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The Harvest Partnership – Hearing Statement 

 
 

1.0 INTRODUCTION 

1.1.1 This hearing statement has been prepared on behalf of The Harvest Partnership in regard to the 

examination in public of the submitted Derriford and Seaton Area Action Plan (AAP), prepared by 

Plymouth City Council.        

1.1.2 The evidence in this statement expands upon the representations made by our client to the Revised 

Pre-submission version of the AAP in August 2012, which are attached at Appendix HP1. 

1.1.3 The Harvest Partnership is a joint venture between Sainsbury’s Supermarkets Ltd and Land 

Securities to deliver high profile retail based developments. Examples of mixed use projects brought 

forward by The Harvest Partnership include those in Wandsworth, Milton Keynes, Fulham, Kingston 

and Tottenham.  It should be noted that both Sainsbury’s Supermarkets Ltd and Land Securities also 

submitted representations individually during the consultation on the AAP. 

1.1.4 The Harvest Partnership does not currently have any legal interest in land in the Derriford AAP area, 

rather its interest lies in its aspirations to work with Plymouth City Council (PCC) to deliver a new 

District Centre anchored by a foodstore on an appropriate site within the AAP area. The Harvest 

Partnership therefore expresses views on the merits of certain aspects of the AAP, particularly in 

relation to the preferred location of the District Centre and the quantum of development within it.  

The views expressed reflect the desire to ensure that the most appropriate location is chosen for the 

District Centre to take account of meeting identified deficiencies in shopping provision and the 

commercial realities of bringing forward such a development in the current economic circumstances.  

2.0 SUMMARY OF STATEMENT 

2.1.1 This hearing statement refers to the previous submissions made by our client as necessary and 

considers the following key matters: 

• Whether Plymouth Airport site should be included in the AAP area (Examination Matter 1, 

Issues 11 and 12); 

• The evidence base in respect of the quantum and form of retail floorspace that should be 

included in the new District Centre (Examination Matter 3, Issue 3); 

• Whether Seaton Barracks should be the location of the District Centre (Examination Matter 3, 

Issue 4a); and, 
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• Consideration of the commercial viability of a new District Centre (Examination Matter 3, Issue 

4b). 

3.0 THE PLANNING POLICY CONTEXT 

3.1.1 The key development plan document in considering the emerging AAP is PCC's 2007 adopted Core 

Strategy (CS).  Other guidance of use is that in RPG10 (Policy SS17) (Extract at Appendix HP2) 

and guidance in the NPPF.   

3.1.2 Background evidence used in preparing the AAP and Core Strategy is also of relevance, notably the 

2012 Retail Study (Roger Tym and Partners) and reports in 2007, 2009 and 2011 looking at the 

proposals for a District Centre in Derriford (Cushman & Wakefield) and the District and Local Centres 

Shopping Study (2010). 

3.1.3 In the context of the matters set out in Section 2 above, the Core Strategy (Chapter 5) sets out a 

vision for Derriford and Seaton in ‘Area Vision 9’.  The key vision is  

'To create a thriving, sustainable, mixed-use new urban centre at the heart of the north of 

Plymouth, which is well connected to surrounding communities and to the city’s High Quality 

Public Transport network.’ 

3.1.4 It goes on to identify 9 key objectives including: 

‘To play a major supporting role in the sub-region’s long term economic and social well-

being through the provision of strategically important health, economic, further education 

and transport infrastructure (including an improved Plymouth airport)’ 

‘To develop a district shopping centre, centred on the west side of the A386, to support the 

surrounding residential and commercial communities but with potential to grow once it is 

demonstrated that it will not undermine the development of the City Centre’s shopping role.’ 

4.0 Examination Matter 1, Issues 11 and 12 

4.1 Introduction 

4.1.1 The first matter is: 
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Does the AAP have a robust vision for Derriford and Seaton and has it been positively 

prepared in compliance with all relevant legal requirements?  Is the AAP consistent with 

national planning policy and does it relate appropriately to the Council’s Core Strategy? 

4.1.2 This statement considers issues 11 and 12 in Matter 1 only. 

4.2 Issue 11 – Is the Plan aligned adequately, with due regard to Area Vision 

9, with the Core Strategy? 

4.2.1 As stated in paragraph 3.1.2 and 3.1.3 above, the Core Strategy sets out a clear set of objectives for 

the AAP in the Area Vision.  The three elements which The Harvest Partnership wish to comment on 

in this respect are: 

• The delivery of jobs (objective 2 of the Area Vision and Policy CS04) 

• The improvement of Plymouth Airport (objective 2 of the Area Vision).   

• The location of the district centre (objective 3 of the Area Vision)  

4.2.2 Firstly, Policy CS04 of the Core Strategy seeks to safeguard and support proposals to extend the 

strategic employment opportunities at Plymouth International Medical and Technology Park (PIMTP).  

Paragraph 6.18 specifically in regard to the ‘Northern Corridor’ confirms that further strategically 

significant provision for business park development will be proposed, particularly supporting the 

Medical and Healthcare sector.  It goes on to advise that a secondary office location as part of the 

new centre at Derriford will also be proposed. Finally it advises, existing key sites will need to be 

safeguarded.  This makes it clear that the Seaton Barracks site should be ‘safeguarded’ as a 

strategic employment site and it is implicit that the district centre would be a secondary office 

location, therefore was not envisaged to form part of the strategic provision at PIMTP.  Accordingly, 

in this regard the allocation of the District Centre at Seaton Barracks does not align with the Core 

Strategy. 

4.2.3 Looking secondly at Plymouth Airport, the objective to improve the airport in Area Vision 9 is 

reflected in Policy CS27 of the Core Strategy, which supports infrastructure improvements at the 

airport.  These objectives, adopted in 2007 are introduced to reflect PCC's desire to enhance the 

airport as an operational airport, for the economic well being of the city and sub region, in line with 

Policy SS17 of RPG10.  Since the adoption of RPG10 and the Core Strategy it is has become clear 

that the airport is not a viable business and it has now closed as a commercial airfield.   
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4.2.4 It is relevant to note Plymouth City Airport Limited served a ‘Non-Viability Notice’ on PCC on 24 

December 2010 which gave 12 months’ notice of closure of the airport.  PCC considered the Non-

Viability Notice issued by the airport at its Cabinet meeting on 23 August 2011.  Having 

commissioned various reports to inform its decision PCC resolved to accept the Non-Viability notice 

(the minutes of the meeting are appended at Appendix HP3).  

4.2.5 The airport ceased to operate in accord with the notice in December 2011. 

4.2.6 The preparation of the AAP has subsequently continued in line with the Cabinet decision, in so far as 

the Airport land has been excluded from the AAP and further consultation on the revised AAP 

document was undertaken. 

4.2.7 Given the exclusion of the airport from the AAP, it is not clear how the AAP demonstrates it will 

‘improve’ Plymouth Airport as required by the Core Strategy. 

4.2.8 The third point is the general location of the District Centre, in respect of Area Vision 9, which clearly 

states the District Centre should be located on the western side of the A386.  PCC have selected a 

site on the eastern side of the A386 which is contrary to the Core Strategy and Area Vision 9 and as 

such the AAP fails to align with the adopted Core Strategy.   

4.2.9 The Harvest Partnership considers that it would be difficult to claim that the AAP fully aligns with the 

Core Strategy in respect of the safeguarding of the PIMTP strategic employment area, ability to 

‘improve’ the airport, the location of the District Centre. 

4.3 Issue 12 – What is the justification for the AAP boundary?  Should the 

AAP include and/or address Plymouth Airport site?  Is the AAP premature 

given the intended production of the Plymouth Plan? 

4.3.1 The background to the exclusion of the Airport land from the AAP is set out in section 4.2 above and 

relates to the non-viability of the airport.  PCC considered the strategic significance of the change in 

circumstances of the airport such that it would be inappropriate for the AAP to be the vehicle to 

deliver development on the airport in advance of the new Plymouth Plan. 

4.3.2 It is clear that the airport land, whether operating as an airport or being a potential development 

site, is of strategic significance for the City.  Given its location and relationship with the Derriford 

and Seaton Area, to exclude the land from the AAP creates uncertainty about the future direction 

and scale of growth in the area.  The potential redevelopment of the airport land would undoubtedly 
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influence the strategy for the AAP.  This uncertainty could also influence decisions by private sector 

investors to commit to a site within the existing AAP area in the knowledge that a potentially much 

larger redevelopment site offering very significant commercial opportunities adjoining the AAP area 

is likely to become available within a relatively short period of time.  

4.3.3 Accordingly, Harvest considers that the future use and development of the airport should be clarified 

either through the AAP or in parallel with it, so that the delivery of the District centre is not delayed 

significantly. 

4.4 Summary on Matter 1, Issues 11 and 12 

4.4.1 In so far as these matters relate to the airport, the current AAP does not align with the Core 

Strategy Area Vision 9 and Policy CS27, in that it cannot improve Plymouth Airport as it has been 

excluded from the AAP area.  In this respect, the airport land could be brought forward through the 

emerging Plymouth Plan in parallel with a revised AAP.   Given the fundamental links between the 

airport land and the AAP area, the AAP could be delayed to allow proposals for the site to be 

considered with the other alternatives in the area.  To prepare the Derriford & Seaton AAP excluding 

the airport land in the knowledge the airport will be available for development could be perceived as 

failing to take account of the current circumstances and market as required by National Guidance 

and particularly paragraphs 158 and 182 of the NPPF. It could also have commercial implications for 

investment decisions. 

5.0 Examination Matter 3, Issue 3 

5.1 Introduction  

5.1.1 Matter 3 is: 

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? 

5.1.2 This section of the statement considers issue 3 of this matter only, regarding the retail evidence 

base.  In considering the retail evidence the scale of the proposed District Centre and specifically the 

quantum of convenience and comparison floorspace proposed has been examined.   
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5.2 Scale of Development at the Proposed District Centre 

5.2.1 The AAP suggests that the scale of the floorspace requirement for the proposed District Centre is 

determined by the evidence base. At paragraph 7.17 the AAP states that:  

“the precise timing and quantum of development making up the District Centre is therefore 

led by the detailed capacity analysis and impact assessment in the evidence base, following 

a plan, monitor, manage approach.” 

