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15Sutton Harbour Area Action Plan
Issues & Options
This document has been produced by the City Council as a part of the first stage in 
preparing Plymouth’s new Local Development Framework (LDF).

Plymouth is experiencing a period of significant change.  There is a real expectation of 
improving the quality of people’s lives in a way that truly reflects the aspirations of local 
communities.  Significant developments are already underway to deliver key elements of 
this vision.  Further major opportunities are coming forward.  We need your help to evolve 
a Development Framework to manage these changes effectively.

In order to shape the content of this new development framework, we would like to know:-

• What sort of Plymouth do you want to see in the 
future?
The answers to this question will shape the ‘Core Strategy’ 
document which outlines how the city will evolve over the next ten 
or more years.

• What changes, if any, need to be made in your 
area to help improve it?
The answers to this question will shape the ‘Sutton Harbour 
Area Action Plan’ which will show in detail how the development 
opportunities in this area will help re-enforce its communities, as a 
part of Plymouth’s urban renaissance agenda.
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This document is intended to generate discussion about the issues and opportunities in 
the Sutton Harbour area.  It is not intended to be site specific, but rather to try and identify 
the more important strategic issues which will help to shape the way the area develops in 
the future.

Detailed guidance for this area will be produced in the third trench of Area Action Plan 
(AAP) preparation.  In the case of Sutton Harbour it is accepted that the guidance in the 
current Local Plan & First Deposit Local Plan and Sutton Harbour East Interim Planning 
Statement should enable satisfactory progress in the interim.

The timetable for producing the Sutton Harbour Area Action Plan is as follows:-

• Detailed consultation on the issues & options arising from this document in February/
March 2006,

• detailed policies and proposals will be generated as a result of this consultation, which 
in turn will be consulted on in September/October 2006,

• this will lead to the submission of the Sutton Harbour Area Action Plan to the 
Secretary of State at the start of 2007.

We need your views to help us shape the Area Action Plan for Sutton Harbour.
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The Sutton Harbour Area

Sutton Harbour, Plymouth’s original 
commercial port and still an active fishing port, 
is one of Plymouth’s most striking assets.  With 
its waterfront location and wealth of heritage, 
it is an important hub for international tourism 
and for the local community.

The area includes three distinct quarters:

The Barbican - steeped in maritime history, 
the Barbican village is Plymouth’s historic core – an area characterised by intricate 
cobbled streets, limestone warehouses, shops, pubs and restaurants.  It is an area of 
international importance and its conservation and continued prosperity is vital for the city.  
There are significant opportunities for mixed use developments within this area, including 
residential, retail, leisure, cultural and tourism uses. Any development must address the 
historic environment and waterfront interests.

Bretonside - Bretonside includes the predominantly residential area north of Notte Street.  
Planning permission has recently been granted for major new mixed use development in 
the vicinity of Moon Street – including residential, offices, retail and workshops.  A major 
mixed use development opportunity exists at Bretonside Bus Station, and adjacent sites.  
Possible uses include offices, tourist related uses, retail, leisure, transport interchange 
and residential.

West Coxside – West Coxside comprises a colourful mixture of uses, including the 
National Marine Aquarium and the fish market.  This area offers significant regeneration 
opportunities.
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Issues & Opportunities
The Sutton Harbour area has recently benefited from much investment in residential, 
employment, tourism and leisure uses, but there are still issues that need to be addressed 
if the area is to fulfil its potential. These are:

• How to bring disused or under-used land and buildings into viable, sustainable use 
that will make a positive contribution to the area? 

• How to better connect Sutton Harbour with the rest of the city and reduce the barrier 
posed by the highway network?  

• How to improve public access to the waterfront? 

• How to protect the fishing industry and marine-related employment?

• How to build on the success of recent mixed-use developments to create a sustainable 
and distinctive neighbourhood?

The Vision
To consolidate and develop the Sutton Harbour area as an attractive and sustainable 
mixed use city quarter, creating a unique, high quality environment that will attract 
investment and new residents.
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Options to deliver this vision
Redevelop underused sites.

There is much potential, on a number of vacant or poorly used sites, to both 
accommodate development and/or improve the gateways /waterfront environment.  Key 
sites are highlighted on the accompanying diagram.

Create a new neighbourhood

The Sutton Harbour East area offers an outstanding opportunity to create a sustainable, 
mixed use Harbour Village, incorporating residential, retail, community uses, 
entertainment, open space, leisure, arts, workshops, offices and other employment uses.  
Residential development must include a mixture of dwelling types, sizes, and tenures to 
create a mixed and balanced community.  

