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1. Introduction
Plymouth City Council, South Hams District Council and West Devon Borough Council are producing a Joint Local Plan (JLP) which will provide
the framework for how the development needs of the area defined as the Housing Market Area will be met to 2034. In addition to the provision
of policies which guide development proposals, the document will also allocate sites for a range of uses including housing and employment land.
This report sets out the approach to integrating the requirements of the Flood Risk Sequential Test into the assessment of all of the sites
considered for allocation as part of the work on the preparation of the Joint Local Plan. The aim of the sequential test is to steer new development
to areas with the lowest probability of flooding.

2. NPPF
The National Planning Policy Framework (NPPF) advises that ‘Local Plans should take account of climate change over the longer term, including factors
such as flood risk, coastal change , water supply and changes to biodiversity and landscape (para 99). It goes on to advise the inappropriate development
in areas at risk of flooding should be avoided by directing development away from area at highest risk, but where development is necessary, making
it safe without increasing flood risk elsewhere…..Local Plans should apply a sequential, risk based approach to the location of development to avoid
where possible flood risk to people and property and manage residual risk by taking account of the impacts of climate change by
a)
b)
c)
d)
e)

Applying the sequential test
If necessary, applying the Exception Test;
Safeguarding land from development that is required for future and current flood management
Using opportunities offered by new development to reduce the causes and impacts of flooding; and
Where climate change is expected to increase flood risk so that some existing development may not be sustainable in the long term,
seeking opportunities to facilitate the relocation of development, including housing, to more sustainable locations.

The sequential test is a key component of the hierarchical approach to avoiding and managing flood risk. In undertaking the Sequential Test for its
site allocations, the Councils have had regard to the advice within the NPPF and the National Planning Practice Guidance (NPPG) as well as the
individual Strategic Flood Risk Assessment (SFRA) for each of the Council areas. This assessment process enables the Councils to ensure that there
are no other suitable, deliverable, available or reasonable locations for the development within the plan area.

3. Sequential and Exceptions Test Methodology
The Sequential Test is a decision making tool designed to ensure that areas at little or no risk of flooding are developed in preference to areas of
higher risk. The NPPF advises that ‘the aim of the sequential test is to steer new development to areas with the lowest probability of flooding. Development
should not be allocated or permitted if there are reasonable available sites appropriate for the proposed development in areas with a lower probability of
flooding.” (para 101)
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Flood Risk Management Hierarchy (taken from the National Planning Practice Guidance (NPPG))

The NPPG allows the application of the Exception Test by the LPA where following the application of the sequential test, it is not possible
for development to be located in areas with a lower risk of flooding. The Exceptions Test therefore provides a method for managing flood
risk while still allowing development to occur. The point at which the Exception Test is applied varies dependant on the flood risk and the
type of development proposed.
There are two elements of the Exception Test both of which need to be passed:
Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
3

a) It must be demonstrated that the development provides wider sustainability benefits to the community that outweigh flood risk,
informed by a SFRA where one has been prepared
b) A site specific flood risk assessment (FRA) must demonstrated that the development will be safe for its lifetime, taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and, where possible reducing flood risk overall

Flood
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Key:
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x
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•
•
•

Flood Risk Vulnerability Classification
Essential
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Exception
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required †
Exception
Test
required *
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✓
Exception
Test
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More
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Exception
Test
required
✗

Less
vulnerable
✓
✓

Water
compatible
✓
✓

✓

✓
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✓*

Development is appropriate
Development should not be permitted
In flood zone 3a essential infrastructure should be designed and constructed to remain operational and safe in times of flood.
In flood zone 3b (functional floodplain) essential infrastructure that has to be there and has passed the Exception Test, and water
compatible uses, should be designed and constructed to:
Remain operational and safe for users in times of flood;
Result in no net loss of floodplain storage;
Not impede water flows and not increase flood risk elsewhere.
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4. Background Evidence
The Councils have a number of key sources of evidence when looking for potential development sites.
Plymouth
In Plymouth the Council have prepared a Plan for Managing Flood Risk in the City. This document builds on the Plymouth Preliminary Flood Risk
Assessment (PFRA) and the Strategic Flood Risk Assessment (SFRA) and should be considered together with the PFRA and SFRA as meeting the
requirements of the Flood and Water Management Act 2010 and the National Planning Policy Framework to provide evidence to manage flood
risk.
Within the city there are other Risk Management Authorities (RMAs) that manage flood risk and their responsibilities are set out below
• Tidal – EA and PCC
• Fluvial EA (main rivers) and PCC (ordinary watercourse)
• Surface water – PCC
• Sewer Flooding
Thriving Towns and Villages
South Hams District and West Devon Borough Councils have prepared SFRA Level 1 studies for the Local Authority area and a Level 2 assessment
for the key settlements that are at risk from flooding, namely Kingsbridge and Totnes. This has informed the selection of sites, such that
development is steered to sites within Flood Zone 1. Sites where development is proposed in Flood Zones 2 and 3 have been the subject of the
sequential test and the exceptions test. For these allocations, criteria are specified that require more vulnerable uses to be located appropriately
and for express measures to ensure safe access and egress arrangements. For individual developments on sites that are not allocated and that
come forward through the Development Management process there will be a requirement to meet the provisions of the Flood and Water
Management Act 2010 and the National Planning Policy Framework, which require evidence with respect to managing flood risk,.
Within the TTV area the Risk Management Authorities (RMAs) that manage flood risk and their responsibilities are set out below
·
·
·
·

Tidal – EA and DCC (the Lead Local Flood Authority)
Fluvial EA (main rivers) and DCC (ordinary watercourse)
Surface water – DCC
Sewer Flooding

These documents combined have provided evidence of types of flooding and the areas which are affected.
Types of flooding
The flood risks in the area come from six possible sources, which could combine at certain times and places
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•

Tidal – flooding from the sea as a result of storm-driven tidal surges and big waves. The majority of the City is elevated well above the
level at risk of flooding from the sea; however areas where land has been reclaimed from the sea are particularly at risk from tidal flooding,
as are the exposed coastal frontages. For Plymouth areas of high risk of tidal flooding include Barbican (Sutton Harbour), Marsh Mills and
Stonehouse. Other areas at lesser risk include Millbay and parts of Union Street, Hooe/Oreston and Turnchapel, Devonport, The Ride
(Saltram), Embankment Road and Laira West Hoe, Stonehouse Pool, Royal William Yard and Ernesettle.
Some parts of South Hams and West Devon are susceptible to tidal flooding. In West Devon the areas at risk are located around the
Tamar at Bere Ferrers, Weir Quay, Morwellham Quay and Lopwell. In South Hams, the vulnerable areas are associated with the Rivers
Yealm, Erme, Avon and Dart; the Kingsbridge Estuary and individual low lying coastal settlements. The key larger settlements susceptible to
tidal flooding are Dartmouth, Kingsbridge, Salcombe and Totnes with parts of Newton Ferrers and Yealmpton also at risk. Smaller
settlements at risk include Hope Cove, Frogmore, South Pool and Torcross.

•

Fluvial – rivers and streams overtopping their banks after heavy rainfall, either because of insufficient channel capacity or blocked culvert
screens, or a combination of the two. In the City development has occurred within the floodplains of many of the watercourses that flow
through the city area, placing this development at risk of fluvial flooding. In South Hams and West Devon the detailed river network has
been provided by the Environment Agency to show the locations of the main rivers and watercourse within the Council Areas.

•

Surface water flooding - this can occur when the capacity of drains to take rainfall during high levels of rainfall does not work efficiently
and flooding can occur. In Plymouth the large amount of hard surfacing in the city prevents rainwater soaking into the ground and this
means that surface water flooding can occur. When the capacity of these drains are overwhelmed water flows overland and finds low
spots and hollows which can result in flooding of property and infrastructure. In response to the severity of this risk the EA have identified
most of the urban area of the Plymouth as a ‘Critical Drainage Area’ demanding higher standard for new development in relation to surface
water management. In South Hams and West Devon the Environment Agency Flood Map for Surface Water (FMfSW) indicates areas
across the Thriving Towns and Villages that are at risk from surface water flooding. These maps are not definitive but provide useful
information to help inform flood risk management.

