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1 INTRODUCTION 

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

referred to as the SWW site) and were a major contributior to the Core Strategy and have 

continued to make representations at all stages of the Derriford and Seaton AAP ("DSAAP").  They 

have also sought to engage with officers of Plymouth City Council ("PCC") throughout the process 

and were actively involved in discussions about the development of the proposed new district 

centre on the Glacis Park (SWW) site until late 2010, when PCC appeared to have a ‘change of 

heart’ over its deliverability. 

1.2 This statement specifically deals with Matter 3 and should be read in conjunction with the 

Respondents' separate submissions on Matters 1, 5 and 6. 

1.3 In summary, the Respondents' case is that the DSAAP fundamentally fails to meet each and all of 

the tests of soundness (per paragraph 182 of the National Planning Policy Framework ("the NPPF")) 

in that it is not: 

 Positively prepared – the maximum retail provision identified in Table 3 of the DSAAP 

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 (see paragraphs 2.22 to 2.26 

below); 

  Justified – the plan is not the most appropriate strategy when considered against 

reasonable alternatives.  In particular, the Glacis Park (SWW) site provides the 

optimum location for the proposed new district centre; it is a deliverable and viable 

alternative which would enable the DSAAP to be delivered in a way which is 

consistent with the adopted Core Strategy ("CS").  Furthermore, the apparent ‘change 

of heart’ with regard to the location of the district centre from the Glacis Park (SWW) 

site to the Barracks site partway through the preparation of the DSAAP is not justified 

by a sound evidence base; 
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 Effective – the district centre site identified by the Council (the Barracks site) does not 

include sufficient land to enable the long term strategic objectives for the district 

centre, set out  in Area Vision 9 of the CS, to be delivered and is not able to deliver all 

that is required by Proposal DS16 and its supporting text, in particular the high quality 

public transport interchange facility, without substantial land acquisition or use of 

CPO powers;  

 Consistent with national policy – the Council's failure to identify the optimum location 

for the proposed new district centre will frustrate, rather than enable, the delivery of 

sustainable development in accordance with the policy objectives of the NPPF. 
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2 PLANNING ANALYSIS 

a) Consistency with Core Strategy and relationship to Area Vision 9 

2.1 It is important to understand the background context/evidence base underpinning Proposal DS16, 

and its relationship with the CS, because it informs a consideration of its soundness.   

2.2 At Preferred Options stage (February 2009), the DSAAP still clearly envisaged the location of the 

district centre on the western side of the A386 (see paragraph 4.2 of the Issues and Preferred 

Options draft).  This was entirely consistent with the Council's strategic policy for Derriford and 

Seaton, set out in Area Vision 9 of the CS and supporting text.  During 2009 and 2010 discussions 

were held with various landowners, including SWW, who continued to provide support and 

confirmed that a district centre on the Glacis Park (SWW) site could be delivered in a reasonable 

timescale, as envisaged by the CS.    

2.3 The pre-submission version of the DSAAP (February 2011) was then issued and the proposed site 

for the District Centre had moved to the east of the A386, specifically the Barracks site.  At this 

stage, the draft stated that it amplifies Core Strategy Area Vision 9 (paragraph 1.2).    Paragraph 

1.5 (text in the grey box) states that the approach is consistent with the CS (3rd paragraph).  With 

regard to the change of location of the district centre to the east of the A386, the pre-submission 

version simply refers to the Cushman Wakefield (CW) District Centre Study (January 2011) which 

it states concluded that the delivery timetable could no longer be achieved, as a centre could not 

be delivered to the west of the A386 until 2018 at the earliest.   

2.4 The revised pre-submission version of the DSAAP (August 2012) contains similar references to 

compliance with the CS, however paragraph 1.2 states that it amplifies and updates the CS Area 

Vision 9 and that both documents should be read together to aid decision making.  

2.5 These references are maintained in the submission version (December 2012) of the DSAAP (see 

paragraph 1.2 and 1.27).   