5.2.2 The AAP also indicates that the initial development, by 2016, would provide for “one new food store, 

together with a level of comparison goods floorspace associated with a modest scale District Centre, 

of a total of some 8,500 sq m (net) floorspace.” 

5.2.3 The AAP also refers to the foodstore needing,  

“to be of a scale which attracts main food shopping trips and should comprise elements of 

convenience and comparison floorspace. It should have a net convenience floorspace of at 

least 2,500 sq m and could have an equivalent amount of comparison floorspace, leading to 

a gross floorspace of around 7,000 sq m. This form of store will therefore have a mix of 

floorspace which is similar to that found in other District Centres in the north of Plymouth.” 

5.2.4 In terms of other retail uses the AAP requires that “the initial development should also provide for a 

range of retail units creating a mix of retail uses.  In total, some 5,000 sq m (net) comparison 

floorspace could be created, but the final mix will be dependent on detailed Masterplanning and 

delivery of the centre.” 

5.2.5 In the longer term, by 2021 or beyond, the AAP suggests that there will be scope to increase 

Derriford District Centre’s retail provision to a total of some 15,600 sq m (net) floorspace and the 

scale of the expansion will be determined by future reviews of the Plymouth Retail and Centres 

Study. 

5.2.6 The Harvest Partnership considers that the extracts of the AAP referred to above are confusing and 

the provenance of the figures contained in the AAP is unclear.   

5.2.7 Referring back to the evidence base, the 2012 Retail Study concludes: 

• “The level of convenience provision should be guided by what is needed to fill the qualitative 

gap and by what is commercially viable” (paragraph 6.45) 
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•  “To fill the gap the store must be capable of enabling main food shopping trips and provide a 

competing location to existing stores where people may be currently travelling. Given that the 

largest pulls on expenditure from this zone are to the larger stores at Estover, Transit Way and 

Outland Road a supermarket store in excess of 2,500 sq. m (net convenience floorspace) is 

required” (paragraph 6.46). The subsequent impact assessment in relation to the Derriford 

proposal is contained at Table 24 in Volume 3 of the Retail Study, and this assumes that the 

foodstore will have convenience goods sales area of 4,000 sq m net. 

• “We therefore recommend that the Derriford and Seaton AAP clearly sets out that the Derriford 

District Centre will be anchored by a large foodstore which must be of a scale which enables it 

to attract main food shopping trips. In order to achieve this, it must be of a scale at least equal 

to existing foodstores in existing District Centres and out of centre locations, and must be of a 

format which also resembles these stores.” (paragraph 6.48). In this context, it should be noted 

that Tesco Extra at Roborough has 6,171 sq m net floorspace and the Tesco store at Transit 

Way has planning permission for a total of 7,472 sq m net. 

5.2.8 To summarise the findings of the Retail Study, the proposed foodstore anchoring Derriford District 

Centre must: 

• have around 4,000 sq m convenience goods floorspace 

• have an equivalent level of comparison goods floorspace 

• be at least equal in scale and format to existing foodstores in North Plymouth 

• be commercially viable. 

5.2.9 The Harvest Partnership agrees with these requirements, particularly from a commercial perspective, 

and on this basis suggests that the AAP should clearly state that the proposed foodstore at Derriford 

District Centre will need to be between 7,000 – 10,000 sq m net (combined convenience and 

comparison) floorspace.  Based on a net to gross ratio of 65:35, this equates to a gross area of in 

the order of 10,770 – 15,385 sq m gross, significantly larger than the 7,000 sq m gross set out in 

DS16.  A foodstore of this size will help cement the status of the new District Centre in accordance 

with PCC's strategy for a bipolar economy concept, focused on the City Centre and Derriford. 
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5.3 Convenience Goods Expenditure Capacity 

5.3.1 Turning to consider the ‘need’ and scale of a new foodstore at Derriford, these are, in part, 

determined by quantitative factors i.e. expenditure capacity.  The 2012 Retail Study identifies 

significant convenience goods expenditure capacity in the city: between 6,575 and 7,682 sq m net 

between 2011 and 2031. 

5.3.2 This is considered to be a conservative forecast as these capacity figures do not take into account 

overtrading at existing stores, a point acknowledged at paragraph 5.35 of the Retail Study.  

Overtrading is calculated in Table 5.5 of Volume 1 of the Retail Study and shows that the Morrison’s 

and Asda stores in North Plymouth are together trading over £50m above benchmark.  Table 5.5 

also shows that on aggregate, large stores in the City are trading significantly in excess of 

benchmark (£52.7m).  If this overtrading were factored into the capacity assessment, in line with 

common practice, it would result in a requirement for an additional (i.e. over and above the range 

identified in paragraph 5.3.1 above) 4,000 - 4,500 sq m net convenience floorspace to 2031.  

5.3.3 This demonstrates that there is clear expenditure potential for a foodstore with a much larger gross 

floorspace than the 7,000 sq m identified in the AAP to anchor the proposed Derriford District Centre 

and is in accordance with the Core Strategy objective which requires that the new centre at 

Derriford should “respond to major population growth planned for in the north of the city and 

overtrading of nearby superstores” (paragraph 7.30). 

5.4 Comparison Goods 

5.4.1 Proposal DS16 and Table 3 of the AAP set out the total retail floorspace requirements for the 

proposed District Centre (i.e. convenience and comparison goods combined).  The AAP indicates 

that there will be 8,500 sq m net in Phase 1 (up to 2016) and up to 15,600 sq m net in Phase 2.  

The AAP requires “a range of retail units of varying sizes, including a mix of retail uses and creating 

a High Street form of development”. 

5.4.2 Given the comments above in 5.2.9 regarding the scale of the foodstore which is required in the 

initial phase (7,000 - 10,000 sq m net), The Harvest Partnership considers that these total retail 

floorspace figures do not allow for the amount of comparison goods provision in the remainder of 

the District Centre (i.e. separate from the foodstore) that is recommended in the 2012 Retail Study.  

5.4.3 The assessment undertaken as part of the 2012 Retail Study assumes a total of 12,000 sq m net 

comparison goods floorspace at Derriford District Centre, including 5,000 sq m net in the initial 
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phase up to 2016, which is separate to the floorspace in the foodstore.  The Harvest Partnership 

considers this level of provision to be broadly in accordance with Retail Study’s recommendation that 

“the overall quantum [of comparison goods shopping] supported at Derriford should be sufficient to 

make it viable but not extensive enough to provide competition that threatens the vitality and 

viability of the City Centre.” (paragraph 6.58). 

5.4.4 The total retail floorspace requirement for the non-foodstore element of the proposed Derriford 

District Centre is therefore considered to be 5,000 sq m net in the initial phase and up to 12,700 sq 

m net overall.  

5.4.5 In summary, the key issue with the quantum of retail floorspace proposed in the AAP (DS16) is, in 

the view of The Harvest Partnership, that it fails to take account of the 2012 Retail Study and does 

not make sufficient provision for the comparison floorspace element of the foodstore within the first 

phase of development.  In addition, the 7,000 sq m gross floorspace for the anchor foodstore is 

considered to be insufficient to allow the foodstore to compete with existing facilities.  Harvest 

considers that the AAP should make provision for a District Centre of 12,000 sq m net with 5,000 sq 

m net to be delivered before 2016 and a foodstore of 7,000 sq m net - 10,000 sq m net.  Table 1 

below seeks to summarise the proposed quantum of retail floorspace in the AAP with that set out in 

the evidence base. 

Table 1: 

 Draft AAP as Submitted for 

Examination (DS16) 

Harvest recommendations 

based on 

PCC’s Background Evidence 

Phase 1 Foodstore 3,500 sq m net convenience 

floorspace 

3,500 sq m net convenience 

floorspace (minimum) 

3,500 sq m net comparison 

floorspace (minimum) 

Phase 1 Comparison 

Goods 

5,000 sq m net 5,000 sq m net 

Phase 1 Sub-Total 8,500 sq m net 12,000 sq m net (minimum) 

Phase 2 Comparison 

Goods 

7,100 sq m net* 7,100 sq m net* 

Total Retail Floorspace 15,600 sq m net 19,100 sq m net (minimum) 

* Subject to review through future retail studies 
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6.0 Examination Matter 3, Issue 4a  

6.1 Introduction 

6.1.1 Issue 4 firstly asks whether the chosen location for the District Centre, (Seaton Barracks) is the most 

appropriate having regard to all reasonable alternatives.  In addition, questions are posed regarding 

the flexibility of the criteria in DS16, and whether the proposals will meet expectations. 

6.2 Consideration of Issue 4a (location of the District Centre) 

6.2.1 As stated in the introduction, The Harvest Partnership does not have a legal interest in any of the 

sites considered for the District Centre.  Previously, The Harvest Partnership identified the merits of 

the North West Quadrant Site over the Seaton Barracks site.  This Statement makes observations on 

the merits of the potential sites for the District Centre having regard to the background evidence 

and to reflect The Harvest Partnership's experience in delivering complex major retail-led 

developments. 

6.2.2 In considering the background evidence supporting the location of the District Centre, it is noted 

that PCC commissioned Cushman & Wakefield to report on the proposed location for the new District 

Centre. Cushman & Wakefield subsequently prepared three reports one in 2007, one in 2009 and a 

further update in January 2011. 

6.2.3 The 2009 report considered four potential locations for the District Centre including assessment of 

deliverability, viability, physical constraints and land ownership. The four sites considered were: 

• SWRDA and associated land 

• Dawnan Ltd/South West Water and associated Land 

• Crownhill Retail Park 

• NWQ (including Ambulance Trust and Eagle One land). 

6.2.4 The 2009 report concluded that the two preferable sites were the Dawnan site and NWQ.  The 

report suggested that a detailed review of any proposed schemes on these sites would allow a full 

assessment of potential delivery risks.  However, without that information, the report concluded in 

para 10.13 that the Dawnan site was the preferred location for Phase 1 of the District Centre. 
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6.2.5 The 2011 report updated the 2009 report, taking into account further consultation with interested 

parties and assessment of changing economic circumstances.  In essence, the same four key sites 

considered in 2009 were reassessed. 