•

Sewer flooding occurs when the sewers are overwhelmed by the volume of water entering them or because of blockage. Flows of foul
sewage are predictable and it is generally excess surface water entering the sewer during storm events that causes sewer flooding. Sewer
flooding is characterised by backing up of drains, overflowing through drain covers and toilets. Both combined sewers (taking foul and
surface water, and surface water sewers are vulnerable to this type of flooding. In South Hams and West Devon areas at risk of Sewer
Flooding have been identified through a review of records on the DG5 register and from data held by SWW.

•

Groundwater flooding occurs as a result of water rising up from the underlying rocks or from water flowing from abnormal springs. This
tends to occur after much longer periods of sustain high rainfall. Higher rainfall means more water will infiltrate into the ground and cause
the water table to rise above normal levels. In low lying areas the water table is usually at shallower depths anyway, but during very wet
periods with all the additional groundwater flowing towards these areas, the water table can rise to the surface causing groundwater
flooding.
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•

Reservoir Flooding – Reservoirs are artificial water bodies making use of a constructed barrier and water control devices to withhold
water. If either of these fails, large volumes of water can be released in a short space of time. This water plume can cause significant
damage.
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5. Planning Context and Key Assumptions
The Joint Local Plan seeks to deliver 26,700 new homes and to ensure that sufficient land is available to allow the forecast of 321,673sqm to be
delivered in the JLP Area by 2034. The Councils have been working together on a distribution strategy for the Housing Market Area (HMA) and
the Functional Economic Market Area (FEMA).
The spatial strategy for the Plymouth and South West Devon JLP operates at three different spatial levels:
1) The whole plan area. This includes the Plymouth Housing Market Area (HMA) which is made up of Plymouth Housing Market Area
(HMA) which is made up of Plymouth, South Hams and West Devon local authority areas. The area also extends into part of the
Dartmoor National Park Authority (DNPA), however the JLP will not contain plans, policies or proposals within Dartmoor as the DNPA
are preparing their own Local Plan to set out plans and policies for their local planning authority area.
2) The Plymouth policy area. This incorporates the administrative area of Plymouth City Council but also extends to the edge of the city
into the urban fringes. This area includes parts of South Hams administrative area for example Woolwell, Langage, Sherford and also some
of the landscape setting of the city. The Plymouth policy area is defined on the JLP policies map. Within this policy area, the spatial
strategy operates at two distinctive levels:
a. The entire Plymouth Policy area
b. The city’s three Growth Areas (City Centre/Waterfront: Derriford/Northern Corridor and Eastern Corridor)
3) The Thriving Towns and Villages policy area. This incorporates rural South Hams and West Devon including its market towns,
settlements and villages.
These spatial levels represent an appropriate structure for organising the plan, acknowledging the inter-relationships between Plymouth and the
fringe areas and the rural towns and villages.
Joint Local Plan Policy SPT3 translates the development strategy into policy:
Policy SPT3
Provision for new homes
The LPAs will plan, monitor and manage the delivery of housing from 2014 to 2034 in accordance with the spatial strategy and site allocations set
out in this plan. Housing provision will be made for at least 26,700 dwellings (net) in the Plan Area during the plan period 2014 to 2034,
comprising the policy area totals and the related market housing and affordable housing provision as follows:
1. Within the Plymouth Policy Area – at least 19,000 new homes, of which 4,550 should be affordable.
2. Within the Thriving Towns and Villages Policy Area – at least 7,700 new homes of which 2,050 should be affordable.
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The delivery and availability of housing land will be monitored annually. Any necessary adjustments will be made in order to deliver the overall local
plan housing target and maintain a rolling 5 year supply of deliverable housing land, consistent with the policy area totals.
The area of search for identifying reasonable alternative sites is different for the two policy areas. Within the Plymouth Policy Area, the area of
search will be the policy area. In line with the approach set out in PLY2 of the JLP, the three growth areas (City Centre and Waterfront, Derriford
and the northern corridor, and the Eastern corridor) will be the focus of regionally significant levels of growth in jobs and new homes, and as such
it would be appropriate to carry out the Sequential Test over a smaller area reflecting the growth areas in the city. In the TTV policy area due to
the rural nature and geographical dispersal of settlements it would not be appropriate to look for lower risk sites in different settlements.
Development in the following areas will not be expected to look for alternative sites in other parts of the plan area as part of the Sequential Test:
•
•
•
•
•
•

City Centre and Waterfront
Derriford and northern corridor
Eastern corridor
Dartmouth
Ivybridge
Kingsbridge

•
•
•
•
•
•

Okehampton
Tavistock
Totnes
Bere Alston
Dartington
Hatherleigh

•
•
•
•
•
•

Lifton
Modbury
North Tawton
Salcombe
Stokenham/Chillington
Yealmpton

These areas reflect the spatial strategy set out in policy SPT3 as the areas as the focus for development across the JLP area. The Sequential Test
will look at development in terms of how it contributes to delivering development in key settlements. It would not be good planning or sustainable
for development which cannot be provided within Ivybridge to be provided in Tavistock, for example. It is therefore important in terms of
sustainability that development is provided for within key identified locations.
Alongside the development strategy the Joint Local Plan contains policies which seek to ensure that development proposals follow a sequential
approach. Policy DEV37 provides the basis for how the sequential approach should be applied across the plan area.
Policy DEV37
Managing flood risk and water quality impacts
The LPAs will assist the Lead Local Flood Authority in the management of flood risk and water pollution within the Plan Area by directing
development away from areas at highest risk, but where development is necessary ensuring that it is safe without increasing flood risk and pollution
elsewhere. Specific provisions include:
1. In respect of development of sites not provided for in this plan, a sequential approach will be used in areas known to be at risk from any
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form of flooding. Development will be resisted if there are reasonably available sites appropriate for the proposed development in areas
with a lower probability of flooding.
2. Where it is not possible for the development to be located in zones with a lower probability of flooding, an Exception Test must be
undertaken to demonstrate that:
i.
There are overriding sustainability benefits to the community to be gained from allowing the development.
ii.
The development will be safe for its lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere,
and, where possible, will reduce flood risk overall. This must be demonstrated through a site-specific flood risk assessment.
3.
i.
ii.

Development proposals at sites which fall into Flood Zones 2 or 3 (in whole or in part) should:
Be supported by a comprehensive and deliverable strategy to minimise flood risk.
Be resilient to flooding through design and layout, incorporating sensitively designed mitigation measures. These may take the form of
on-site flood defence works and/or a contribution towards, or a commitment to undertake such off-site measures as may be necessary
to meet required flood protection standards, for example, as set out in the Local Flood Risk Management Strategy.
iii.
Provide sufficient space for drainage and flood alleviation schemes.

4.

Development should incorporate sustainable water management measures to reduce water use, and increase its reuse, minimise surface
water run-off, and ensure that it does not increase flood risks or impact water quality elsewhere, in compliance with the Local Flood Risk
Management Plan and national standards for sustainable urban drainage systems. Surface water from proposed developments should be
discharged in a separate surface water drainage system which should be discharged according to the following hierarchy:
i.
Discharge to a waterbody (if available and with sufficient capacity).
ii.
Infiltration
iii.
Discharge to a surface water sewer, highway drain or culverted watercourse with attenuation as required.
iv.
In exceptional circumstances, discharge to a combined sewer.

5.

Proposals for discharges of surface water direct to coastal waters must include measures to remove particulate and dissolved pollutants in
order to conserve the quality of coastal environments.
Developments which undermine the role of undeveloped estuarine coastal margins in providing resilience to climate change will not be
allowed.
Developments located within the Critical Drainage Area should include a Drainage Strategy setting out and justifying the option(s)
proposed, present supporting evidence, and includes proposals for long term maintenance and management.
Development will not be permitted without confirmation that sewage / wastewater treatment facilities can accommodate or be improved
to accommodate the new development, in advance of the development taking place.
Where necessary, financial contributions will be sought for the maintenance and improvement of drainage infrastructure, fluvial and tidal
flood defences, and erosion defences. Development should provide financial contributions, as necessary, to mitigate impacts on sewer
network and to ensure no adverse effect on the integrity of any designated sites.