2.6 The Respondents do not accept that Proposal DS16 and the related text (as well as Proposal DS12) 

is consistent with the CS.  On the contrary, Proposal DS16 represents a fundamental departure 
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from the CS in its approach to the proposed location of the proposed new district centre; it 

cannot possibly be said that a policy promoting the centre to the east of the A386 (a principal 

route of the City) is consistent with a policy which requires it to be provided to the west of the 

A386. The Respondents submit that the DSAAP is unsound. 

2.7 Paragraph 17 of the NPPF states that plans should provide a practical framework within which 

decisions on planning applications can be made with a high degree of predictability and efficiency.   

In this case, the CS considered the strategic issue of the location of the new district centre for 

Derriford.  It was the subject of extensive consultation and local people, landowners and other 

stakeholders were able to participate in this debate.  Those same consultees should be able to 

rely, with certainty, that the broad agreed location of the district centre would not be changed 

through the promotion of the DSAAP, whose stated purpose was simply to translate the 

aspirations of Area Vision 9 into reality.  

2.8 Paragraph 5.3 of the CS states that, once adopted, the respective AAPs will take precedence over 

the Area Vision Statement contained in the CS.  It is respectively submitted that it was not the 

policy intention of the CS that an AAP would re-write the CS in fundamental respects; such a 

change in policy ought to be initiated by a new core strategy or local plan.  Moreover, it is plain 

that the broad location of a new district centre is of strategic significance, hence its detailed 

consideration through the CS.  Indeed, the bi polar vision for Plymouth and the creation of a new 

heart for northern Plymouth is one of the most strategic issues for the Development Plan.  The 

location of the district centre is a fundamental part of this vision. In this context, the CS confirmed 

that 'the most appropriate and flexible long term opportunity to develop the new District Centre 

lies to the west of the A386'. The Respondents maintain that the evidence base, which supported 

this clear conclusion, remains valid and robust. 

2.9 The Glacis Park (SWW) site is viable and deliverable and, importantly, accords entirely with the 

strategic direction set out in the CS.  

2.10 It appears that the Council has departed from this policy direction because the Glacis Park (SWW) 

site is considered not to present a deliverable opportunity.  This is strongly denied by the 

Respondents.  Firstly, this is not a policy requirement of the CS for the district centre to be 
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delivered by 2016; it is simply a target.  The CS deals with the role of targets in paragraph 1.10 and 

states that development proposals will be judged firstly in terms of policy compliance.  

2.11 The Respondents submit that the most sustainable and reasonable planning outcome will be 

achieved by facilitating a site which delivers the policy objectives of the CS within the period of 

the CS, rather than purporting to depart from these objectives without adequate (or any) 

justification. 

2.12 The Glacis Park (SWW) site remains the only option that can deliver a CS compliant solution, within 

a reasonable time period.  A statement from SWW is provided at Appendix 1.  This completely 

undermines the Council's purported reliance upon the Barracks site as being the only location that 

is able to deliver the fundamental requirements of the CS. The following principal points arise out 

of SWW's statement: 

 SWW has agreed a positive business case for moving the water treatment works ("WTW")  

and substantial investment has already been made in a pilot plant to test the technology for 

the new WTW; 

 Consultants have been employed in relation to the application for a new plant in Roborough, 

although planning permission has already been secured and partially implemented for much 

of the necessary work – substantial investment has therefore already been made in bringing 

the site forward; 

 It is intended to start construction of the WTW in 2014; 

 While the whole of the Glacis Park (SWW) site would be released by 2018, much of it could 

be released well in advance and therefore large parts of the district centre could be brought 

forward earlier.   

2.13 Commensurate with their commitment to the Glacis Park (SWW) site, the Respondents have 

commissioned a masterplan ("the Masterplan") by Mountford Pigott.  A copy is provided at 

Appendix 2 and demonstrates both how the range and quantum of uses envisaged by the DSAAP 

could be brought forward, with opportunities for further expansion both during and beyond the 

DSAAP period, if circumstances require it.  In particular, the Masterplan delivers: 
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 A large food store in the order of 7,000sqm and a range of retail units in the form of a high 

street; 

 Opportunity for expansion of retail opportunities, where it could be justified by impact 

assessment that it will not have an unacceptable impact on the vitality and viability of the 

City Centre; 

 A mix of other uses including commercial, leisure, residential and community; 

 A high quality public transport interchange; and 

 Sufficient space to provide an Energy Centre. 