6.2.6 In regard to the preferred location for the District Centre, the previously preferred option of the 

Dawnan land was dismissed due to uncertainty on deliverability of the District Centre in the 

timescales desired. 

6.2.7 As a result, the 2011 report concluded that both the SWRDA and NWQ sites could accommodate the 

first phase of the District Centre in the timescales desired and recommended that prior to any 

allocation in a submission consultation document, further engagement and design review was 

undertaken to establish the most suitable solution (para 8.52).  Notwithstanding this, on the basis of 

information available at that time, the report then went on to endorse the SWRDA site ‘in the first 

instance’ as the most appropriate location to deliver a new District Centre (para 10.14).  It is clear 

that this was a finely balanced recommendation, a key element of which was the view of Cushman 

& Wakefield at that time that the NWQ proposals may ‘dampen operator demand for space in the 

city centre’ (para 9.7).    

6.2.8 It is noted that the adopted Core Strategy advocates the siting of the District Centre on the western 

side of the A386 Tavistock Road.  However, this position pre-dated the additional studies prepared 

by Cushman & Wakefield.  It is clear that PCC has for some time now dismissed the potential sites 

on the western side, due to the inability of these sites to deliver the required level of floorspace in 

the timescales required.  Accordingly, it is sites to the east of the A386 which now offer deliverable 

options.   

6.2.9 Crucially the District Centre needs to be located to serve the surrounding residential and commercial 

communities, with the potential to grow without detriment to the City centre (Core Strategy Area 

Vision 9).  In this regard a decision on the most appropriate location for the District Centre 

necessarily needs to take account of whether the airport land is to be included in the AAP area.  The 

airport land if redeveloped, would significantly affect the ‘centre of gravity’ of northern Plymouth and 

depending on the scale of development and the use mix would need to be served by appropriate 

retail facilities either on or off site.  This could in turn influence the location of the District Centre.  It 

is noted that the Seaton Barracks site is identified as the preferred site taking account of the 

exclusion of the airport land from the AAP area (and assuming it remains as an airport). 

6.2.10 The currently proposed site for the District Centre at Seaton Barracks is noted in the Core Strategy 

to be located within an area for ‘employment led’ mixed use development.  This area, known as 
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PIMTP is recognised in the Core Strategy as being of strategic importance for employment and as 

such is referred to as a ‘flagship’ employment site in the AAP.  As set out in Section 4, Policy CS04 of 

the adopted Core Strategy specifically looks to safeguard and support proposals to extend the 

strategic employment opportunities at PIMTP.  It is noted the site has already been cleared and 

provided with infrastructure, in the anticipation it would facilitate employment development by the 

former landowner (SWRDA). 

6.2.11 The Seaton Barracks site is relatively constrained, due to existing land uses and topography.  It is 

noted that Cushman & Wakefield in their 2011 report shared the same concerns, particularly in 

meeting the long term aspirations for a District Centre.  Taking this into account, The Harvest 

Partnership notes that the 2012 Retail Study (para 6.48) suggests that the District Centre in 

Derriford would need to anchored by a large foodstore which must be of a scale which enables it to 

attract main food shopping trips.  In order to achieve this, it must be of a scale at least equal to 

existing foodstores in existing District Centres and out of centre locations, and must be of a format 

which also resembles these stores.  Comparable food stores were identified in section 5 above.  

6.2.12 PCC will need to be fully convinced and be able to clearly demonstrate that the preferred location for 

the District Centre can deliver the required format and quantum of development the background 

evidence and their own policies identify is required.  In doing this, consideration has to be given to 

the physical characteristic of the chosen site, the commercial appeal of it and other issues such as 

accessibility and links to other development.   

6.2.13 Taking account of the foodstore requirements and quantum of other retail floorspace and 

complementary facilities to form the District Centre, The Harvest Partnership, has reservations about 

the physical ability for Seaton Barracks to appropriately accommodate these uses, particularly phase 

2, in a manner which offers both a high quality development and a format which would meet 

commercial expectations, including PCC's aspirations for the District Centre and its position in 

Plymouth's retail hierarchy. 

6.2.14 It is noted that PCC commissioned a ‘design study’ for the District Centre on the Seaton Barracks 

site by LDA (attached Appendix HP4) which was in response to the 2009 Cushman & Wakefield 

report.  Following this, in response to the Sutton Harbour Holdings representations regarding the 

Airport, PCC commissioned Peter Brett Associates in 2012 to prepare a more detailed study of 

Seaton Barracks, which included a draft Masterplan for the District Centre (attached Appendix 

HP5).   
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6.2.15 It must be assumed that this latter study sought to present the best scheme possible for the site, 

taking account of the immediate and future floorspace requirements of the District Centre.   The 

study indicates a proposed layout for the site to attempt to achieve the quantum and mix of uses 

required.  This layout does not clarify heights of buildings nor the quantum of car parking that can 

be accommodated.  However, it does indicate a foodstore with one assumes multi level car parking 

on the land adjoining the A386.  The Harvest Partnership fails to see how this promotes the ‘active 

frontage’ envisaged in the AAP (para 7.11 point c), nor how it makes the best use of the most 

commercially prominent part of the site.  Assuming the foodstore is located at ground level, with car 

parking provided beneath or above the store, this format of development is both expensive and not 

the preferred approach of foodstore operators, where surface level parking with direct level access 

into the foodstore is the preference.  In addition, this format of foodstore does not resemble 

competitors in the area, which as noted above, is a key recommendation of the 2012 Retail Study.  

Based on the notations and scale of drawings provided in the Peter Brett Associates draft 

Masterplan, the size of the foodstore proposed appears to be 7,350 sq m gross, which, whilst in 

general accord with Policy DS16 of the AAP as submitted, fails to provide a store comparable to 

competing facilities in other District Centres or freestanding stores in northern Plymouth.  The 

proposal and Policy therefore does not reflect the clear advice provided to the Council in the 2012 

Retail Study.  The Harvest Partnership considers the Masterplan, in reality, identifies the 

shortcomings of the Seaton Barracks site and casts considerable doubt on the ability of the site to 

physically and commercially deliver a scheme, in accord with the background evidence base which 

meets the full aspirations of the Council. 

6.2.16 The Harvest Partnership notes that the Land Securities' submission to the AAP in March 2011 

demonstrated the potential to deliver a form of District Centre in line with the background evidence 

and AAP aspirations on the NWQ site.  It should be acknowledged that in considering the location of 

the District Centre, the NWQ site has a number of benefits.  The site is located centrally within the 

AAP area and is genuinely accessible to existing and proposed residents as well as existing 

commercial and leisure uses including the hotel, public house and leisure centre.  The site is also 

located adjacent to and would have good connectivity to the Derriford Hospital, which is the largest 

trip generator in the north of the City.  The site also, being located adjacent to the hospital, has 

good links to public transport.   These are qualities that have previously been recognised by 

Cushman & Wakefield in their assessment of the sites for a District Centre. 

6.2.17 In respect of the airport land, again The Harvest Partnership notes that the representations of 

Sutton Harbour Holdings suggest that a District Centre could be delivered on the airport land.  

However, crucially this land does not currently form part of the AAP area. 
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6.2.18 In summary, there has been considerable discussion regarding the most appropriate site for the 

delivery of the District Centre and this protracted debate is in part responsible for the delays in 

bringing forward the AAP.  The Harvest Partnership considers the background evidence is clear in 

identifying a qualitative and quantitative need for a new District Centre in the Derriford Area 

anchored by a large foodstore.  Comments on the size of the foodstore were provided in Section 5.  

Noting The Harvest Partnership's reservations about the ability of Seaton Barracks to deliver a 

District Centre and large foodstore of an appropriate critical mass, it does not wish to express a 

preference for a particular site for the new District Centre, but instead to identify the need for any 

site identified through the AAP, to be capable of meeting the commercial requirements of operators 

and take full account of the independent background evidence regarding format and scale of 

development. 

7.0 Examination Matter 3 Issue 4b  

7.1.1 The scale and nature of the foodstore was discussed in section 5 above.  The only other matter in 

respect of Issue 4 that The Harvest Partnership wishes to respond on is the wider issue of 

commercial viability of delivering a District Centre. This overlaps with matters raised previously in 

this statement notably in respect of issue 4a. 

7.1.2 The key elements of viability for delivering the District Centre are in the opinion of The Harvest 

Partnership: 

• Ensuring the overall quantum of development is sufficient for the District Centre to compete 

with other centres, noting it is intended to sit at the top of the retail hierarchy, second only to 

the City centre; 

• That the size of the foodstore is such that it is comparable to competing facilities in the area in 

line with the recommendations of the 2012 Retail Study, to allow it to be a genuine competitor; 

• That the mix of uses is such that it creates a viable destination; and, 

• That restrictions on retailing are kept to a minimum, accepting it is to be a District Centre, but 

ensuring that it does not result in the displacement of existing centres in the retail hierarchy.  

7.1.3 The first two issues have been covered earlier in this statement and The Harvest Partnership is clear 

that the size of the District Centre and anchor foodstore should reflect the recommendations in the 

2012 Retail Study. 
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7.1.4 Looking at the composition and presentation of the new District Centre, the desire to create a ‘High 

Street’ style development as set out in DS16 is laudable.  However, it is the mix of uses coupled with 

ensuring the critical mass of development is provided which is key to the delivery of a successful 

District Centre. A mix of retail uses, complemented by food and drink uses, residential development, 

community and commercial uses will ensure the centre fulfils its anticipated role in the retail 

hierarchy.   The mix of uses adds to the diversity and viability of the centre and The Harvest 

Partnership considers the general composition of the proposed District Centre as set out in DS16 is 

appropriate.  However, a point to note is that the draft Masterplan from Peter Brett Associates does 

not identify a public transport interchange facility.  This is an important feature identified in DS16 

and the failure to provide this will compromise the ability of the District Centre to function as an 

accessible and sustainable destination.  This is especially important in regard to this site, as there is 

limited potential to walk to this location from surrounding residential areas. 

7.1.5 Turning to look at restrictions proposed in DS16, the retail unit sizes are proposed to be restricted 

by criteria c.  This requires that, apart from the foodstore, all retail units should be limited to a 

floorspace of up to 500 sq m net.  However, the 2012 Retail Study noted that the average size of 

units in Drake Circus is around 700 sq m gross and suggested that this could be the upper limit set 

for comparison units at Derriford, so that they do not become more attractive to retailers than those 

in the City Centre. 

