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1 INTRODUCTION 

1.1 The Respondents collectively have development interests in the Derrford area at Glacis Park and 

were a major contributior to the Core Strategy and have continued to make representations at all 

stages of the emerging Derriford and Seaton Area Action Plan ("DSAAP").  In addition, the 

Respondents have actively engaged with officers of Plymouth City Council ("the Council") over a 

number of years with a view to realising the redevelopment of the Glacis Park (SWW) site as a 

district centre.   The Council was supportive of these proposals until late 2010, when it ceased 

cooperation with the Respondents, purportedly over concerns as to the deliverability of the Glacis 

Park (SWW) site. 

1.4 This Statement is confined to Matter 1, as raised in the Inspector’s Note on Indicative Matters and 

Issues For Examination, namely:  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?  Generally, the Respondents also rely upon their submissions in respect of Matters 3 and 

5. 

1.5 For the reasons set out below and in the Respondents' separate submissions, Strategic Objective 4 

and Proposal DS16 of the DSAAP, together with their supporting text (together being "the DC 

Policy") are fundamentally unsound (within the meaning of paragraph 182 of the National Planning 

Policy Framework ("NPPF")); given the nature of the Respondents' concerns, it follows that 

Proposal DS12 is not justified because it does not represent the most appropriate strategy having 

regard to all reasonable alternatives. 
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2 PLANNING ANALYSIS 

a) Relationship with the CS 

2.1 The Glacis Park (SWW) site, being to the west of the A386, is the most appropriate and sustainable 

location for the district centre, hence the approach adopted in the CS (as below).  Notwithstanding 

this, Proposal DS16 proposes that the new district centre is sited on land to the east of the A386, 

being within the ownership of the Council ("the Barracks site"). 

2.2 Area Vision 9  of the CS states: 

'Area Vision 9 - Derriford and Seaton 
 
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. 
 
The Council’s objectives to deliver this vision are:  
 
...(3) 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….' 

 
2.3 The supporting text to this policy states (at paragraphs 5.78 to 5.79): 

'… The most appropriate and flexible long term opportunity to develop the new District Centre lies to 
the west of the A386. This general location:  
 

•  Is well related to the identified spatial gap in retail provision, which lies to the north west, and 
therefore can be most easily accessed through new links to the adjoining neighbourhoods; 

•  Has the greatest potential for active frontage to the A386 – which is important in terms of urban 
form; 

•  Has the greatest potential to grow in the long term - providing flexibility to deliver the Council’s 
long term vision for Derriford. 

 
In addition to the new District Centre, there is also a need to serve the wider development area of Derriford 
/Seaton through proposals that help create sustainable linked communities, and to support the needs of the 
existing employment and health uses to the east of the A386. In this respect, the Council’s approach is to 
promote mixed use development that is complementary to its vision for a new District Centre and heart for 
northern Plymouth.' 
 

2.4 The DSAAP is a 'local plan' for the purposes of the Town and Country Planning (Local Planning) 

(England) Regulations 2012 ("the 2012 Regulations").  Regulation 8(4) of the 2012 Regulations makes 

clear that, as such, the DSAAP must be consistent with the CS.  However, should the DSAAP contain a 
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policy that is intended to supersede another policy in the CS, it must state that fact and identify the 

superseded policy. 

2.5 The DSAAP alleges that it 'amplifies and updates' Area Vision 9 of the CS (paragraph 1.2) and goes on 

(in the same paragraph) to state that '…where there is any inconsistency between the two plans the 

detail and policies of [the DSAAP] take precedence.'  In this respect, the DSAAP also refers to 

paragraph 5.3 of the CS which states:  

'The…vision statements build on the extensive work already undertaken with the communities in these 
areas, and set the scene for preparing Area Action Plans, helping to translate aspirations into reality. These 
statements are illustrated conceptually on Vision Diagrams, which are not potential allocation plans, but 
provide the foundations for developing the subsequent AAPs. Once adopted, the respective AAPs will 
take precedence over the Area Vision Statements contained within the Core Strategy.' 
 

2.6 It is alleged (at paragraph 7.9 of the DSAAP) that the Barracks site is '…the only location that is able to 

deliver the fundamental requirements of the [CS] for a district centre that provides a new heart for 

the north of Plymouth.'  This allegation is arid assertion and not correct, in any event.  