2.14  Agent’s advice is provided at Appendix 3 which demonstrates that the proposals put forward in 

the Masterplan are viable and financeable.     

2.15  We respectfully submit that the Glacis Park (SWW) site is clearly deliverable and represents the 

most appropriate strategy for delivering a new heart in northern Plymouth.   

2.16  At paragraph 7.9 of the DSAAP the Council purports to identify the advantages of the Barracks site 

as a location for the new district centre. With respect, these advantages do not withstand scrutiny 

when compared to the greatly superior sustainability credentials of developing the centre to the 

west of the A386, per the Glacis Park (SWW) site.    

2.17 The Council’s own consultants continued to acknowledge the superiority of the Glacis Park (SWW) 

site in their 2011 Report (which commended the Barrack’s site) stating the [SWW] site "…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)  This conclusion is unsound for the reasons given 

above. 

2.18  The Masterplan prepared for Plymouth City Council (PCC) by PBA for the first phase of the district 

centre (provided in documents submitted to the NWQ Inquiry and reproduced at Appendix 4) 

shows that the Barracks site can deliver little more than a superstore facing the A386, with the 

remainder of the centre merely reinforcing the inward looking nature of development on the 
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A386.  By contrast, the MPP masterplan shows the potential on the Glacis Park site for a high 

street running through the centre of the site and a public square opening onto a public transport 

interchange on theA386. 

2.19 The PBA plan also fails to show land for the high quality public transport interchange which is a 

critical component of the district centre in the DSAAP.  Appendix 5 provides the Respondents 

submissions on transport matters, which demonstrate that achieving a step change in public 

transport accessibility is critical to the bi-polar vision for Plymouth.    

b) Retail Requirements for the Locality 

2.20  The Respondents also have concerns with regard to the level of floorspace envisaged to be 

delivered for Phase 2 of the District Centre.   

2.21 The Inspector’s Report into the CS noted that “it may well be that Derriford grows beyond the size 

normally associated with a District Centre, and becomes more like a town centre.  The test as to 

whether it should be allowed to so expand will be related to whether any proposal would not 

undermine the regional shopping role of the City Centre, and would provide benefits for the rest 

of the City.” (paragraph 3.21)   

2.22 The problems of failing to provide sufficient ‘critical mass’ for the district centre are recognised in 

the LDA Masterplan document commissioned by PCC ( August 2009).  Section 1.3 (4th paragraph) 

states – “a couple of local shops and a supermarket are unlikely to be sufficient to define the 

Centre of a large district of a major city.  Other areas that have tried to achieve this without the 

critical mass of development have had limited success. .. The nature and quantum of 

development at Derriford is likely to require sufficient scale to encourage a genuine mix of uses, 

the social use of space and so on.  Without these human interactions the Centre could be merely 

utilitarian – a place to pick up some groceries, but not the vibrant heart of North Plymouth”. 

2.23 The previous CW reports (2009 and 2011) took a capacity-led approach to allocation of floorspace 

for the new district centre, before then considering likely impact on existing centres, which is 

considered to be a proper, positively planned approach to plan-making.  The Roger Tym and 

Partners Retail and Centres study (May 2012) instead takes the lower floorspace proposals put 

forward by the Council in the draft DSAAP and then seeks to justify them.  It is not accepted that 
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this chimes with the NPPF, which requires that retail needs are met in full and are not limited by 

lack of sites. The Respondents submit that the study should be taking a demand led approach.   

2.24  The base case scenario put forward in the Roger Tym Study suggests an unmet comparison 

floorspace requirement of 101,269sqm up to 2026, yet the Council are only identifying 15% of the 

base case scenario of unmet need to be delivered at Derriford.  This is considered to be a 

substantial under-provision given Derriford’s strategic importance in the CS (paragraph 7.23 of 

the CS states that Derriford is seen as the priority secondary location for new investment) and lack 

of development opportunities in the City Centre. 