7.1.6 The Harvest Partnership makes the following observations on this matter: 

• One of the primary intentions of the floorspace limit for individual units was to ensure that 

Derriford District Centre attracted “stores that are secondary in nature to those found in the 

City Centre, with more limited ranges, and preferably not new entrants to the Plymouth market 

– who should be directed to the City Centre” (paragraph 6.59 of the Retail Study).  Drake Circus 

is now an established retail destination and tenants have entered into contracts securing those 

retail units.  It is highly unlikely that these retailers would relocate to Derriford as an 

alternative.    

• Limiting the shop unit sizes may have the unintended effect of competing directly with shops in 

more traditional District Centres like Mutley Plain which has 134 units, the largest concentration 

of any District Centre in Plymouth. 

7.1.7 The Harvest Partnership considers that the current upper limit imposed in the AAP for comparison 

shops of 500 sq m (net) is too restrictive and that the lack of flexibility could detrimentally affect the 

commercial viability of the proposed District Centre and its deliverability.  Moreover, this may 
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compromise PCC's aspirations for the bi-polar economy in the City.  Accordingly, as previously 

proposed by The Harvest Partnership, it is suggested that criterion 1c is deleted from DS16 or 

amended to refer to a larger maximum unit size.   

8.0 Summary 

8.1.1 The Harvest Partnership as stated in its previous representations is supportive of the principles of a 

new District Centre anchored by a large foodstore in the Derriford area to meet identified qualitative 

and quantitative deficiencies in retail provision. 

8.1.2 Specifically, The Harvest Partnership supports the District Centre being anchored by a large 

foodstore; they consider such a foodstore needs to be in the order of 4,000 sq m net convenience 

floorspace and a similar level of comparison floorspace (therefore 7,000 – 10,000 sq m net, total) to 

allow it to compete with existing foodstore destinations in northern Plymouth.  Without the large 

foodstore anchor, the proposed District Centre will be unable to fulfil its required role and function 

and the existing deficiencies in Northern Plymouth will remain. 

8.1.3 The Harvest Partnership considers that the floorspace in the remainder of the District Centre 

(excluding the foodstore) should include 5,000 sq m net comparison in the first phase and a further 

7,100 sq m by 2026 and that the AAP (DS16) should be updated to reflect this.         

8.1.4 The AAP should not unnecessarily restrict the size of other retail units in the District Centre, which 

could potentially stifle investment. 

8.1.5 The Harvest Partnership does not wish to express a preference for the location of the District Centre 

at this stage, but wishes to express its reservations regarding the ability of Seaton Barracks (based 

upon the Peter Brett Associates draft Masterplan prepared on behalf of PCC) to accommodate the 

necessary mix of uses, scale and format of District Centre that the background evidence clearly 

demonstrates is required.   

8.1.6 The Harvest Partnership notes the potentially significant contribution the airport land could make to 

the economic regeneration of northern Plymouth and notes its potential for future redevelopment. 

could have a considerable impact on the ‘centre of gravity’ for the AAP area. 
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Dear Sir/Madam 
 

THE HARVEST PARTNERSHIP 
PLYMOUTH CITY COUNCIL,  

DERRIFORD AND SEATON AREA ACTION PLAN 2012 

       __________________________________   
 

On behalf of our client The Harvest Partnership (Harvest) we are pleased to submit comments upon the 
revised pre-submission version of the Derriford and Seaton AAP. 

 

The Harvest Partnership is a joint venture between Sainsbury’s and Land Securities.  The joint venture 
group was set up in 2007 and has developed a sound track record in delivering high profile retail based 

schemes. 
 

As you will be aware Land Securities submitted representations at the last preferred option stage of the 
AAP in March 2011, objecting to the proposals, in particular, that Proposal DS17 (at that time) suggesting 

allocation of the District Centre on the SWRDA site was unjustified and that the District Centre would be 

more appropriately located on the North West Quadrant (NWQ) site.  A comprehensive Masterplan/Design 
Statement was prepared and accompanied by a sustainability assessment demonstrating Land Securities 

could deliver the required format of development on the NWQ site.  
 

Having reviewed the revised AAP document and the updated evidence base, including the updated 

Plymouth Retail and Centres Study (2012), the AAP Delivery Framework and Sustainability Appraisal the 
Harvest Partnership wish to make the following comments: 

 
• Harvest support the principle of a new District Centre and a foodstore in the AAP area.  The need for 

a district centre to anchor the AAP area is not disputed and is considered integral to meeting the 

needs of the existing and proposed communities in the immediate area. 
 

• Harvest considers that the size of any foodstore included within the AAP should be of sufficient size 

to compete commercially with nearby competitors.  A smaller foodstore or one that is subject to too 

many restrictions (in terms of size or nature of goods that can be sold), would not be commercially 
viable and as such would prejudice the delivery of the AAP aspirations.  In this regard limiting the 

floorspace of the store to 7,000 sqm (gross) is unnecessarily restrictive.  
 

• Taking account of previous submissions, Harvest considers that commercially the NWQ site provides 

the best location for a new District Centre and Foodstore.  The Masterplan document submitted in 

March 2011 demonstrated that:  



 

WYG Planning & Environment, Ropemaker Court, 11-12 Lower Park Row, Bristol, BS1 5BN 
Tel: +44 (0)117 925 4393  Fax: +44 (0)117 925 4392  Email: bristol.planning@wyg.com 

 

 

1. in terms of accessibility NWQ scored better than the SWRDA site; 
 

2. in terms of deliverability, funding to deliver a new District Centre was available to Land 
Securities;  

 

3. in terms of phasing, the land holdings were such that the development could be delivered 
in a timely manner to meet the needs and aspirations of the community, this is still the 

case; and, 
 

4. the composition of a District Centre could meet the aspirations of the AAP, delivered in a 

sustainable manner close to the existing main transport generators in Derriford (the 
hospital and college). 

 
• Whilst recognising the need for any new centre at Derriford to fit within the retail hierarchy and take 

account of the vitality and viability of the City centre, Harvest are concerned that by reducing the 

overall quantum of proposed retail development in the new centre and also seeking to restrict unit 
sizes, this will compromise both the flexibility and viability of the centre to compete commercially 

with existing centres.  Moreover, it may compromise the Council’s overall aspirations for the bi-

polar economy in the City, which envisages the new District Centre at Derriford to be the most 
important centre outside the City centre. 

  
• In addition, it is questioned whether the proposals for the District Centre need to be so prescriptive 

at this stage. It would be preferable for the more detailed matters, such as maximum unit sizes to 

be considered in the Masterplanning stages or during consideration of a planning application.  In 

particular, to seek to restrict all unit sizes (with the exception of the foodstore) to less than 
500sqm net, as set out in Proposal DS16 1c is considered unnecessarily restrictive and fails to allow 

for a reasonable degree of flexibility in delivering a commercially viable centre.  Moreover, this 
comment seems to be at odds with part 1bii of Proposal DS16 which seeks a range of retail units of 

varying size (our emphasis).  A new District Centre of the size and nature proposed would require 
a good range of unit size, including a small number of larger units to ensure the commercial 

deliverability but also to provide the range and mix of units upon which the centre would depend 

to meet its expectations and fulfil its role and function within the City.  Accordingly, Harvest would 
recommend that criteria 1c is deleted from the Proposal DS16, as it is unnecessary and unduly 

restrictive.   
 

Harvest are keen to ensure that the AAP proposals that are put before the Inspector at Examination are 

well founded, robust and demonstrably deliverable.  At this stage they still have reservations regarding the 
detailed proposals for the new District Centre, both in terms of location and composition and the impact 

these will have on the commercial deliverability of the development.  These concerns stem from their 
considerable experience in delivering complex and challenging retail based schemes across the UK. 

 
We look forward to your response to these representations in due course. 
 

Yours faithfully 

 
Simon Coles 

Regional Director 
For and on Behalf of WYG Planning & Environment 
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Western Sub-Region 

3.49 In this sub-region, the priority is to stimulate economic growth and increase prosperity. The
momentum of growth must be sustained to underpin the services and facilities that are
necessary to retain local people and serve the needs of the surrounding area. A key factor is
remoteness: this can be alleviated through investment in communications, but RPG recognises
this to be only a part of the solution. Improving access to Barnstaple and north Devon is
recognised as an important objective. Consequently provisional approval was given to the
Barnstaple Western Bypass in the December 2000 Local Transport Plan settlement.

3.50 Plymouth, because of its size and potential for sound economic growth, is large enough to act
as a focus for future development. But smaller centres, in both Cornwall and Devon have the
potential to form complementary clusters to support the overall aim of spreading economic
prosperity.

Plymouth

3.51 Plymouth is the main urban centre in the west of the region. It is a major employment and
defence centre with a long tradition as a naval and commercial port and it benefits from the
holiday trade. There have, however, been substantial job losses in the defence service sector
and there are serious pockets of urban deprivation. The overall economy is low wage and
there is a continuing need to diversify the city’s economic base.

3.52 Plymouth has inherent potential for sound economic growth and, aided by its designation as
an assisted area, has proved an attractive location for manufacturing and other industry. RPG
considers that Plymouth’s role, as the major urban centre in the area and the focus for the
economic and social life of the communities within and around it, should be strengthened.
This would benefit the wider area and improve the economic well-being of eastern Cornwall
and south west Devon. It also supports Cornwall’s Objective 1 aims by offering a strategic
location for regionally significant economic investment. Measures are needed to promote and
support investment in the city and nearby towns and improve transport linkages, as is a clear
programme to phase in new and expanding industries and to reduce dependence on the
Dockyard. Policies will need to ensure a balanced level of development with a housing
provision that is consistent with meeting economic, social and environmental objectives.

3.53 The physical capacity of Plymouth to accommodate future growth will be limited and there
are also physical and important environmental constraints to development beyond the urban
area. The local authorities concerned will need to co-operate to achieve this overarching aim
for the Plymouth area, through a sub-regional study that identifies sustainable patterns of
future development.