Enhancement of the historic environment

It is important to enhance Sutton Harbour’s historic environment, and maximise the 
potential of the area’s heritage to contribute to its regeneration.  To achieve this, the most 
important historic buildings, structures, features, surface treatments and materials need to 
be conserved and enhanced.  New development should complement this historic context.  
A Conservation Area appraisal could be conducted for the Barbican to investigate whether 
to extend the boundary to include Bretonside and Coxside.  The Citadel’s future role could 
be examined.  Redevelopment opportunities for buildings having a negative impact on the 
Barbican could be explored.

Improve gateways between Sutton Harbour and the rest of the city

Improving connections to the City Centre should be a priority.  The environment 
and appearance of key ‘gateway’ junctions could be improved to both enhance the 
distinctiveness of Sutton Harbour to residents and visitors and to improve its links to 
surrounding areas.  In particular, the Exeter Street/ Sutton Road and Commercial Road 
/Barbican Approach junctions could be improved.  Landmarks such as St Johns Church 
could also perform a gateway role, and this could be enhanced through improvements to 
their settings.
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The Vision - To develop Sutton Harbour as a sustainable and distinctive mixed use 
urban neighbourhood whilst safeguarding its historic environment, and fishing and marine 
related industry.
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Improve access to and through the area

Connections and linkages to and through the area could be created and enhanced.  
Options could include breaking down large development blocks to create new, convenient 
pedestrian routes.  Obstacles to pedestrian movement posed by busy roads and junctions 
also need to be overcome.

Promote public access to and enjoyment of the waterfront

Public access could be improved to and around the harbour through the creation of 
attractive, integrated walkways and open spaces.  A Sutton Harbour Heritage Trail needs 
to be completed.  This would create a circular route that would encourage visitors to 
explore the waterfront and to enjoy views across the harbour and to the rest of the city.  
Links could be improved between the Heritage Trail and the Waterfront Walkway, South 
West Coast Path and the National Cycle Network, so that they become fully integrated.  
The lock bridge between the Barbican and Coxside provides an important pedestrian link, 
but now needs to be reconfigured with an exciting new bridge structure that meets the 
needs of the number of visitors who use it.

Public enjoyment of the waterfront can be further enhanced by the encouragement of 
active ground floor uses for buildings fronting the waterfront walkway, including leisure, 
entertainment, arts, retail uses, as well as signage and historic interpretation.  This could 
enhance the waterfront’s vibrancy. 
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Prioritise pedestrian and cyclist movement

Pedestrian and cyclist movement through the area could be encouraged by providing 
safer, more direct routes with the removal of unnecessary street clutter.  To encourage 
walking, traffic calming measures and safer, more convenient pedestrian crossings could 
be created at Notte Street, Bretonside, Exeter Street, Sutton Road, Commercial Road and 
Barbican Approach.  Street furniture and signage could be integrated and rationalised to 
reduce clutter and maximise walkway space.  A new pedestrian link could be developed 
from Shepherd’s Lane to the quayside as part of the Harbour Village development.

Reduce surface level car parking 

Quayside parking could be rationalised to improve public access.  The negative visual 
effects of surface level car parking could be reduced by seeking alternative options for 
meeting parking demands in the area.
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Key matters for consideration
• The major redevelopment opportunities to the east and west of Sutton Road involve 

a variety of uses and ownerships.  It is vital that this area is redeveloped to a 
comprehensive master plan, to ensure that it relates to the surrounding communities, 
as well as linking to the city centre.

• Redevelopment opportunities around Bretonside Bus Station and Notte Street, 
together with the Drake Circus redevelopment, should help to link the city centre and 
the Barbican, particularly through stronger pedestrian linkages.

• Any proposed development needs to respect the character and appearance of the 
area, and have regard the future of existing uses.

• Southside Street and New Street have experienced a growth in the evening economy. 
There is a need to balance the competing demands of residents, traders and the 
evening economy in this area.

We would like your views on these matters:
1) Is this the right vision for Sutton Harbour?

2) What do you think are the priorities for meeting community needs, leading to the 
successful consolidation this area as an attractive mixed use city quarter?

3) Are there other options to address these issues?
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We need to know what you think
The statutory consultation period to respond is 7th March - 18th April 2005.

All comments must be received within this period and can be sent to:

Strategic Planning Manager

Planning & Regeneration
Plymouth City Council
Civic Centre
Plymouth
PL1 2EW

or

by fax: 01752 304294
by email: ldf@plymouth.gov.uk

Further copies of the leaflet and response forms are available from:

www.plymouth.gov.uk/ ldf
The Civic Centre (Planning Section)
Local Libraries

This Document Is also available in Large Print, Braille, or on Audio Tape