6.
7.
8.
9.
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6. Applying the Sequential and Exception Tests
The assessment of sites for potential allocation has been following a set process as set out in Appendix 1. This process has meant that different
environmental, social and economic factors have been considered in order to help inform which sites the Councils wish to allocate for
development within the Joint Local Plan. This document will help inform choices at ‘Stage 3 Further Consideration of Sites’ and enable the
Councils to decide which sites should go forward into the plan as allocations.
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7. Sequential and Exceptions Testing of Sites
In order to ensure that development proposals and available sites meet with the overall sustainable distribution of development, the sequential and
exceptions testing of sites has been undertaken within the distinctive policy areas of the Joint Local Plan, i.e. the Plymouth Policy Area and Thriving
Towns and Villages Policy Area. In the Thriving Towns and Villages Area, this has been taken to mean that the sequential and exceptions test has
been applied to each settlement identified in the development strategy rather than across the whole TTV area. This is considered to be a logical
approach and consistent with supporting the growth in this area.
7.1 Plymouth Policy Area Sequential and Exceptions Test
The process of assessing sites for strategic allocation has led to various sites being rejected from the process at key stages. The sites which have
been rejected from the process at stage 1 and 2 are listed in Appendix 2.
Within the Thriving Towns and Villages Policy Area, a significant number of sites were submitted for consideration which did not pass stage 1.
These are documented in the Thriving Towns and Villages Strategic Housing Land Availability Assessment (SHLAA).
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Table A - List of Flood Zone 1 Sites – Sequential Test of proposed allocations
The sites shown in tables A and B are those sites which have been identified for development within the Joint Local Plan in the Plymouth Policy
Area. It should be noted that many of the sites proposed fall within identified Critical Drainage Area (figure 1). Many catchments within the City
of Plymouth are small, steep and heavily urbanised making them prone to flash flooding during heavy rainfall events. Other critical drainage
problems include flooding and water quality problems resulting from the reliance on combined drainage systems (where surface water uses the
same pipes as foul water) in many areas of the city and flooding associated with high tides restricting the discharge of surface water to low lying
land. Climate change predictions show that the frequency The Environment Agency have issued advice relating to the this area and it is
important that proposals for development have regard to the requirements set out. All new development has a part to play in reducing current
rainfall run off rates and the Environment Agency have issues standard advice for development in these areas, some sites will also require special
bespoke advice.
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Figure 1: Critical Drainage Area
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Table A: List of sites in Flood Zone 1

JLP policy
ref
PLY8

Site Details

Other sources of flooding

Proposed allocation

Surface water flooding (1 in 100
year, 1 in 1000 year events)

Retail mixed use

PLY9

Royal Parade (between
Armada Way and Old
Town Street)
Mayflower Street East

Mixed use – office/student

PLY10

Cornwall Street East

PLY11

Cornwall Street West

PLY12

New George Street
West
Royal Assurance site,
Armada Way
Land at 19 The
Crescent, Derry’s
Cross
Civic Centre

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None
None

Mixed use – retail and housing

None

Mixed use – small scale retail, leisure, hotel, offices and housing

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 1000
year events)

Mixed use refurbishment of Civic Centre building and erection of new
building on car park site, including residential, offices, hotel,
restaurants, bars, leisure and cultural uses.
Mixed use regeneration including offices, education facilities,
commercial, hotel, small-scale retail, residential and student
accommodation.
University uses

None

Mixed use – Hotel/housing

PLY13
PLY14

PLY15

PLY16

PLY17
PLY18

PLY27

Plymouth Railway
Station and Intercity
House
Plymouth University
Plymouth History
Centre and land at
Tavistock Place/Chapel
Street
Register Office,

Mixed use – retail/housing/parking

Mixed use – Commercial/housing

Mixed use – retail/housing

History Centre with a higher education led mixed use development
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PLY28

Lockyer Street
Land north of Cliff
Road, The Hoe

PLY29

Millbay Waterfront

PLY35

Drakes Island

PLY36 (4)

Millfields Trust, 278
Union Street,
Stonehouse
Brickfields Recreation
Ground
Derriford Commercial
Centre

PLY36 (6)
PLY38

PLY40

PLY42

PLY43

PLY46 (1)

PLY46
(10)

None

Mixed use – hotel/housing

The site is within the Coastal
Zone of Concern
Flood Zone 1

Use of the pier for marine related and cultural uses, including facilities
to support the delivery of marine events in the city
Heritage-led regeneration compatible with the natural and built
heritage of the site, including the provision of a new hotel and
associated visitor facilities and marine/natural environment-related
research and development.
Mixed use community hub for Stonehouse, including employment and
office use, community space, health and wellbeing and residential

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)

Seaton Neighbourhood Surface water flooding (1 in 30
year, 1 in 100 and 1 in 1000 year
events)
Plymouth Airport
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
UCP Marjon
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Plymouth International None
and Medical
Technology Park
(PIMTP) - plot A
Land adjacent to
Surface water flooding (1 in 30
Plumer Road
year, 1 in 100 year, 1 in 1000
year events)

Housing
Mixed use - new commercial and district centre , including health uses,
retail uses, a range of housing including provision for health workers
and students, officers and B1 workshops, education related uses and
community uses
Sustainable mixed use new neighbourhood

Safeguard for aviation uses

Improvement and enhancement of university campus, including
delivery of strategic sports hub
Employment (B1b,c & B2)

Housing
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PLY46
(11)
PLY46
(12)

Land south west of
Belliver Way
Land north of Broadley
Park Road

PLY46
(13)

Land north of
Tamerton Road and
south of Roborough
House, Roborough
Plymouth International
and Medical
Technology Park
(PIMTP) – plot E
Plymouth International
and Medical
Technology Park
(PIMTP) – plot F
Plymouth International
and Medical
Technology Park
(PIMTP) – plot G
The Ship, Derriford

PLY46 (2)

PLY46 (3)

PLY46 (4)

PLY46 (5)

PLY46 (6)

Plymouth Science Park,
Phase 6

PLY46 (7)

Island Farmhouse,
Plymbridge Road
BT Depot Tamerton
Foliot Road
Land South of
Roborough House
Langage

PLY46 (9)
PLY46
(13)
PLY51

None

Employment

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Employment (B1b,c, B2, B8)

None

Employment (B1b,c & B2)

None

Employment (B1b,c & B2)

None

Employment (B1b,c & B2)

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Employment (B1a), leisure

None

Housing

None

Employment

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000

Employment

Employment – (B1b,c, B2, B8) and sports pitches

Employment ( B1b,c)

Housing
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PLY56 (1)

PLY56 (6)

Former Nursery, Haye
Road
Pomphlett Industrial
Estate
Moorcroft Quarry

PLY57
(18)

Weston Mill sports
pitches and car park

PLY58 (1)

Land at St Levan Gate,
Keyham
Ham Drive,
Pennycross
Duke Street

PLY56 (2)

PLY58
(10)
PLY58
(11)
PLY58
(12)

Land at Stuart
Road/Victoria Park

PLY58
(13)

MDEC Central Park
House

PLY58
(14)

Open space near
Manadon junction

PLY58
(15)
PLY58
(16)
PLY58
(17)
PLY58
(19)

Savage Road, Barne
Barton
Bull Point Barracks,
Barne Barton
Seventrees, Baring
Street, Greenbank
Peverell Park

year events)
None

Housing

Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Mixed use housing/retail

None

Housing

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Car parking for strategic event

None

Mixed use refurbishment to provide new homes and
employment/training space
Housing

None
Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)

Waste management uses
Re-provision and enhancement of sports facilities on site with new
food retail store as enabling development
Medium sized food retail store

Housing

Housing

Sports facilities

Housing

Enhanced playing pitch provision
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PLY58 (2)

Home Park

PLY58
(20)
PLY58
(21)
PLY58 (3)

Land at Efford Pathway
(west)
Land at Efford Pathway
(east)
Coombe Way and
Kings Tamerton Road
Tamar Valley School,
Barne Barton
North Prospect
Redevelopment phase
4
North Prospect
Redevelopment Phase
5
Douglass House, Efford
Land at Windsor Road,
Compton
St Levan Road Gas
works site
Former Woodland
School Site, Whitleigh
Woodvale Nurseries,
Truro Drive
Land west of
Ernesettle Lane
Fields to north of St
Budeaux, A38 junction
Land behind Marret
Road, St Budeaux
Land north of
Clittaford Road
Southway Football Hub

PLY58 (4)
PLY58 (5)

PLY58 (6)

PLY58 (7)
PLY58 (8)
PLY58 (9)
PLY59 (1)
PLY59
(10)
PLY59
(11)
PLY59
(12)
PLY59
(13)
PLY59
(14)
PLY59

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Completion of stadium improvements and appropriate ancillary uses.