Policy SS 17: Plymouth

Local authorities, developers, infrastructure and transport providers and other agencies

should work together to:

• promote employment investment and economic regeneration, by exploiting the city’s

considerable scenic and historical advantages, capitalising on the city’s location as

the regional gateway to the Objective 1 Area, investing in measures to improve the

environment and public transport and making provision for major employment growth; 

• encourage investment that supports diversification of the city’s economy and

strengthens its role as the primary commercial centre for the sub-region;
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• improve links with the surrounding hinterland so that the benefits of economic

investment can be spread throughout the sub-region; 

• invest in infrastructure including supporting Plymouth Airport, the TENs rail network

and the ferry port in order to reduce peripherality; 

• accommodate as much of the city’s future growth needs as possible within the city

through the development of brownfield land, conversions of existing buildings, the

redevelopment of appropriate areas in a more efficient manner and development at

significantly increased densities; 

• where it is not possible to accommodate all development needs within the urban area,

develop planned urban extensions adjacent to the existing urban area consisting of

mixed developments in sustainable locations well served by public transport.

Cornwall and the Isles of Scilly

3.54 Cornwall and the Isles of Scilly have an outstanding natural environment are culturally
distinctive, but have a weak and vulnerable economy. The population and settlement pattern
is dispersed. Nine small towns have a population over 10,000 but none has a population
much above 20,000. Truro is the sub-regional shopping and administrative centre for the
county. Most of south-east Cornwall looks eastwards, forming part of the Plymouth sub-area.
Truro, Camborne and Redruth, St Austell, Newquay and Bodmin nevertheless are important
urban centres within the very dispersed settlement pattern. Camborne and Redruth is
recognised as having a particularly important role to play in regeneration in the sub-region. 

3.55 Levels of in-migration and population growth have been among the highest in the UK, but
have recently slowed. The area has a very low GDP per capita, relatively high unemployment,
very low earnings per head, a fragmented industrial structure and inadequate infrastructure
and has suffered a severe decline in traditional employment sectors.

3.56 Communication links between Cornwall and the rest of the region suffer from bottlenecks.
The main A30 /A38 trunk roads are single carriageway in parts and restricted by low bridges.
The main railway line is single track in places and a journey from Penzance to Exeter
currently takes 3 hours.

3.57 Agriculture and the holiday trade will continue to be a staple part of the Cornish economy.
However, while there are prospects for improving economic performance, it is recognised that
these industries cannot support the regeneration of the area that is required.

3.58 The Isles of Scilly is a uniquely peripheral part of England, with an environment of high
quality. With a population of only 2,000 there is a continuing struggle to maintain viable and
balanced communities on the islands. There is a need to ensure that housing is available for
local people, to diversify the local economy (which is heavily dependent on tourism),
maintain and improve the air and sea links to the islands and protect the environment.

3.59 Objective 1 status gives Cornwall and the Isles of Scilly the opportunity to promote
sustainable economic growth, to restructure the area’s economy creating wealth, stemming
decline and retaining distinctiveness. It is important that this restructuring process is
primarily directed towards addressing current unemployment and low wage issues, by
increasing economic activity and by targeting jobs that add value. 
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Derriford District Centre Design Study 1 



Derriford District Centre Design Study 2 



Derriford District Centre Design Study 3 



Derriford District Centre Design Study 4 



Derriford District Centre Design Study 5 

Total retail floorspace   11650 sqm 
Foodstore   7000 sqm 
Non-food    4650 sqm 
 
Car Parking 
Basement foodstore  250 
Surface     150 
Multi storey   590 
Total    990 
 
Residential     
Above retail   100    
On its own plot   130 
Total    230 
 
Office    7500 sqm 
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01.1   This submission in response 
to the consultation on the 
Revised Pre-Submission 
Derriford and Seaton Area 
Action Plan is made by 
Plymouth City Council as 
the owner of land which has 
been identified in the AAP as 
the location for the Proposed 
Derriford District Centre Phase 
1. The City Council’s role as a 
landowner in the area affected 
by the AAP is distinct from 
the Council’s role as local 
planning authority and as 
the organisation responsible 
for the preparation of the 
development plan at the district 
level, the Local Plan. 

01.2   This statement accompanies 
a completed consultation 
response form. 

01.3   The City Council as the owner 
of the land proposed for Phase 
1 of the District Centre in the 
AAP supports the AAP and 
wishes to see it adopted in its 
current form.  It is particularly 
concerned with and supportive 
of:

• Strategic Objective 4: 
Delivering Shops and Services 

• Proposal DS16: A new District 
Centre for Derriford.

01.4   This submission explains 
why the City Council takes 
this view, dealing with the 
overall plan and then more 

specifically with the proposals 
for the District Centre.  In 
relation to the District Centre 
the submission draws upon 
work that the City Council is 
engaged with in testing and 
developing detailed proposals 
for the site.  

01.5   The overall approach taken 
in the plan is good. The 
document fits in the context of 
the adopted Plymouth Core 
Strategy and explains how 
a vital part of the strategy 
for Plymouth is to be taken 
forward through development 
at Derriford and Seaton.  The 
AAP provides enough detail 
to create confidence in the 
future of the area, but leaves 
sufficient scope for creativity 
amongst developers and 
the design professions, and 
enough opportunity for the 
growing community to shape 
the place in which it works and 
increasingly lives.  

01.6   The use of objectives for 
the area  to be met by the 
constituent development 
components helps create 
a framework in which 
developers, service providers 
and the community can 
operate to mutual success.

01.7   The proposal for Derriford 
District Centre would make a 
valuable addition to the City 
and to Derriford, meeting 

identified needs. The location 
is the most appropriate one, 
providing for the District 
Centre to play a part in the 
overall provision of retail and 
community facilities in the city 
hierarchy and to benefit from a 
presence at a gateway location 
by the A386.  At the same 
time a District Centre in this 
location can meet the locally 
arising needs from the growing 
community of Derriford with 
suitable facilities and services 
at an appropriate scale as a 
highly accessible part of the 
concentrated mix of activities 
in this area.

01 Introduction
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02.1   Phase 1 of the Derriford 
District Centre is shown in 
the AAP to be on the former 
Seaton Barracks Parade 
Ground, on land east of the 
A386 and north of William 
Prance Road. The northern 
boundary of Phase 1 of the 
proposed District Centre is an 
existing extensive tree belt 
to the south of the Derriford 
Business Park.  This land is 
cleared and serviced, and is 
owned by the City Council 
after it was transferred to the 
Council from the SWRDA in 
September 2011. The land is 
ready for development.

02.2   The City Council is a willing 
landowner in relation to the 
District Centre proposals and 
the planning authority can 
therefore be confident that 
the proposal will be promoted 
positively and that the means 
will be found to implement this 
part of the plan.

02.3   The proposed development 
area and the two development 
phases proposed are shown 
on Illustration 1, and the extent 
of the Council’s ownership of 
cleared land coincides with the 
Phase 1 development area, 
shown in red.  The council also 
owns the freehold of Derriford 
Business Park which adjoins 
the land edged in red to the 
north and forms part of the 
potential Phase 2 site.

02 Location and Ownership

Phase 1

Phase 2

Site

Plymouth

Dartmoor

ILLUSTRATION 1 - SITE OF THE DISTRICT CENTRE
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02 Location and Ownership

GFuture Inn Site

TA Site

Derriford 
Business Park

Strategic green corridors 
meeting at district centre site

Other prominent trees on the site

Embankment - size / steepness 
increases with hatch width

Prominent major tree line on northern 
and eastern site boundary offering 
good site enclosure and opportunities 
to enhance green infrastructure

Future Inn Site

TA Site

Derriford Business Park Site

Local movement corridors

A386 - Strategic highway with 
important movement function. 
Intrusive feature / barrier 
bringing east - west severence

Direction of slope

Vista looking from site towards 
surrounding countryside landscape

Glimpse
G

Spatial leak caused by lack of enclosure

ILLUSTRATION 2 - DISTRICT CENTRE SITE IN CONTEXT
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 Illustration 2 shows the way 
the site works in its context. 

02.4   The AAP provides for a 
District Centre at Derriford 
to be created - up to 2016 
and beyond 2016.  Further 
development of the District 
Centre is intended to take 
place to the north and east of 
the Phase 1 site.  

02.5   This submission provides  
more detail of the Council’s 
consideration of Phase 1, 
but the work referred to in 
relation to this phase has been 
undertaken with subsequent 
phases in mind and has 
considered the appropriate mix 
in the first phase in relation to 
later phases of development 
as well as to the links between 
the different phases of 
development. 

02.6   Illustration 3 is a development 
framework created through the 
current studies, demonstrating 
the links that can be created 
through the progressive 
phases of the development 
and with the context of AAP 
aspirations in mind.

02 Location and Ownership
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TO SEATON 
NEIGHBOURHOOD

TO SOUTHERN 

RESIDENTIAL

Key public transport routes

Main through routes 

Green links

Focal point for activity

Intensification around edge of district 
centre

Existing green infrastructure

Key pedestrian/cycle routes and 
sources of people

District Centre
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03 Testing the Proposals
03.1   The City Council has 

undertaken a considerable 
amount of work in relation 
to the proposals for Phase 
1 of the District Centre and 
the emerging findings from 
this work are important to the 
consideration and Examination 
of the AAP.  The work is being 
done to inform the Council 
as landowner how best to 
implement the development.  

03.2   These further development 
studies are valuable to the 
consideration of the AAP 
however.  The AAP has to 
be deliverable in order to 
be found sound through the 
Independent Examination, and 
by reference to the National 
Planning Policy Framework. 
For the District Centre this is a 
requirement that the scheme 
has to be viable, meaning that 
it would ‘provide competitive 
returns to a willing land owner 
and willing developer’.  

03.3   The City Council is a 
willing landowner and is 
demonstrating this through its 
commitment to make progress. 
Its work to date has shown 
that there are  schemes that 
can be devised which would 
be attractive to a developer 
and provide a return to that 
developer as well as to the 
Council.

03.4   Initial work has established 
that the land required for the 
District Centre and which 
is available is free from 
any significant constraints 
and onerous infrastructure 
requirements.     

03.5   The main body of work has 
been with the intention of 
creating a masterplan for a 
Phase 1 scheme on the land 
identified which would meet 
the objectives for a District 
Centre set out in the AAP, and 
which would be deliverable.   

