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1.0 INTRODUCTION 

 

1.1 Montagu Evans LLP acts on behalf of Sutton Harbour Holdings Ltd (SHH), leasehold 

owners of the former Plymouth City Airport Site (FAS).  The 45 hectare (113 acre) site 

is identified at Appendix 1. 

 

1.2 SHH have been actively involved in the formulation of the Area Action Plan (AAP) 

having submitted representations at the pre-submission and revised pre-submission 

stages. 

 

1.3 This statement has been prepared to assist the Inspector at the Examination in Public 

(EiP) of the AAP.  In particular it seeks to assist the Inspector in connection with 

Matter 3 and certain questions specifically raised by him. 

 

1.4 For brevity we do not report each question but instead deal with topic areas and 

reference question numbers where applicable.   

 

1.5 This statement has been prepared by Montagu Evans with input from the following: 

 

 AWW – Masterplanners  

 Peter Evans Partnership – Transport Consultants  

 Fjori – Aviation consultants   

 DTZ – Agency input  

 WSP – Sustainability Consultants  

 Sutton Harbour Holdings  
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2.0 INSPECTOR’S QUESTIONS 

 

2.1 Matter 2 seeks to challenge the approach to ‘place shaping’ and questions whether 

the adopted approach is robust.  It also questions whether the AAP will be effective in 

terms of securing implementation of its policies and allocations. 

 

Question 5  

 

2.2 The Plymouth City Council Transport Strategy May 2012 has evolved from earlier 

versions of the document. This identifies the proposed infrastructure at junctions 

within the Derriford and Seaton AAP area to support the planning development. This 

includes works to the Derriford Roundabout to create a signal junction, the creation of 

a link between Derriford Road and Plymbridge Lane known as the Marjons Link, the 

Forder Valley Link Road (FVLR) and the creation of a High Quality Bus Network with 

a hierarchy of transport hubs. 

 

2.3 The Inspector’s question regarding deliverability of the transport infrastructure raises 

two points; the ability to provide and fund the infrastructure identified and the 

effectiveness of the proposals in achieving their intended outcome.  

 

2.4 The practical delivery of the measures is not secure. Notwithstanding the need to 

fund the infrastructure, the impact on the natural environment of the FVLR is 

significant. The delivery of the Marjon Link requires third party land. The FVLR has 

not been approved and so there is no evidence that this is deliverable. Funding is not 

yet secured. The availability of the third party land for Marjons has not been 

confirmed through any material available to date. 

 

2.5 Traffic modelling has been undertaken to assess the overall impact of the Transport 

Strategy in terms of effects on developing in accordance with the AAP and providing 

the infrastructure on journey times across the area. The specific performance of 

individual junctions and the benefits offered by the individual works have not been 

demonstrated to date. From discussions with the highways officers, as identified in 

section 2, no cost/benefit analysis or assessment of specific junctions has been 

undertaken. 

 

2.6 The Seaton Neighbourhood Planning Application includes a Transport Assessment. 

This considers the performance of the William Prance junction and the redistribution 

of traffic on the network as a result of the construction of the FVLR. However, the 

assessment is undertaken for year 2016 (taken to represent 2022). It does not 

include all development proposals within the AAP, nor all infrastructure proposals. It 

specifically excludes the effect of the signalisation of the Derriford Roundabout 

junction.  

 

2.7 The Highways Agency has indicated that Plymouth City Council is undertaking further 

assessment of the effect of the transport strategy proposals - yet only two weeks from 

the EiP no such evidence has been forthcoming despite numerous requests. This is 
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not a robust approach, particularly given the acknowledged capacity issues of the 

local network. Failure to ensure an acceptable transport solution exists for the 

development proposed is a fatal flaw.  

 

 

Question 6 

 

2.8 DS02 aims to deliver improvements to connectivity.  The policy sets three criteria 

against which improvements to permeability and connectivity and maximising 

accessibility will be judged.  Whilst we do not have specific concerns over these tests, 

we do have significant doubts on the extent to which the proposed allocations can 

realistically achieve any improvements.  The effectiveness of the plan must therefore 

be questioned.   