2.7 Paragraph 7.10 of the DSAAP acknowledges that Proposal DS16 'does not follow the provisions of 

Area Vision 9 [of the CS]' and alleges: 

'…it is clear from the detailed survey work and analysis work of the Council since the [CS] was 

undertaken that a site on the west side [of the A386 (such as the SWW Site)] that delivers on the key 

aspirations of [Area Vision 6] will not be achieved.' 

2.8 This is simply not the case. 

2.9 The Glacis Park (SWW) site offers the optimum opportunity to deliver a policy compliant solution, 

within a reasonable time period.  For the reasons set out in the Respondents' submissions regarding 

Matter 3, the Council's preference for the Barracks site is based on a misplaced concern as to the 

deliverability of the Glacis Park (SWW) site.  The Respondents invite the Inspector to endorse the 

approach within the CS, being the appropriate basis for the strategic development of northern 

Plymouth.  

b) Consistency with the NPPF 

2.10 The DSAAP is not: 
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 Positively prepared – the maximum retail provision identified in the DSAAP1 is 

insufficient to meet objectively assessed retail needs. In addition, Proposal DS16 is 

insufficiently flexible to accommodate the potential for additional sustainable retail 

development during and beyond the DSAAP period; 

  Justified – Proposal DS16 (and DS12) does not promulage the most appropriate and 

sustainable strategy for Derriford and Seaton and for northern Plymouth.  In 

particular, the Glacis Park (SWW) site provides a deliverable, sustainable and viable 

location for a new district centre which, contrary to Proposal DS16, is consistent with 

the CS; and/or 

 Effective – Proposal DS16 purports to identify the Barracks site as a locaiton for the 

development of a district centre, which is insufficient in its scale to enable key, long 

term strategic objectives, as set out  in Area Vision 9 of the CS. 

2.11 Paragraph 157 of the NPPF requires Local Plans to plan positively for development required to meet 

the objectives, principles and policies of the NPPF and be drawn up over an appropriate timescale 

(preferably 15 years) taking account of longer term requirements.  The DSAAP fails in this respect 

given that the Barracks site has significantly less potential for future expansion than would be the 

case if a district centre were sited on the Glacis Park (SWW) site (as has been previously 

acknowledged by the Council's own retained consultants). 

2.12 Paragraph 23 of the NPPF requires Local Plans to define a network and hierarchy of centres that is 

resilient to anticipated future economic changes and to allocate a range of suitable sites to meet the 

scale and type of (amongst others) retail and leisure uses.  Furthermore, it is important that the 

needs for retail, leisure, office and other town centre uses are met in full and are not compromised 

by limited site availability.   

 

 

                                                           

1 Per Table 3, paragraph 7.6. 
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c) Does the Plan contain a clear and justified vision for Derriford and Seaton? 

2.13 The Council's departure from the CS (in particular Area Vision 9) is not justified in light of the 

availability of the Glacis Park (SWW) site (as to which the Respondents rely upon their submissions in 

relation to Matter 3). 

2.14 The Council's consultants (Cushman Wakefield) have acknowledged that the Glacis Park (SWW) site is 

the best site available for the district centre, concluding in their 2011 Report on the Proposed New 

District Shopping Centre that it "…has improved prospects for visibility from the highway, which will 

assist in letting prospects … It also has superior access to existing nearby residential areas and offers 

for growth potential in the long-term (north or west)."  However, the SWW site was dismissed as 

being " …too uncertain in our view for PCC to depend on it.”  (paragraph 8.53) 

2.15 As stated, that conclusion is unsound.   

2.16 The statement from SWW appended to the Respondent’s submission on Matter 3 demonstrates that 

the Glacis Park (SWW) site is available within a reasonable time period.  Furthermore, the agent’s 

letter appended to the same submission demonstrates that a district centre scheme on the SWW site 

would be viable and fundable.  Hence, the SWW site remains the superior site for the district centre 

allocation and reflects the most appropriate strategy having regard to the alternatives.    
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3 CHANGES SOUGHT 

3.1 The changes suggested to make the DSAAP sound are set out in the Respondent’s submissions under 

Matter 3. 

 

  