03.6   The consultant team appointed 
by the City Council to assist in 
this work comprises Peter Brett 
Associates as masterplanners, 
Savills to advise on the 
mix of development and its 
marketability, together with the 
viability of the development, 
and Ward Williams to advise 
on the cost of the proposals. 
The work has been instructed 
by the Council’s Strategic 
Projects team in the Economic 
Development Service and 
undertaken with the assistance 
of a Project Team of City 
Council officers, drawn from 
the planning, transport and 
urban design teams.  This 
has ensured that emerging 
ideas have been fully informed 
by all relevant matters and 
have been tested in relation 
to the Council’s aspirations 
and policies, and so that 

decisions have been made in a 
consensual fashion.

03.7   The masterplanning work has 
proceeded through a series 
of evolutions, with possible 
approaches discussed as a 
project team and the findings 
from these reviews taken 
on board in developing 
subsequent approaches.  This 
is a proper design process and 
it is also entirely consistent 
with good practice and the 
expectation of plan making, 
that plans will emerge from 
the testing of reasonable 
alternatives in a spirit of 
challenge.

03.8   There have been a number of 
critical drivers in this process.  
The first of these has been 
the objectives for the scheme 
which are derived directly 
from the text in the AAP which 
follows Proposal DS16.  These 
can be summarised here.  

03.9   Foremost from these objectives 
in relation to the masterplan 
is that to be successful the 
scheme has to resolve two 
particular tensions:

• It has to have the range and 
mass of facilities and services 
to make it an attractive 
destination able to serve the 
demands arising in the area, 
yet not compete with or divert 
investment from the city centre

• It has to have presence from 
the A386 gateway and be 
able to accommodate units 
of the type wanted by likely 
operators, yet be responsive to 
its setting in the future and be 
a place to enjoy, with a ‘high 
street’ character. 

03.10 There are other objectives 
related to urban form, 
including:

• Providing a safe, convenient 
and clear network of streets 
and spaces to provide for 
sustainable movement for all, 
within and beyond the District 
Centre

• Reducing the visual impact of 
car parking

• Responding to the established 
tree belt to the northern 
boundary of the site

• Being sensitive to the 
context and the quality of the 
environment, responding to 
views down the Bircham and 
Forder Valleys and the setting 
of Crownhill Fort.

03.11 The other essential driver, 
along with creation of a place, 
has been to achieve a scheme 
that works in financial terms.  
The design process has 
ensured that this is the case 
by:
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• Taking detailed and continuous 
advice within the team and 
from soft marketing on what 
will let or sell in this location, 
including the types and 
scale of retail units, other 
commercial uses, and the 
types and amount of housing 

• Incorporating community uses 
that are properly part of a 
District Centre but have little or 
no commercial value in ways 
which have least opportunity 
cost, primarily through the use 
of upper storey space which 
also adds mass and form to 
the development

• Avoiding costly forms of 
development and construction 
such as below ground or 
decked parking provision 
which, whilst suggested by 
the site size and topography, 
would present additional 
burden on the development 
(using cost information as 
options are explored)

• Seeking the best location 
for all uses mindful of the 
market as well as the design, 
avoiding juxtapositions that 
would reduce values, and 
providing for the phasing of 
development.

03.12 The matters that have had 
most effect on the emerging 
form of a desirable and 
deliverable scheme, and hence 
have distinguished possible 
options, have included:

• The significance to the overall 
development value of the 
inclusion of a large foodstore 

• The location of the large 
superstore, and particularly the 
degree to which it can have a 
presence to the edge of the 
site

• Conversely perhaps, the scope 
for providing an interesting 
and vital frontage to all sides, 
by ‘wrapping’ large format 
uses with smaller scale, ‘live’ 
activities

• The degree to which activities 
can be mixed together in the 
same blocks, with phasing 
and management issues to be 
handled

• The amount of valuable activity 
available to create the mass 
required in urban design terms, 
particularly in upper storeys

• Where the main access should 
be achieved, with a north-
south high street from William 
Prance Road and access 
(if possible) from A386 both 
considered

• Providing servicing in an 
appropriate form to all uses 
without creating ugly back 
spaces

• The achievement of sufficient 
car parking as close to 

development as customers 
want, without creating 
dominant areas of car parking

• Maintaining a network of 
public spaces and green 
infrastructure within the 
scheme and with links beyond 
the scheme.

03.13 The diagrams and sketches 
are examples from the 
extensive and progressive 
work of testing ideas and 
developing possible schemes.

03.14  A vital input to the possible 
layouts to accommodate 
the mix of uses which would 
be viable has been the 
development of movement 
and green infrastructure 
frameworks, and illustration 
7 is an indication of a green 
network for the District Centre 
in its context.

03 Testing the ProposalsApproach

5 storey hotel creates gateway feature on the A386 Tavistock Road with retail units 
(single storey apartments above)  adding ground floor active frontage on this key 
route. 

Food store provided to the rear wrapped by the hotel, gym and further retail units 
that front onto the High Street. The food store utilises the levels to create an ‘off the 
street’ pedestrian access directly from the High Street, whilst the main car parking is 
provided below the food store accessed from the north-east of the store.

Main vehicle routes provided on a north–south and east –west orientation with 
mixed use frontage development providing a high street feel. Further car parking is 
provided by a ground level public car park. 3 smaller scale car park also provided 
that could be allocated to specific users ( e.g. Hotel / Resi / staff  parking).  Servicing 
areas provided to rear of retail units.

The scale of development reduces from larger scale units to North West on 
Tavistock road to more low key domestic scale properties towards the south east 
corner. The majority of residential development is formed by terraced housing, 
whereas some apartments are proposed above retail units to increase massing and 
create enclosure on the main routes.

Existing tree-belt is maintained as linear green space with pedestrian / cycle 
connections provided along it.

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 7000 sq m 1
2

Non-food Retail
930 sq m 2

3 560 sq m 4
4 185 sq m 6

5

Hotel 140 Rooms 1
Public House 
(Below hotel) 600 sq m 1

Conference Uses (Below 
hotel) 1000 sq m 1

6 Gym/Fitness Studio 2400 sq m 1

7 Community Uses 
(Generic) 280 sq m 3

8 Restaurant 280 sq m 2

9 Residential 

1 Bed 
Apartment 14

2 Bed 
Apartment 30

2 Bed 
House 83

3 Bed 
House 20

Parking Provision

Key 
(See 

Masterplan)
Type Approx No. of 

Spaces

P1 Food Store 200
P2 Public Off Street 200
P3 Private Off Street 32
P4 Private Off Street 32
P5 Private Off Street 32

Public On-Street 100
Total 596

Strengths

Active frontage onto Tavistock Road and retained tree belts
Local feel created by low-key mixed use high street and square
Food store and associated parking does not dominate streetscape
Positive relationship between development and existing tree belt - Active 
Frontage
Ability to connect with later phases to north and east.

Weaknesses

Poor visibility of food store
Retail and Hotel uses located away from public parking (although only 250m 
walk)
Limited car parking dedicated to food store
Limited provision of public open space

•
•
•
•

•

•
•

•
•

Derriford District Centre - Masterplan Options
Option 1

P2

P5

P1P4

P3

1

2

21

3

4
5

6

4

8

9

9

9

9

9
4
7

8
7

Approach

Provision of a new vehicle access onto Tavistock Road which creates a district 
centre that is more integrated with the existing urban fabric, resulting in a more 
traditional high street feel. In this option, a movement desire line is created through 
the district centre, which will increase pass-by trade and enhance vibrancy in the 
area. It also increases public transport opportunities.

Larger scale uses front Tavistock Road to provide greater enclosure and a gateway 
feature on this major route into Plymouth. The high street would connect from 
Tavistock Road to William Prance Road, fronted by retail units focused around 
a nodal point created in the heart of the district centre with links to Phase 2 
development.

The food store is located on the high street and wrapped by a mix of uses, but 
is also visible from Tavistock Road. The store would be accessed from 3 points 
leading to a single Atrium; from the high street at ground floor level; the surface car 
park to the south-east; and an undercroft car park. A further public car park is also 
provided at surface level on the north-east corner of the site.

The scale of development steps down to residential town houses that front the 
high street and southern / eastern boundaries. The existing tree belt is retained 
throughout, integrated with a linear open space towards the south-eastern corner.

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 6600 sq m 1
2

Non-food Retail

1100 sq m 1
3 930 sq m 1
4 560 sq m 5
5 185 sq m 6

6

Hotel 140 Rooms 1
Public House 
(Below hotel) 600 sq m 1

Conference Uses (Below 
hotel) 1000 sq m 1

7 Gym/Fitness Studio 2300 sq m 1

8 Community Uses 
(Generic)

350 sq m 1
315 sq m 1

9 Restaurant 280 sq m 2

10 Residential 

1 Bed 
Apartment 16

2 Bed 
Apartment 25

2 Bed 
House 54

3 Bed 
House 14

Parking Provision

Key 
(See 

Masterplan)
Type Approx No. of 

Spaces

P1 Food Store 355
P2 Public Off Street 120
P3 Private Off Street 10

Public On-Street 100
Total 585

Strengths

Good connectivity / permeability with Tavistock Road
More ‘traditional’ high street feel with mixed uses on key desire line / nodal 
point
Store wrapped by mix of uses and also visible from Tavistock Road
Linear open space
Tree belt retained

Weaknesses

Size and layout of store constrained by Future Inns site
Store car park requires Future Inns land
Residential gardens back onto car park
Poor relationship with tree belt on northern boundary
Low levels of enclosure on wide high-street (2 storey t-house frontage)

•
•

•
•
•

•
•
•
•
•

Derriford District Centre - Masterplan Options
Option 3

6

7

1

4
4

3
5
5
5
5

2
4

4
9

8
8

9

5
5

5

10

10
Approach

North / South High Street through centre, with anchors in South East (supermarket) and north west (retail block including pub and 
hotel)

High levels of permeability around the site and into/out of the site for pedestrians. Vehicular permeability limited by constraints on 
access onto A386 and down embankment to east. New streets east / west will have pedestrian only links to adjacent sites. Street 
created to north of existing hotel with potential for pedestrian link from additional entrance on northern side of hotel across to shops. 