None

Enhanced playing pitch provision

None

Housing

Surface water flooding (1 in 100
year, 1 in 1000 year events)
None

Housing

None

Housing

None
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
None

Health hub with housing
Housing

None

Housing

None

Enhancement and delivery of new playing pitch facilities

Surface water flooding (1 in 100
year, 1 in 1000 year events)
None

Housing

None

Housing

None

Enhanced playing pitches

Enhanced playing pitch provision

Housing

Housing
Housing

Commercial or mixed use opportunity
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(15)
PLY59
(16)
PLY59
(17)
PLY59
(18)
PLY59
(19)
PLY59 (2)

PLY59 (3)
PLY59 (4)
PLY59 (5)

PLY59 (6)
PLY59 (7)
PLY59 (8)
PLY59 (9)
PLY60 (1)
PLY60
(11)
PLY60
(12)
PLY60 (2)

(Bond Street)
Land between 140 and
150 Dunraven Drive,
Derriford
Whitleigh Community
Centre
Chaucer Way school
site
Former Lakeside
Residential Home
Land either side of
Clittaford Road,
Southway
Clittaford Road,
Southway
Former Southway
Primary School
Stirling House and
Honicknowle Clinic,
Honicknowle Green
Toshiba Site,
Ernesettle Lane
Land south of Langley
Crescent
Land off Tamar Way,
West Park
Southway Campus,
Skerries Road
Land at Redwood
Drive, Chaddlewood
Boringdon Park,
Land at Bell Close,
Plympton
Former Downham

None

Housing

None

Housing

Surface water flooding (1 in 100
year, 1 in 1000 year events)
None

Housing

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
None

Mixed use - housing with small / medium sized food store

None

Housing

Surface water flooding (1 in 30
year, 1 in 100 year, 1 in 1000
year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 100
year, 1 in 1000 year events)
Surface water flooding (1 in 1000
year events)
Surface water flooding (1 in 1000
year events)

Housing

Surface water flooding (1 in 100 year, 1
in 1000 year events)

Employment

Surface water flooding (1 in 30

Housing

Housing

Housing

Employment (B1b, c, B2 & B8)
Housing
Housing
Housing
Housing
Housing

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
20

School
PLY60 (4)
Conclusion

Land at Staddiscombe
Road/Goosewell Road

year, 1 in 100 year, 1 in 1000
year events)
None

Playing pitch
This assessment concludes that these sites pass the Sequential Test by
virtue of their location within Flood Zone 1 and as such no Exceptions
Test is required

A number of sites in Plymouth Policy Area are proposed for allocations which are not in Flood Zone 1. These are considered below.
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Tables B – List of Flood Zone 2 and 3 Sites
Following the sequential test process this section provides an assessment of the sites which are within Flood Zones 2 and 3. This more detailed
look enables the Council to determine whether the sites which are located close to Flood Zones 2 and 3 pass the sequential test of need to go
through the exceptions test. If the Exceptions Test is required each site is assessed to see if the development provides wider sustainability benefits
and also if the development can be made safe for its lifetime by mitigation measures.
Site Details

Allocation
Flood Zone and other sources of flooding

PLY7 Colin Campbell Court

Residential led mixed use development
Flood Zone 3 after Climate Change Allowance is factored in
This site is at risk of Surface Water Flooding 1 in 30, 1 in 100 years and
1 in 1000 year events
Highest Vulnerability of proposed use
More Vulnerable
Reasonable alternative sites available in same or lower flood zone
No – this is a brownfield site in the City Centre and Waterfront
Growth Area which has also been identified as a ‘major intervention’ in
the City Centre Masterplan providing a key opportunity for
redevelopment to create a new residential community in the city centre.
Exceptions Test
Yes
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22

It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

The redevelopment of this site will lead to improved built form and
public realm helping to regenerate the west end of the city centre. This
is a continuation of the approach from the Core Strategy and City
Centre and University AAP.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY23 Plymouth Fruit Sales, Sutton Road

Mixed use – housing/offices/commercial leisure
Zones 2 and 3 (south west edge)
The site is within the Coastal Zone of Concern. This site is at risk from
coastal flooding
Highest Vulnerability of proposed use
More Vulnerable
Reasonable alternative sites available in same or lower flood zone
No – the site forms a key development opportunity on the edge of
Sutton Harbour and is part of a previous site allocation in the Sutton
Harbour AAP. The site is within the City Centre and Waterfront
Growth Area which is identified as a focus for growth in the JLP.
Exceptions Test
Yes
It must be demonstrated that the development provides wider
The site is a vacant brownfield site in a key location on the edge of
sustainability benefits to the community that outweigh flood risk,
Sutton Harbour. There is a previous lapsed consent (08/02267/FUL) for
informed by a Strategic Flood Risk Assessment where one has been
a residential led scheme with a mix of active ground floor uses.
prepared.
Development of this site should contribute towards the upgrading of
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

flood defences in Sutton Harbour, reducing flood risk for other parties
resulting in wider sustainability benefits.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence;
the NPPG, relevant Joint Local Plan Policies and the Sutton Harbour EA
guidance (see Appendix 3).

Summary
The site is within the City Centre and Waterfront Growth Area and is part of the strategy for delivering the vision for this area. The development
of this vacant brownfield site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.

Site Details

PLY24 Sutton Road west, Sutton Harbour
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Allocation
Flood Zone

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Mixed use housing/offices/commercial /leisure
Zones 2 and 3
The site is susceptible to surface water flooding (1 in 1000 year, 1 in 100
year, 1 in 30 year)
More vulnerable uses
No – the site forms a key development opportunity on the edge of
Sutton Harbour and is part of a previous site allocation in the Sutton
Harbour AAP. The site is within the City Centre and Waterfront
Growth Area which is identified as a focus for growth in the JLP.
Yes
The site is a brownfield site in a key location on the edge of Sutton
Harbour. It has been identified as part of a wider proposal for the
regeneration of the area in the Sutton Harbour AAP.
Development of this site should contribute towards the upgrading of
flood defences in Sutton Harbour, reducing flood risk for other parties
resulting in wider sustainability benefits.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence;
the NPPG, relevant Joint Local Plan Policies and the Sutton Harbour EA
guidance (see Appendix 3).