2.25  The conclusions of the Roger Tym Study are noted with regard to the health of the City Centre and 

the effect of the recent recession; however the report notes that the overall performance has 

improved since the development of Drakes Circus shopping centre, which it notes is close to full 

capacity.   

2.26  It is considered that the floorspace figures provided in the DSAAP policy are a substantial under-

estimate of what is needed to deliver a bi-polar heart for northern Plymouth. In the absence of an 

up-to-date, capacity-led retail study it is suggested that additional wording is included to enable 

flexibility for the centre to grow in the longer term if demand requires it and there is no significant 

adverse impact on the City Centre.  A similar approach has been taken with regard to other major 

centres and wording is suggested in Section 3 of this report. 

c) Flexibility to Grow in the Long Term 

2.27 Notwithstanding differences in opinion on the most appropriate location of the district centre, it is 

widely accepted that the centre must have the flexibility to grow in the long term so that it can 

provide a true heart for the north of Plymouth. 

2.28  The Council’s own consultants, CW, concluded in their 2011 report that the longer term expansion 

opportunities for the Barracks site appear more difficult (paragraphs 8.7 and 8.11). 

2.29 Conversely, the Glacis Park (SWW) site presents the greatest opportunity for expansion in the long 

term and this is recognised in both the 2009 and 2011 CW reports.  The Masterplan (Appendix 2) 
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shows one way in which the Glacis Park (SWW) site can be developed to achieve the range of uses 

envisaged by the DSAAP and so deliver a proper ‘heart’ for Northern Plymouth.   



 

Derriford and Seaton AAP Hearing Statement 
Respondent Reference: DSRAAP42 

10 

 

3 CHANGES SOUGHT 

3.1 In order to make the DSAAP sound, we respectfully suggest the following changes: 

Policy/Paragraph Change Sought to make the CS Sound Reason 

Strategic Objective 4 Amend paragraph 3 to read “promoting the 
development of a new District Centre on the 
west side of the A386, on the Glacis Park 
(SWW) site, as the best location to deliver all 
of the required components to create a 
successful District Centre within an 
appropriate timescale.” 

Delete point 4 – this is not considered 
necessary, as the floorspace figures are in 
Policy DS16. 

To reflect the most 
appropriate strategy 
having regard to 
reasonable alternatives. 

Proposal DS16 and 
Table 3 

 

Amend paragraph a) to replace Seaton 
Barracks Parade Ground with Glacis Park 
(SWW) site. 

Amend references to “2016” to “up to 2016 
and beyond” and replace “ultimately grow” 
with “be”. 

Amend paragraph d) to replace references to 
Seaton Barracks with “as part of the wider 
Glacis Park (SWW) allocation.  This land will 
be safeguarded…etc.” 

Replace text in paragraph e) with “Proposals 
exceeding these levels will be subject to a 
retail impact assessment taking into account 
the likely impact of the scheme on the vitality 
and viability of the City Centre.”  

Table 3 – delete “(up to the maximum 
floorspace that is identified)” 

As above and to enable the 
effective operation of the 
policy throughout and 
beyond the Plan period. 

Additional floorspace 
should be justified by 
impact assessment, rather 
than bound by ‘maximum’ 
levels. 

Paragraphs 7.9 to 7.11 Delete.  The location is already justified in the 
Core Strategy paragraphs 5.78 to 5.80. 

 

Paragraph 7.16 Amend final sentence to read: “For this 
reason, these details of the further growth of 

As above 



 

Derriford and Seaton AAP Hearing Statement 
Respondent Reference: DSRAAP42 

11 

 

the Derriford District Centre should be 
reviewed through the Plymouth Retail and 
Centres Study, or justified through a retail 
impact assessment taking into account the 
likely impact of the scheme on the vitality and 
viability of the City Centre.” 

Paragraph 7.18 Delete f) and i) as not relevant to Glacis Park 
site. 

As above 

 

 

 

  