Highest buildings (5 floors) front onto A386 to provide enclosure. Elsewhere, 3 storey town houses face out from the eastern edge 
across the valley to make the most of views and create visibility for the centre. 

Supermarket is provided in the south-east. Sitting side on to the high street – allows frontage onto the high street with good visibility 
and close to the entrance to the centre. Also allows frontage and entrance directly onto the car park to the north. Blank walls and 
servicing are screened by terraces and apartments. Supermarket is on stilts with parking undercroft.

Car parking is provided undercroft and in a further car park to the north (option for 2 floors using heights). Car parking is wrapped 
by retail where possible, and some terraced housing. A further wrapped car park is provided in the north-west corner. On-street car 
parking is also provided to disperse parking and minimise the size of car parks. If the car park north of the supermarket is provided 
on 2 floors, one is at ground, becoming first floor where the land falls away, and the other is beneath. This would require vegetation 
screening the northern façade. 

Public transport interchange to be accommodated along high street, but retain stops on A386 to maximise pedestrian traffic 
between the two. 

2 new pedestrian crossings across A386 at existing junctions to link up with new streets. 

Retain tree belts as the basis of linear parks around the site – promenade space, play space and pedestrian routes with active 
frontage, and retail frontage close to Tavistock Road. The East west belt will require active frontage on its northern side to create a 
second main ‘cross street’. 

Housing is kept to the east, with frontage overlooking the linear tree belts and William Prance Rd. Apartments facing onto high 
street (single storey above retail) to maintain evening surveillance and increase height / enclosure

Retail units provided in street format to avoid retail park feel – either side of high street at northern end and along street fronting 
onto hotel. Car parking for units along street or to rear. Servicing provided to the side

Development Mix

Key 
(See 

Masterplan)
Use Quantum 

(Gross) No. of Units

1 Food Retail 6500 sq m 1

2

Non-food Retail

930 sq m 2
600 sq m 23
500 sq m 1

4 400 sq m 1
5

185 sq m 56

7
Hotel 140 Rooms 1

Public House (Below hotel) 600 sq m 1
Conference Uses (Below hotel) 1000 sq m 1

8 Gym/Fitness Studio 2240 sq m 1

9 Community Uses (Generic)
3800 sq m 3
1200 sq m 1

10 Restaurant 280 sq m 2

11 Residential 
1 Bed Apartment 44

2 Bed House 44
3 Bed House 19

Parking Provision

Key 
(See 

Masterplan)
Type

Approx 
No. of 

Spaces
P1 Food Store 520
P2 Public Off Street 110
P3 Private Off Street 26

Public On-Street 182
Total 838

Strengths
Good connectivity / permeability with Tavistock Road
More ‘traditional’ high street feel
Store wrapped by mix of uses and visible from the high street
Linear open space – with good views and visibility to east
Dispersed car parking lessens impact on townscape
Height provided onto A386 – good enclosure
Hotel and pub front onto A386 (and 1st fl fitness) provides activity directly adjacent to this street and 
will help to support pedestrian activity
Future inns car park screened by community uses.

Weaknesses
•     Supermarket not visible from A386
•     Residential gardens back onto car park (1 tce)
•     Most of site only 2 storey – possibly poor levels of enclosure  around square – need for structural     
       landscaping
•     Servicing on-street to side of retail units
•     Community uses slightly infringe on car park
•     Gap to west of high street where electricity sub-station is located. 
•     Too many apartments? – need to consider how else to get a second storey on high street. 

•
•
•
•
•
•
•

•

Derriford District Centre - Masterplan Options
Option 4
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ILLUSTRATION 4

ILLUSTRATION 5

ILLUSTRATION 6
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03 Testing the Proposals

TO COMMUNITY 
PARK

Retain mature trees as setting for 
district centre and link through

Retain and enhance existing trees 
planted along existing and proposed 
street network

New street trees network

Create/retain pedestrian route into 
community park and Local Nature 
Reserve

Enhance pedestrian crossing points to 
emphasise bisection and help break 
visual barrier

Local public space

Strategic green infrastructure and 
community park (routes into)

Views - retain and make the most of 
long views of green infrastructure and 
landscape beyong city

ILLUSTRATION 7 - A GREEN NETWORK
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04 A Deliverable Place
04.1   The masterplanning work for 

and by the City Council has 
advanced considerably.  The 
process has been demanding, 
but having done the work and 
in a challenging way, the City 
Council has satisfied itself that 
it will be possible to create a 
scheme for Phase 1 which 
fulfills the objectives of the AAP 
for the District Centre, and 
which would be deliverable in 
terms of operator interest and 
viability. A scheme for Phase 1 
of the District Centre is shown 
as Illustration 8 which has all of 
these characteristics.  

04.2   The content of this indicative 
scheme is set out in the 
schedule.  The schedule 
shows the contribution that 
can be made from a viable 
Phase 1 of the District Centre 
by 2016 to the overall scheme 
proposed for the District 
Centre from Policy DS16 of the 
AAP. Phase 2, complementing 
and linking with Phase 1 of the 
District Centre, could continue 
to carry forward the policy.

ILLUSTRATION 8 - AN INDICATIVE SCHEME FOR PHASE 1 OF THE DISTRICT CENTRE
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04.3   This scheme is far from fixed 
but is illustrative of what is 
possible and demonstrative 
of the deliverability of the 
proposal from the AAP.  

04.4   It is rare that a development 
takes place precisely as the 
masterplan created by the 
owner or planning authority 
suggests.  Market conditions 
change, developers all have 
their own preferences and 
operators taking space 
will have their particular 
requirements.  

04.5   Knowing that there are  
schemes that work, however, 
is an enormous boost to the 
confidence of developers, 
landowners,  the planning 
authority and  community and 
other groups.

04 A Deliverable Place
Use Quantum (Gross) No. of Units Sub-Total
Food Store 79,135 sq ft 1 79,135 sq ft

Non-Food Retail

7,500 sq ft 3

51,900 sq ft

5,000 sq ft 2
3,000 sq ft 2
1,500 sq ft 2
1,200 sq ft 5
1,000 sq ft 3
700 sq ft 2

Hotel circa 120 rooms 1 46,142 sq ft
Public House 6,000 sq ft 1 6,000 sq ft

Restaurant
3,000 sq ft 1 5,000 sq ft
2,000 sq ft 1 3,000 sq ft

Cafe 1,500 sq ft 2 2,000 sq ft
Takeaway 1,000 sq ft 2 2,000 sq ft
Gym / Fitness Studio 9,400 sq ft 1 9,400 sq ft
Health Centre 6,500 sq ft 1 6,500 sq ft
Library 10,800 sq ft 1 10,800 sq ft
Shop Mobility 700 sq ft 1 700 sq ft
Community Space (Flexible space above retail) 7,500 sq ft 1

Residential
2 Bed Apartment 39

1072 Bed House 41
3 Bed House 27

Student Accommodation Rooms (En-suite) 50

Retirement Apartments
1 Bed Apartments 24

36
2 Bed Apartments 12

Total 228,077 sq ft
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05 Conclusions
05.1   The City Council controls 

land identified in the revised 
Derriford and Seaton AAP 
as the location of Phase 1 of 
the Derriford District Centre.  
The Council supports the 
proposal in the AAP (at Policy 
DS16).  Moreover the Council 
is preparing to commence 
its procurement process to 
enable the proposal to be 
implemented in the timescale 
envisaged by the AAP, by 
2016.  

05.2   No significant obstacles to 
the development have been 
identified from the studies 
completed to date.

05.3    A masterplanning process 
has been pursued, combining 
place-making with the reality 
that the proposal must 
present an opportunity  that 
developers, operators and 
occupiers want, which is 
viable, that serves the function 
of a major District Centre for 
northern Plymouth, yet does 
not compete directly with the 
City Centre.  

05.4   Full reports of the work that 
has been prepared on behalf 
of the City Council as the  
landowner of the Phase 1 
Derriford District Centre site 
and summarised here are 
considered to be commercially 
sensitive and are not suitable 
for publication. 

05.5   The work done by the City 
Council shows that it will be 
possible to bring forward a 
scheme for Phase 1 of the 
Derriford District Centre which 
meets the objectives of the 
AAP, which is viable, and 
which can be delivered by 
2016.
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	5.1.2 This section of the statement considers issue 3 of this matter only, regarding the retail evidence base.  In considering the retail evidence the scale of the proposed District Centre and specifically the quantum of convenience and comparison flo...

	5.2 Scale of Development at the Proposed District Centre
	5.2.1 The AAP suggests that the scale of the floorspace requirement for the proposed District Centre is determined by the evidence base. At paragraph 7.17 the AAP states that:
	“the precise timing and quantum of development making up the District Centre is therefore led by the detailed capacity analysis and impact assessment in the evidence base, following a plan, monitor, manage approach.”
	5.2.2 The AAP also indicates that the initial development, by 2016, would provide for “one new food store, together with a level of comparison goods floorspace associated with a modest scale District Centre, of a total of some 8,500 sq m (net) floorsp...
	5.2.3 The AAP also refers to the foodstore needing,
	“to be of a scale which attracts main food shopping trips and should comprise elements of convenience and comparison floorspace. It should have a net convenience floorspace of at least 2,500 sq m and could have an equivalent amount of comparison floor...
	5.2.4 In terms of other retail uses the AAP requires that “the initial development should also provide for a range of retail units creating a mix of retail uses.  In total, some 5,000 sq m (net) comparison floorspace could be created, but the final mi...
	5.2.5 In the longer term, by 2021 or beyond, the AAP suggests that there will be scope to increase Derriford District Centre’s retail provision to a total of some 15,600 sq m (net) floorspace and the scale of the expansion will be determined by future...
	5.2.6 The Harvest Partnership considers that the extracts of the AAP referred to above are confusing and the provenance of the figures contained in the AAP is unclear.
	5.2.7 Referring back to the evidence base, the 2012 Retail Study concludes:
	 “The level of convenience provision should be guided by what is needed to fill the qualitative gap and by what is commercially viable” (paragraph 6.45)
	  “To fill the gap the store must be capable of enabling main food shopping trips and provide a competing location to existing stores where people may be currently travelling. Given that the largest pulls on expenditure from this zone are to the larg...
	 “We therefore recommend that the Derriford and Seaton AAP clearly sets out that the Derriford District Centre will be anchored by a large foodstore which must be of a scale which enables it to attract main food shopping trips. In order to achieve th...
	5.2.8 To summarise the findings of the Retail Study, the proposed foodstore anchoring Derriford District Centre must:
	 have around 4,000 sq m convenience goods floorspace
	 have an equivalent level of comparison goods floorspace
	 be at least equal in scale and format to existing foodstores in North Plymouth
	 be commercially viable.
	5.2.9 The Harvest Partnership agrees with these requirements, particularly from a commercial perspective, and on this basis suggests that the AAP should clearly state that the proposed foodstore at Derriford District Centre will need to be between 7,0...