Summary
The site is within the City Centre and Waterfront Growth Area and is part of the strategy for delivering the vision for this area. The development
of this brownfield site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
26

Site Details

Allocation
Flood Zone and other sources of flooding

PLY25 Sugar House

Residential-led mixed use
Flood Zone 2 & 3
Flood Zone 3 after Climate Change Allowance is factored in
This site is at risk of Surface Water Flooding 1 in 30, 1 in 100 years and
1 in 1000 year events
Highest Vulnerability of proposed use
More Vulnerable
Reasonable alternative sites available in same or lower flood zone
No – the site forms a key development opportunity on the edge of
Sutton Harbour and is part of a previous site allocation in the Sutton
Harbour AAP. The site is within the City Centre and Waterfront
Growth Area which is identified as a focus for growth in the JLP.
Exceptions Test
Yes
It must be demonstrated that the development provides wider
The site is a vacant brownfield site in a key location on the edge of
sustainability benefits to the community that outweigh flood risk,
Sutton Harbour. There is a previous lapsed consent (08/02267/FUL) for
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informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

a residential led scheme with a mix of active ground floor uses.
Development of this site should contribute towards the upgrading of
flood defences in Sutton Harbour, reducing flood risk for other parties
resulting in wider sustainability benefits.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence;
the NPPG, relevant Joint Local Plan Policies and the Sutton Harbour EA
guidance (see Appendix 3).

Summary
The site is within the City Centre and Waterfront Growth Area and is part of the strategy for delivering the vision for this area. The development
of this brownfield site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY26 Sutton Harbour Fish Quay

Allocation

Enhancement of existing fish market with appropriate complementary
small-scale retail, education and leisure related uses
Flood Risk 2 and 3 (entire site)
Flood Zone 3 after Climate Change Allowance is factored in
The site is within the Coastal Zone of Concern. This site is at risk from
coastal flooding. Susceptible to surface water flooding (1 in 1000 year)
Less vulnerable use for water compatible uses. Other development
depends on the nature of the development
No – This site is proposed to enhance the existing fish market uses

Flood Zone and other sources of flooding

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

which are already operational. There are no reasonable alternatives for
this kind of use. The complementary leisure uses are proposed to
support and enhance the existing fish market.
Yes
The site is important in terms of its use as a fish market. Any
development proposals will be seeking to enhance this use and provide
complimentary leisure uses. This is important to the historical economy
of Plymouth and aspirations to continue supporting the traditional
trades of the city and realising Sutton Harbour as a sustainable mixed
use neighbourhood. Development of this site should contribute
towards the upgrading of flood defences in Sutton Harbour, reducing
flood risk for other parties resulting in wider sustainability benefits.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence;
the NPPG, relevant Joint Local Plan Policies and the Sutton Harbour EA
guidance (see Appendix 3).

Summary
The Fish Quay is an important local industry that is reliant on a waterside location. The proposed allocation to enhance the fish market use and
complementary other uses is important to deliver the vision for the City Centre and Waterfront Growth Area. The enhancement of this site with
appropriate complementary small-scale uses is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY30 Bath Street West

Allocation
Flood Zone and other sources of flooding

Residential-led mixed use redevelopment
Flood Zone 3 after Climate Change Allowance is factored in
Susceptible to surface water flooding (1in 30 year, 1 in 100 year and 1 in
1000 year)
More vulnerable
No – this brownfield site forms a key development opportunity
identified as a major strategic regeneration opportunity in the
Waterfront Masterplan. The site is within the City Centre and
Waterfront Growth Area which is identified as a focus for growth in the
JLP. This site in particular is central to the delivery of a high quality
strategic boulevard connecting the city centre to the Millbay
Waterfront, a key aspiration for Plymouth since the ‘Mackay Vision’ for

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Plymouth.
Yes
The redevelopment of this brownfield site along with the allocation of
Bath Street East (PLY31) is key to the delivery of the vision for the City
Centre and Waterfront Growth Area. Its development will contribute
to the creation of wider regeneration aspirations for the Millbay area
which has already seen significant development take place.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY31 Bath Street East

Mixed-use redevelopment
Flood Zone 3 after Climate Change Allowance is factored in
Susceptible to surface water flooding (1in 30 year, 1 in 100 year and 1 in
1000 year)
Highest Vulnerability of proposed use
More vulnerable
Reasonable alternative sites available in same or lower flood zone
No – this brownfield site forms a key development opportunity
identified as a major strategic regeneration opportunity in the
Waterfront Masterplan. The site is within the City Centre and
Waterfront Growth Area which is identified as a focus for growth in the
JLP. This site in particular is central to the delivery of a high quality
strategic boulevard connecting the city centre to the Millbay
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Waterfront, a key aspiration for Plymouth since the ‘Mackay Vision’ for
Plymouth.
Yes
The redevelopment of this brownfield site along with the allocation of
Bath Street West (PLY30) is key to the delivery of the vision for the
City Centre and Waterfront Growth Area. Its development will
contribute to the creation of wider regeneration aspirations for the
Millbay area which has already seen significant development take place.
Through development the
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY32 Stonehouse Barracks

Mixed-use development
Flood Zone 2 and 3 (south east corner)
Flood Zone 3 after Climate Change Allowance is factored in
Partially within Coastal Area of Concern
Susceptible to surface water flooding (1in 30 year, 1 in 100 year and 1 in
1000 year)
Highest Vulnerability of proposed use
More vulnerable
Reasonable alternative sites available in same or lower flood zone
No – the release of this site by the MoD as part of its review of defence
estates provides an opportunity for the sensitive re-use of the existing
historic buildings and appropriate new builds providing a mix of uses.
Exceptions Test
Yes
It must be demonstrated that the development provides wider
The site is within the City Centre and Waterfront Growth Area which
sustainability benefits to the community that outweigh flood risk,
is identified as a focus for growth in the JLP. The extent of the site
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informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

affected by flood risk is minor and as such can be dealt with in the
detailed layout and design of a scheme. The flood risk issue is
outweighed by the regeneration opportunities this site presents.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY33 Oceansgate

Allocation
Flood Zone and other sources of flooding

Marine Industries Production Campus
Flood Zone 3 after Climate Change Allowance is factored in
Partially within Coastal Area of Concern
Susceptible to surface water flooding (1 in 1000 year)
Less vulnerable
No – this scheme, a designated Enterprise Zone, has the benefit of
planning consent for a Marine Industries Production Campus
(14/02269/OUT and 16/01125/REM). The very nature of this Campus
relies on a waterside location. The brownfield site
No

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
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informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported in line with the existing planning consent subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY36 (1) Melville Building, Royal William Yard

Allocation

Mixed use development hotel and complementary commercial uses,
potential for housing as part of mix of uses
Zone 2 (outside north edge)
Covered by Flood Zone 3 ager Climate Change allowance is factored in
More vulnerable
No – this site is a key redevelopment opportunity and is the last
remaining development opportunity within the historic Royal William
Yard. The site has recently gained planning consent, subject to the
signing of a s106 agreement.
Yes

Flood Zone
Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
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It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

The site is within the City Centre and Waterfront Growth Area which
is identified as a focus for growth in the JLP. The redevelopment of this
site is a key regeneration priority for the City which outweighs the flood
risk of the site. The recent planning application process covered the
detailed mitigation requirements. The development will also help to
refocus the delivery of upgrade to flood defences.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported in line with the planning consent subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY36 (3) Mount Wise, Devonport

Allocation
Flood Zone and other sources of flooding

Housing
Zone 2 and 3 (east and south).
North East boundary susceptible to surface water flooding (1 in 1000
year, 1 in 100 year, 1 in 30 year)
More vulnerable
No – this site is part of a larger area of regeneration with earlier phases
already complete or under construction.
Yes
The site is within the City Centre and Waterfront Growth Area which
is identified as a focus for growth in the JLP. This site forms part of a
comprehensive strategy for the redevelopment of the area, which is a

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
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prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

continuation of the strategy set out in the adopted Devonport AAP
(2007). The site was also subject to planning consent under reference
06/01646/OUT, although this has since lapsed.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies

Summary
The site is within the City Centre and Waterfront Growth Area and is a key part of the strategy for delivering the vision for this area. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY36 (5) Broadreach site, Richmond Walk

Allocation
Flood Zone and other sources of flooding

Housing
Flood Zone 2 and 3
Flood Zone 3 after Climate Change Allowance is factored in
Coastal Area of Concern
Susceptible to surface water flooding (1 in 100 year and 1 in 1000 year)
More vulnerable
No - The site is within the City Centre and Waterfront Growth Area
which is identified as a focus for growth in the JLP. The site is also well
related to the Mount Wise development to the west.
Yes
The site is within the City Centre and Waterfront Growth Area which
is identified as a focus for growth in the JLP. The

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
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informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach (which could also be undertaken vertically). Development
proposals should draw on the flood evidence, the NPPG and relevant
Joint Local Plan Policies. Proposals should avoid more vulnerable uses at
ground floor level. Alternative pedestrian access should be provided to
the rear of the site to the west providing links to the Mount Wise
development which provides safe access and egress in the event of
flooding. This should also link to provisions for a suitable emergency
vehicle route to serve the development.