 

2.9 No evidence exists to show how any of the allocations have been tested in terms of 

their credentials to satisfy the identified criteria.   

 

2.10 Furthermore we are of the opinion that the Council’s failure to consider all reasonable 

alternatives means that the optimum solution is being missed in regards to a number 

of the key development objectives.  By way of example I summarise below the 

comparative merits of delivering the MNDC on either the FAS and Seaton Barracks 

sites when assessed against the criteria of Policy DS02.   

 

Policy DS02:  Improving 

Connectivity 

FAS SBS 

Delivering a permeable 

network of streets and spaces 

that provide clear pedestrian 

and cycle routes, make 

positive links with the 

adjoining areas and support 

the increased use of public 

transport. 

Deliverable, with 

potentially excellent 

transport links which will 

open up the whole of the 

northern section of 

Derriford.  Excellent 

connectivity with 

adjoining residential 

areas.  

Limited ability to create a 

truly permeable scheme, 

fully connected to the 

existing urban context. 

Access will mainly be from 

William Prance Road 

(certainly for the initial 

phase).  Links through to 

areas north of the ‘tree belt’ 

will be more difficult, due to 

topography. 

Supporting measures to 

reduce the severance to 

pedestrian and cycle 

movements caused by the 

A386 

Excellent pedestrian 

crossing and footbridge 

links.  

No evidence of footbridge 

links or equivalent 

measures to reduce the 

severance of the A386, but 

site is adjacent to an 

existing crossing. 

Ensuring where possible that 

car parking is located to the 

rear of buildings, or 

underground, or in suitably 

Deliverable and avoids 

multi-storey solutions in 

line with the policy 

aspirations. 

It is likely that phase 1 can 

be delivered using multi-

storey parking, as 

described in the AAP. 
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designed and wrapped multi-

storey car parks.  Ideally car 

parks would be dual use to 

avoid the inefficient use of 

land and create a better 

urban form. 

No underground or multi-

storey car park needed.  

Parking will be located to 

the rear of the buildings, 

designed for dual use. 

 

2.11 In our view the FAS would deliver a far more effective solution in terms of the policy 

objectives.   

 

Question 8  

 

2.12 Policy DS04 requires that all development proposals must contribute towards the 

protection and enhancement of the natural environment.  Enhancement of trees and 

hedgerows as an important attribute of this.   

 

2.13 As an important strategic issue it is important that the potential impact of development 

proposals is duly considered prior to any allocations within the AAP. 

 

2.14 In the absence of specific scheme details for the proposed MNDC allocation at 

Seaton Barracks, we cannot see how any certainty can be concluded that such a 

scheme can come forward, compliant with these policy objectives.   

 

2.15 The Barracks site contains high quality trees that have significant amenity value.  The 

need to incorporate them into the urban fabric of any development proposal must 

compromise the scheme.  We would invite the Inspector to view these on his site 

inspection.  The same applies to the NWQ site. 

 

2.16 On the contrary, the FAS is an open site without trees or hedgerows that contribute to 

the strategic landscape network.  The failure to consider the site as a reasonable 

alternative therefore unnecessarily compromises this policy objective.   

 

2.17 Likewise we question the merits of the Seaton Neighbourhood allocation (Proposal 

DS13).  This site has significant ecological and biodiversity value.  As a greenfield 

site, it is a requirement of The Framework that in preparing plans to meet 

development needs, the aim should be to minimise adverse affects on the local and 

natural environment.  Stating that: 

 

“Plans should allocate land with the least environmental or amenity value” 

(Paragraph 110) 

 

2.18 It goes onto state that planning policy should encourage the effective use of land by 

re-using land that has been previously developed, provided it is not of high 

environmental value. 
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2.19 The FAS constitutes previously developed land and is not of high environmental 

value.  Had the Council properly considered it as a reasonable alternative for 

development, it could only have found it a more suitable site than Seaton 

Neighbourhood. 

 



 

 
 

 

 

 

 

 

 

 

APPENDIX 1.0 

Site Plan  