	5.3 Convenience Goods Expenditure Capacity
	5.3.1 Turning to consider the ‘need’ and scale of a new foodstore at Derriford, these are, in part, determined by quantitative factors i.e. expenditure capacity.  The 2012 Retail Study identifies significant convenience goods expenditure capacity in t...
	5.3.2 This is considered to be a conservative forecast as these capacity figures do not take into account overtrading at existing stores, a point acknowledged at paragraph 5.35 of the Retail Study.  Overtrading is calculated in Table 5.5 of Volume 1 o...
	5.3.3 This demonstrates that there is clear expenditure potential for a foodstore with a much larger gross floorspace than the 7,000 sq m identified in the AAP to anchor the proposed Derriford District Centre and is in accordance with the Core Strateg...

	5.4 Comparison Goods
	5.4.1 Proposal DS16 and Table 3 of the AAP set out the total retail floorspace requirements for the proposed District Centre (i.e. convenience and comparison goods combined).  The AAP indicates that there will be 8,500 sq m net in Phase 1 (up to 2016)...
	5.4.2 Given the comments above in 5.2.9 regarding the scale of the foodstore which is required in the initial phase (7,000 - 10,000 sq m net), The Harvest Partnership considers that these total retail floorspace figures do not allow for the amount of ...
	5.4.3 The assessment undertaken as part of the 2012 Retail Study assumes a total of 12,000 sq m net comparison goods floorspace at Derriford District Centre, including 5,000 sq m net in the initial phase up to 2016, which is separate to the floorspace...
	5.4.4 The total retail floorspace requirement for the non-foodstore element of the proposed Derriford District Centre is therefore considered to be 5,000 sq m net in the initial phase and up to 12,700 sq m net overall.
	5.4.5 In summary, the key issue with the quantum of retail floorspace proposed in the AAP (DS16) is, in the view of The Harvest Partnership, that it fails to take account of the 2012 Retail Study and does not make sufficient provision for the comparis...
	Table 1:


	6.0 Examination Matter 3, Issue 4a
	6.1 Introduction
	6.1.1 Issue 4 firstly asks whether the chosen location for the District Centre, (Seaton Barracks) is the most appropriate having regard to all reasonable alternatives.  In addition, questions are posed regarding the flexibility of the criteria in DS16...

	6.2 Consideration of Issue 4a (location of the District Centre)
	6.2.1 As stated in the introduction, The Harvest Partnership does not have a legal interest in any of the sites considered for the District Centre.  Previously, The Harvest Partnership identified the merits of the North West Quadrant Site over the Sea...
	6.2.2 In considering the background evidence supporting the location of the District Centre, it is noted that PCC commissioned Cushman & Wakefield to report on the proposed location for the new District Centre. Cushman & Wakefield subsequently prepare...
	6.2.3 The 2009 report considered four potential locations for the District Centre including assessment of deliverability, viability, physical constraints and land ownership. The four sites considered were:
	 SWRDA and associated land
	 Dawnan Ltd/South West Water and associated Land
	 Crownhill Retail Park
	 NWQ (including Ambulance Trust and Eagle One land).
	6.2.4 The 2009 report concluded that the two preferable sites were the Dawnan site and NWQ.  The report suggested that a detailed review of any proposed schemes on these sites would allow a full assessment of potential delivery risks.  However, withou...
	6.2.5 The 2011 report updated the 2009 report, taking into account further consultation with interested parties and assessment of changing economic circumstances.  In essence, the same four key sites considered in 2009 were reassessed.
	6.2.6 In regard to the preferred location for the District Centre, the previously preferred option of the Dawnan land was dismissed due to uncertainty on deliverability of the District Centre in the timescales desired.
	6.2.7 As a result, the 2011 report concluded that both the SWRDA and NWQ sites could accommodate the first phase of the District Centre in the timescales desired and recommended that prior to any allocation in a submission consultation document, furth...
	6.2.8 It is noted that the adopted Core Strategy advocates the siting of the District Centre on the western side of the A386 Tavistock Road.  However, this position pre-dated the additional studies prepared by Cushman & Wakefield.  It is clear that PC...
	6.2.9 Crucially the District Centre needs to be located to serve the surrounding residential and commercial communities, with the potential to grow without detriment to the City centre (Core Strategy Area Vision 9).  In this regard a decision on the m...
	6.2.10 The currently proposed site for the District Centre at Seaton Barracks is noted in the Core Strategy to be located within an area for ‘employment led’ mixed use development.  This area, known as PIMTP is recognised in the Core Strategy as being...
	6.2.11 The Seaton Barracks site is relatively constrained, due to existing land uses and topography.  It is noted that Cushman & Wakefield in their 2011 report shared the same concerns, particularly in meeting the long term aspirations for a District ...
	6.2.12 PCC will need to be fully convinced and be able to clearly demonstrate that the preferred location for the District Centre can deliver the required format and quantum of development the background evidence and their own policies identify is req...
	6.2.13 Taking account of the foodstore requirements and quantum of other retail floorspace and complementary facilities to form the District Centre, The Harvest Partnership, has reservations about the physical ability for Seaton Barracks to appropriat...
	6.2.14 It is noted that PCC commissioned a ‘design study’ for the District Centre on the Seaton Barracks site by LDA (attached Appendix HP4) which was in response to the 2009 Cushman & Wakefield report.  Following this, in response to the Sutton Harbo...
	6.2.15 It must be assumed that this latter study sought to present the best scheme possible for the site, taking account of the immediate and future floorspace requirements of the District Centre.   The study indicates a proposed layout for the site t...
	6.2.16 The Harvest Partnership notes that the Land Securities' submission to the AAP in March 2011 demonstrated the potential to deliver a form of District Centre in line with the background evidence and AAP aspirations on the NWQ site.  It should be ...
	6.2.17 In respect of the airport land, again The Harvest Partnership notes that the representations of Sutton Harbour Holdings suggest that a District Centre could be delivered on the airport land.  However, crucially this land does not currently form...
	6.2.18 In summary, there has been considerable discussion regarding the most appropriate site for the delivery of the District Centre and this protracted debate is in part responsible for the delays in bringing forward the AAP.  The Harvest Partnershi...


	7.0 Examination Matter 3 Issue 4b
	7.1.1 The scale and nature of the foodstore was discussed in section 5 above.  The only other matter in respect of Issue 4 that The Harvest Partnership wishes to respond on is the wider issue of commercial viability of delivering a District Centre. Th...
	7.1.2 The key elements of viability for delivering the District Centre are in the opinion of The Harvest Partnership:
	 Ensuring the overall quantum of development is sufficient for the District Centre to compete with other centres, noting it is intended to sit at the top of the retail hierarchy, second only to the City centre;
	 That the size of the foodstore is such that it is comparable to competing facilities in the area in line with the recommendations of the 2012 Retail Study, to allow it to be a genuine competitor;
	 That the mix of uses is such that it creates a viable destination; and,
	 That restrictions on retailing are kept to a minimum, accepting it is to be a District Centre, but ensuring that it does not result in the displacement of existing centres in the retail hierarchy.
	7.1.3 The first two issues have been covered earlier in this statement and The Harvest Partnership is clear that the size of the District Centre and anchor foodstore should reflect the recommendations in the 2012 Retail Study.
	7.1.4 Looking at the composition and presentation of the new District Centre, the desire to create a ‘High Street’ style development as set out in DS16 is laudable.  However, it is the mix of uses coupled with ensuring the critical mass of development...
	7.1.5 Turning to look at restrictions proposed in DS16, the retail unit sizes are proposed to be restricted by criteria c.  This requires that, apart from the foodstore, all retail units should be limited to a floorspace of up to 500 sq m net.  Howeve...
	7.1.6 The Harvest Partnership makes the following observations on this matter:
	 One of the primary intentions of the floorspace limit for individual units was to ensure that Derriford District Centre attracted “stores that are secondary in nature to those found in the City Centre, with more limited ranges, and preferably not ne...
	 Limiting the shop unit sizes may have the unintended effect of competing directly with shops in more traditional District Centres like Mutley Plain which has 134 units, the largest concentration of any District Centre in Plymouth.
	7.1.7 The Harvest Partnership considers that the current upper limit imposed in the AAP for comparison shops of 500 sq m (net) is too restrictive and that the lack of flexibility could detrimentally affect the commercial viability of the proposed Dist...

	8.0 Summary
	8.1.1 The Harvest Partnership as stated in its previous representations is supportive of the principles of a new District Centre anchored by a large foodstore in the Derriford area to meet identified qualitative and quantitative deficiencies in retail...
	8.1.2 Specifically, The Harvest Partnership supports the District Centre being anchored by a large foodstore; they consider such a foodstore needs to be in the order of 4,000 sq m net convenience floorspace and a similar level of comparison floorspace...
	8.1.3 The Harvest Partnership considers that the floorspace in the remainder of the District Centre (excluding the foodstore) should include 5,000 sq m net comparison in the first phase and a further 7,100 sq m by 2026 and that the AAP (DS16) should b...
	8.1.4 The AAP should not unnecessarily restrict the size of other retail units in the District Centre, which could potentially stifle investment.
	8.1.5 The Harvest Partnership does not wish to express a preference for the location of the District Centre at this stage, but wishes to express its reservations regarding the ability of Seaton Barracks (based upon the Peter Brett Associates draft Mas...
	8.1.6 The Harvest Partnership notes the potentially significant contribution the airport land could make to the economic regeneration of northern Plymouth and notes its potential for future redevelopment. could have a considerable impact on the ‘centr...