Summary
The site is within the City Centre and Waterfront Growth Area and contributes to delivering the vision for this area. The development of this site
is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY39 South West Water Site, Glacis Park

Allocation
Flood Zone and other sources of flooding

Housing led mixed use
Zones 2 and 3 (from east to the centre)
The site is within the Coastal Zone of Concern. This site is at risk from
coastal flooding. Parts of the site is susceptible to surface water flooding
(1 in 30, 1 in 100 and 1 in 1000 year)
More vulnerable
The site represents a key opportunity for development to support the
vision for Derriford and the Northern Corridor as set out in the JLP.
The extent of the site affected by flood risk is minor and as such can be
dealt with in the detailed layout and design of a scheme.

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
45

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Yes
The development would provide a valuable contribution to the vision
for the northern part of the city as well as contributing to the housing
needs of the city. This outweighs the minimal flood risk that affects the
western part of the site which can be considered in a detailed design
and layout of future development.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site is within the Derriford and Northern Corridor Growth Area and contributes to delivering the vision for this area. The potential risk of
flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development. The development of this site
is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY44 Woolwell Extension

Residential-led mixed use development including a new community park
Flood Zone 2 and 3 along north boundary
Susceptible to surface water flooding (1 in 100 year and 1 in 1000 year)
Highest Vulnerability of proposed use
More vulnerable
Reasonable alternative sites available in same or lower flood zone
No – this site provides the opportunity to comprehensively plan for a
new sustainable urban extension to Woolwell to meet the needs in the
Plymouth Policy Area. There is limited opportunity elsewhere around
the edge of the city to plan for such scale of growth given other
allocations proposed in the plan.
Exceptions Test
Yes
It must be demonstrated that the development provides wider
The development would provide a valuable contribution to the vision
Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
47

sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

for the northern part of the city as well as contributing to the housing
needs of the city. This outweighs the minimal flood risk that affects the
northern part of the site which can be considered in a detailed design
and layout of future development. The topography of the site and the
need for a new community park can also be designed in a way to
address the flood risk and drainage requirements.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site is within the Derriford and Northern Corridor Growth Area and contributes to delivering the vision for this area. The potential risk of
flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development. The development of this site
is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY48 Sherford

Allocation
Flood Zone and other sources of flooding

New community
Flood Zone 2 and 3
Susceptible to surface water flooding (1 in 100 year and 1 in 1000 year)
More vulnerable
No – this is a strategic allocation with a long history and planning
process, including detailed master-planning. The site has consent and is
under construction.
Yes
The development of Sherford new community is central to the vision
for the Eastern Corridor Growth Area. Its development provides a
comprehensive new community with associated services, facilities and
infrastructure. Development should continue to adhere to the flood

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

risk assessment and mitigation approved as part of the planning consent.
No ‘more vulnerable’ development will take place within Flood zones 2
and 3, although roads may be crossed.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site has the benefit of planning permission and should be built out in accordance with the mitigation measures approved and in line with EA
guidance.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY50 Saltram Meadow

Allocation
Flood Zone and other sources of flooding

Residential-led mixed use development
Flood Zone 2 and 3 along access on Billacombe Road
Flood Zone 3 + Climate Change allowance along north west edge
Susceptible to surface water flooding (1 in 30 year, 1 in 100 year and 1
in 1000 year)
More vulnerable
No - This site has the benefit of consent and is under construction. The
site was previously identified in the North Plymstock AAP and is in the
Eastern Corridor Growth Area in the JLP.
Yes
The site is a brownfield former quarry site which benefits from planning

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
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sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

permission for a mixed use neighbourhood. Construction is underway
and the first phases of the housing are complete and occupied. The
extent of flood risk along the southern boundary is minimal and
mitigation has been considered in the detailed design and layout of the
scheme. This includes two access points to the site (to be delivered in
phases). No ‘more vulnerable’ development will take place within Flood
zones 2 and 3.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site has the benefit of planning permission and should be built out in accordance with the mitigation measures approved and in line with EA
guidance.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY52 Land at West Park Hill, Newnham

Allocation
Flood Zone and other sources of flooding

Housing and land for a new primary school
Zone 2 and 3. The southern boundary is also susceptible to surface
water flooding (1 in 30 year)
More vulnerable
No – the extent of the site within the flood zone is minimal.
Yes
This greenfield site is on the east of Plympton within the Eastern
Corridor Growth Area where growth is focussed in the JLP. Flood
zone 2 and 3 runs along the southern boundary of the site and does not
compromise the ability of the site to be delivered for housing and a
primary school to meet an identified deficiency in education provision in
this area, nor does it affect the ability for safe access and egress to the
site. The areas of flood risk should be considered as part of the overall
design of the site.
Development proposals will require the preparation of a Flood Risk

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
53

development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The potential risk of flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development The
detailed design and layout of the site should take account of the extent of the flood risk and suitable mitigation measures applied.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY53 Former China Clay dryer complex, Coypool

Housing
Zone 2 (outside western edge)
The site is >= 25% <50% Superficial Deposits Flooding
The site is susceptible to surface water flooding (1 in 1000 year, 1 in 100
year, 1 in 30 year)
Highest Vulnerability of proposed use
More vulnerable
Reasonable alternative sites available in same or lower flood zone
No – this is a vacant brownfield site within the Eastern Corridor
Growth Area and the extent of the site within the flood zone is minimal.
Exceptions Test
No
It must be demonstrated that the development provides wider
This brownfield site is within the Eastern Corridor Growth Area where
sustainability benefits to the community that outweigh flood risk,
growth is focussed in the JLP. Flood zone 2 and 3 runs along the
informed by a Strategic Flood Risk Assessment where one has been
western boundary of the site and does not compromise the ability of
prepared.
the comprehensive redevelopment of the site to be achieved, nor does
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

it affect the ability for safe access and egress to the site. The areas of
flood risk should be considered as part of the overall design of the site.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site is within the Eastern Corridor Growth Area and contributes to delivering the vision for this area. The potential risk of flooding affects a
minimal part of the site and as such it is appropriate to identify it as a suitable site for development. The development of this site is supported
subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.

Site Details

PLY56 (3) Chelson Meadow Recycling Centre
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Allocation
Flood Zone and other sources of flooding

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Waste Management
Zone 2 and 3 (south) Zone 2 (west)
The site is within the Coastal Zone of Concern
The site has >= 75% Clearwater and Superficial Deposits Flooding
The site is susceptible to surface water flooding (1 in 1000 year, 1 in 100
year, 1 in 30 year)
More vulnerable use
No – the allocation seeks continued use for waste management.
Yes
This is an established waste and recycling centre facility that has been
operational for a number of years. Its continued allocation supports the
sites continued activity to meet the future waste and recycling needs of
the city. Whilst there is a flood risk on site, it should be noted that the
site is in current operational use.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site is operational and the flood risk on the site will be addressed through any future proposals.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY56 (4) Former Western National Site, Laira Bridge

Allocation

Mixed Use incorporating commercial uses (potentially small scale retail,
leisure and/or hotel
Flood Zone 2 and 3 (most of site covered).
Flood Zone 3 after Climate Change Allowance is factored in
Majority of the site susceptible to surface water flooding (1 in 1000
year) and the west and south of the site susceptible to surface water
flooding (1 in 100 year)
More vulnerable
No – brownfield regeneration opportunity at key gateway location.

