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The LPA has always considered viability and deliverability as integral elements of 
its plan-making, and indeed, has gone further with the Derriford AAP than all of 
its other AAP’s in this regard.  In our view, we are able to demonstrate that we 
have prepared a plan which is’ deliverable over its period’ and is informed on 
‘proportionate evidence’ (para. 182 NPPF). 
 
Before setting out how we have sought to make sure that the plan meets the 
effectiveness test in this respect, it should be noted that we have recently 
commissioned GVA to work with our own in-house viability expert on a report 
which will make more explicit the deliverability and viability of the plan as a whole 
and key sites in particular, in support of our delivery framework for the AAP.  The 
preparation of this report is well advanced and we anticipate publication before 
the end of February 2013.  It has been prepared specifically with the guidance of 
‘Viability Testing Local Plans – Advice for planning practitioners’ in mind.  Given 
the timing of the preparation of the report, we believe that this will include helpful 
information to the forthcoming public examination. 
 
The report will be structured around 3 sets of information:  

• A review of the values generated through development and the 
opportunities to use this alongside grant funding to deliver the key 
infrastructure proposals 

• An area wide viability analysis of the AAP as a whole, including high level 
appraisal of the development sites 

• More detailed appraisals of the key sites, namely: 
• DS12 Glacis Park 
• DS13 Seaton Neighbourhood 
• DS14 North West Quadrant 
• DS16 District Centre 

 
Although this report will explicitly bring information on viability into a single 
composite report, the LPA’s approach to ensuring its plan is deliverable has 
comprised the following elements: 

• The AAP’s housing sites were all considered by an independent panel 
including private sector / developer interests, who advised on the likely 
overall viability / deliverability of the sites from a market perspective 
(Strategic Housing Land Availability Assessment, 2009, as updated) 

• The shopping study reports prepared by Cushman & Wakefield 
considered the commercial  / market view in relation to the likely overall 
viability / deliverability of the options for the district centre 



• In Nov 2012, we had our CIL Public Examination at which our generic 
viability report for development in the city as a whole was undertaken and 
found sound; although this appraisal work was not Derriford specific, it did 
consider low, medium and high value areas (Derriford is a high value 
areas) and provided a clear understanding of viability characteristics 
relating to development in the AAP area. 

• Our Derriford Delivery Framework document contains information about 
the deliverability of our infrastructure proposals, which has taken account 
of costings provided by a range of infrastructure providers (including for 
example the highway authority and education authority), reflects more 
detailed studies (e.g. feasibility study for Derriford community park), and is 
based upon an understanding of external funding initiatives and bid 
timescales.   

• We have used an in-house viability expert on the team that prepared the 
AAP – he has been actively engaged with key land / developer interests in 
the area in respect of development viability including several years of 
engagement on the following key AAP proposal areas: 

 
Seaton Neighbourhood (reference proposal DS13) 

• Pre-application discussions on viability matters, including 
appraisals since November 2011  

• Formal planning application submitted November 2012 with 
viability dialogue and engagement continuing since 
submission.  Application still to be determined. 

 
RGF bids for FVLR made in June 2011 and June 2012 (reference 
Forder Valley Link Road within DS13) 

• Bid to Regional Growth Fund submitted by the Hawkins 
Trust with support from the Council and adjoining 
landowners for the delivery of the Forder Valley Link Road – 
detailed appraisals considered in relation to Seaton 
Neighbourhood proposal as part of the bid preparation 
process. 

 
North West Quadrant (reference proposal DS14)  

• Planning application submitted July 2009 whereby a scoping 
viability exercise was undertaken, followed by further viability 
discussions from March 2010 followed by the exchanges 
that took place during the recent S78 appeal in September 
2012.  Substantial information on viability identified through 
consideration of multiple appraisals, 

 
District Centre (reference proposal DS16) 

• Discussions with South West Regional Development Agency 
during 2010 regarding delivery of the district centre on the 
former Seaton Barracks Parade Ground.  Plymouth City 



Council purchased this land from SWRDA in August 2011 
and discussions regarding the delivery of the district centre 
continued and included consideration of viability appraisals 
and masterplanning work. 

 
We have not published detailed viability appraisals that development interests 
have shared with us, on grounds of commercial confidentiality – which is one of 
the reasons why we chose to undertake the additional report we are currently 
undertaking – see above. 
 
In our view, we are able to demonstrate that we meet the effectiveness test, 
although clearly this is a matter still to be tested. 
 