Flood Zone and other sources of flooding

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Yes
This is a vacant brownfield site at a key gateway location between the
City Centre and the eastern corridor, within the Eastern Corridor
Growth Area. The site has been derelict for a number of years. Recent
highway works which resulted in a new road adjacent to the site saw
flood mitigation measures put in place and as such the road is a de-facto
flood defence. This has gone some way to addressing the flood risk but
the site still remains below the high water mark and it is unclear what is
below the site. It is known that at periods of high rainfall, the site is
unable to drain and as such further flood investigation and mitigation will
be required.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The site has remained derelict for a number of years. The site is within the Eastern Corridor Growth area and its redevelopment can help to
contribute to the aims and vision for the area. As such, subject to appropriate flood mitigation measures being put in place, the development of
this site is supported. A comprehensive flood risk mitigation strategy covering this site and the Prince Rock Playing Pitch site (PLY56(5) is strongly
encouraged.
Planning Recommendations
Allocate for development in the JLP. Early engagement with the EA is required to ensure appropriate mitigation is secured.
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Site Details

PLY56 (5) Prince Rock Playing Pitch site

Allocation

Mixed use development, potentially incorporating public
house/restaurant and hotel with potential also for leisure related retail
and cycle hire facilities.
Flood Zone 2 and 3 (most of site covered).
More vulnerable
No - Subject to the suitable re-provision of playing pitch facilities, this
site offers the potential to help improve this location within the Eastern
Corridor Growth Area and along with site PLY56(5) there is scope to
strengthen this key gateway location.

Flood Zone and other sources of flooding
Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Yes
The site is located within the Eastern Corridor Growth Area. It is an
existing playing pitch that is not used to its full potential, and subject to
alternative relocation of this facility, the development of this site can
help to deliver a welcoming gateway to the city and eastern corridor.
The proposed allocation seeks to provide facilities that maximise the
sites location on the estuary and connections with the cycle network.
Flood risk could be managed vertically through a high quality design.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies. Proposals should avoid
more vulnerable uses at ground floor level.

Summary
The site is within the Eastern Corridor Growth area and its redevelopment can help to contribute to the aims and vision for the area. As such,
subject to appropriate flood mitigation measures being put in place, the development of this site is supported. A comprehensive flood risk
mitigation strategy covering this site and the Former Western National Site PLY56(4) is strongly encouraged.
Planning Recommendations
Allocate for development in the JLP. Early engagement with the EA is required to ensure appropriate mitigation is secured.
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Site Details

PLY60 Bell Close

Allocation
Flood Zone and other sources of flooding

Employment
Minimal Flood Zone 2 along access on northern extent of site.
Susceptible to surface water flooding along access (1 in 30 year, 1 in 100
year and 1 in 1000 year)
Less vulnerable
No. The site is within an established employment area accessed. The
extent of the flood risk is minimal and can be addressed through
detailed design and layout.
No

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
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sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary
The potential risk of flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development. The
development of this site is supported subject to appropriate flood mitigation measures.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding
Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

PLY60 Errill Retail Park

Housing
Flood Zone 2 and 3
More vulnerable
No – this is a vacant brownfield site which would warrant
redevelopment to improve the visual appearance of the site. The extent
of the site affected by flood risk is minor and as such can be dealt with
in the detailed layout and design of a scheme. The flood flows stay with
the existing channel which runs along north of site. The access is
already in place and is used to serve existing businesses operating on the
remainder of the site. The form of the access is such that it is unlikely
to be compromised by flood flows.
Exceptions Test
Yes
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It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

The site is within the Eastern Corridor Growth Area. It is a vacant
brownfield site and its redevelopment would lead to wider sustainability
benefits through providing homes and associated benefits. The site is
within a Critical Drainage Area. The development of the site offers the
opportunity to improve drainage from the site by controlling surface
water drainage.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The potential risk of flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

Allocation
Flood Zone and other sources of flooding

PLY60 (5) Vinery Lane

Housing
Flood Zone 2 and 3 along access
Susceptible to surface water flooding along access (1 in 30 year, 1 in 100
year and 1 in 1000 year)
Highest Vulnerability of proposed use
More Vulnerable
Reasonable alternative sites available in same or lower flood zone
No – the extent of the flood zone does not prevent this site from
coming forward.
Exceptions Test
Yes
It must be demonstrated that the development provides wider
The extent of the site affected by flood risk is minor and as such can be
sustainability benefits to the community that outweigh flood risk,
dealt with in the detailed layout and design of a scheme. Early
informed by a Strategic Flood Risk Assessment where one has been
engagement with the EA has already been undertaken by the promoters
prepared.
of the site. The EA has confirmed that there would be no objection to
the development of the site and that the site would not be at risk from
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

flooding providing that access is to Vinery Lane from the north-west
which will benefit for safe access and egress in a flood event.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.
EA mapping indicates that a culverted watercourse may be near to or
beneath the site which will need to be investigated prior to
development.

Summary
The potential risk of flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY60 (3) Former Plympton Hospital

Allocation
Flood Zone and other sources of flooding

Housing
Zone 2 and 3. Northern boundary is susceptible to surface water
flooding (1 in 30 year) and the middle of the site is also susceptible to
surface water flooding (1 in 1000 year)
More vulnerable
No - this is a brownfield site which has recently received planning
consent for housing under reference 16/02233/FUL. The extent of the

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
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Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

site affected by flood risk is minor and as such can be dealt with in the
detailed layout and design of a scheme.
Yes
This is a vacant brownfield site offering the potential for a residential led
redevelopment scheme. The extent of the flood risk to the northern
boundary of the site does not preclude the development opportunities
or ability for safe access and egress to the site. As part of the
negotiations in scheme considered under reference 16/02233/FUL,
pedestrian access on to Lavinia Drive has been secured to provide safe
access/egress in the event of flooding.
Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
This is a brownfield site that has recently received consent for development. The scheme secures pedestrian access onto Lavinia Drive which
provides safe access/egress in the event of flooding at the northern edge of the site.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY60 (6) Former MoD site Turnchapel Wharves, Turnchapel

Allocation
Flood Zone
Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Marine employment uses (B1b, c; B2, B8)
Flood Zone 2 and 3
Less vulnerable and potentially water compatible uses
No – this is a brownfield site which has become vacant following the
MoD release of the land. There are already existing businesses
operating from the site.
No

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary
By virtue of the site’s waterside location and access to deep water berthing, the site is considered suitable to continue to support marine related
industries and water compatible uses in the city.
Planning Recommendations
Allocate for development in the JLP.
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Site Details

PLY60 (7) Land between Undercliff Road and Barton Road,
Turnchapel

Allocation
Flood Zone and other sources of flooding.

Housing
Flood Zone 3 when climate change allowance is factored in
The site is within the Coastal Zone of Concern. This site is at risk from
coastal flooding.
More vulnerable
No - This is a brownfield site and the extent of the site affected by flood
risk is minor and as such can be dealt with in the detailed layout and
design of a scheme.
Yes
The development of this site will provide a small scale residential
scheme. The extent of the flood risk to the northern boundary of the

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
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informed by a Strategic Flood Risk Assessment where one has been
prepared.

site does not preclude the development opportunities or ability for safe
access and egress to the site.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Development proposals will require the preparation of a Flood Risk
Assessment and if possible, development should be directed to the part
of the site with a lower residual risk of flooding through a sequential
approach. Development proposals should draw on the flood evidence,
the NPPG and relevant Joint Local Plan Policies.

Summary
The potential risk of flooding affects a minimal part of the site and as such it is appropriate to identify it as a suitable site for development.
Planning Recommendations
Allocate for development in the JLP.

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
73

Site Details

PLY60 (10) Land off Newnham Road, Colebrook

Allocation
Flood Zone and other sources of flooding

Housing
Zone 2 and 3
The site is >= 25% <50% Superficial Deposits Flooding
The site is susceptible to surface water flooding (1 in 1000 year, 1 in 100
year, 1 in 30 year)
More vulnerable use
No – the site represents the opportunity for a comprehensive
redevelopment appropriate to the local character of the Colebrook area
which provides a comprehensive strategy for dealing with flood risk in
the area
Yes
The comprehensive redevelopment of this site requires a holistic

Highest Vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Exceptions Test
It must be demonstrated that the development provides wider
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sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

approach to dealing with flood risk which will lead to sustainability
benefits for the wider area. It will be difficult for individual parcels of
the site to come forward in isolation which can adequately deal with the
flood risk issues associated with this site.
The risk of flooding for the site is from the Tory Brook upstream should
it become blocked. The risk from flooding is not from the Tory Brook
immediately to the east of the site.
Development proposals will require the preparation of a Flood Risk
Assessment covering the whole site and if possible, development should
be directed to the part of the site with a lower residual risk of flooding
through a sequential approach. Development proposals should draw on
the flood evidence, the NPPG and relevant Joint Local Plan Policies.

Summary
It will be vital that the site is planned for and delivered comprehensively so that an appropriate site wide flood risk mitigation plan can be delivered.
If this can be addressed to the satisfaction of the EA and which does not compromise the overall delivery of the scheme and other priorities for
development, it is considered this is an appropriate location for residential development.
Planning Recommendations
A site wide comprehensive masterplan is required which provides a sustainable solution to address the flood risk. Early engagement with the EA is
advised. Allocate for development in the JLP.
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7.2 Thriving towns and villages – Sequential and Exceptions Test
It is noted that a number of potential allocations are subject to flood risk to varying degrees. Some of these sites were allocated in previous
adopted plans and some sites already have a planning consent. Nonetheless, in order for these sites at risk of flooding to be allocated in the joint
local plan it is necessary to demonstrate that the Sequential Test has been applied and satisfied and, where housing would be located in the high
risk Flood Zone 3, that both elements of the Exception Test can be passed.
Table C: TTV sites in Flood Zone 1

Site Ref
Site Details
Proposed Allocation
TTV5
Land at Cotton, Dartmouth
Mixed
TTV8
East of Ivybridge
Mixed
TTV9
Land at Filham, Ivybridge
Housing
TTV10
Land at Stibb, Ivybridge
Housing
TTV11(2)
Woodland Road, Ivybridge
Housing
TTV11(3)
Cornwood Road, Ivybridge
Housing
TTV11(4)
Dame Hannah Rogers School, Ivybridge
Housing
TTV14
West of Belle Hill, Kingsbridge
Housing
TTV15(1)
West Alvington Hill, Kingsbridge
Mixed
TTV17
Land at Exeter Road, Okehampton
Employment
TTV19
Stockley, Okehampton
Employment
TTV21
Callington Road, Tavistock
Mixed
TTV22
Plymouth Road, Tavistock
Mixed
TTV22
Plymouth Road, Tavistock
Employment
TTV24(1)
New Launceston Road, Tavistock
Housing
TTV24(2)
Butchers Park Hill, Tavistock
Housing
TTV24(3)
Brook Lane, Tavistock
Housing
TTV24(4)
The Trendle, Tavistock
Housing
TTV24(5)
Kelly College Prep. School, Tavistock
Extra Care
TTV26
KEVICC, Totnes
Mixed
TTV28(2)
Great Court Farm, Totnes
Housing
TTV28(3)
Transition Homes CLT, Totnes
Housing
TTV28(6)
Ashburton Road
Mixed
TTV29(1)
Woolacombe Road, Bere Alston
Housing
TTV29(2)
South of Woolacombe Road, Bere Alston
Housing
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Site Ref
TTV29(3)
TTV29(4)
TTV29(5)
TTV29(6)
TTV29(7)
TTV29(8)
TTV29(9)
TTV29(10)
TTV29(12)
TTV29(13)
TTV29(14)
TTV29(15)
TTV29(16)
TTV29(17)
TTV29(18)
TTV29(19)
TTV29(21)
TTV29(22)
TTV29(23)
TTV29(24)
TTV29(25)

Site Details
Beacon Park, Dartington
Higher Barton, Dartington
Foxhole, Dartington
Brimhay, Dartington
Broom Park, Dartington
Higher Tweed Mill, Dartington
Sawmills Field, Dartington
Woodlands Yard, Dartington
Hatchmoor, Hatherleigh
Glenhaven, Lifton
Land adjacent to Lifton Farm Shop, Lifton
West of Palm Cross, Modbury
Pennpark, Modbury
West of Barracks Road, Modbury
Batheway Fields, North Tawton
Bonfire Hill, Salcombe
West of Main Road, Salcombe
Green Park Way, Chillington
South-east of Carehouse Cross, Stokenham
North of Milizac Close, Yealmpton
North of Riverford Farm Shop, Yealmpton

Proposed Allocation
Employment
Mixed
Mixed
Housing
Housing
Mixed
Housing
Employment
Mixed
Housing
Employment
Mixed
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Employment
Employment

A number of sites in the Thriving Towns and Villages Area that are not in Flood Zone 1 are proposed for allocation. These are set out below:
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Site Details

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

TTV6 Noss-on-Dart, Kingswear, Dartmouth

Mixed
Zones 2 & 3 (northwestern quarter of site) and site borders River Dart
identified in green
More Vulnerable (housing)
The site is allocated primarily for the redevelopment of a marina. There
are no alternative sites in the locality due to the specific needs and the
sensitivity of the landscape / character.
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The redevelopment represents a unique opportunity for commercial,
employment and education uses, but is not viable without residential and
retail uses on site.
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Redevelopment of the site will provide sustainability benefits in the form of
regeneration of the existing marina, which comprises buildings and
infrastructure that are not fit for use and in urgent need of repair /
replacement as well as being unsustainable in terms of future demands of
the site and risk associated with climate change; increasing local job
provision associated with the marina, the hotel and commercial units
resulting in an estimated 80 new full time equivalent jobs on site; provision
of dwellings on a brownfield site that can contribute to place making of a
mixed use site with a revitalised marina; provision of new pedestrian ferry
to link the site to Dartmouth and improved transport links across the
Dart. Development will also provide a new facility, on site, for South
Devon College.
Finished internal floor and external ground levels will be chosen to manage
the risk of flooding on site in a manner proportional to the vulnerability of
individual development elements, informed by an up to date assessment of
extreme water levels and incorporating sufficient ‘freeboard’ allowance to
accommodate wave action and uncertainty.
Safe access and egress would be available from all more vulnerable
elements via higher ground along the site’s main access road throughout
the development’s design life. For less vulnerable and water compatible
development elements safe access and egress would be available at the
time of construction, but would gradually reduce in the context of
predicted sea level increases. As a working marina the redeveloped site
would be well placed to receive and respond to forecast weather
conditions and flood warnings. A Flood Management Plan would be
necessary to document how flood warnings would lead to management of
flooding (through closure of public areas at risk, to evacuation of
commercial units and / or closure of the hotel) depending on the scale of
flooding predicted, in a manner commensurate with the location of the
site.
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Summary

Planning Recommendations

Redevelopment of the site would not increase flood risk elsewhere since it
is located on a tidal river where the volume of tidal flow is insensitive to
changes in land levels. Furthermore, the sloping nature of the site means
that drainage of developed areas to the tidal River Dart is achievable
without posing a risk of surface water flooding on site.
The site is partly previously developed land in a significant location close to
the town of Dartmouth. Housing (a more vulnerable use) can be
accommodated in Flood Zone 1. The combination of housing, commercial
and employment uses (including marine-related), and education facilities is
considered to be of substantial benefit to the local community. Its
redevelopment should result in the visual improvement of what is
currently a largely redundant site in a very prominent location on the River
Dart within the AONB.
Allocate site for mixed-use development and encourage continued water
compatible uses within the areas at highest risk. A site-specific sequential
approach should direct housing and any other more vulnerable uses away
from flood risk areas.
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Site Details

TTV11(1) Stowford Mill, Ivybridge

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Mixed use including housing
Zones 2 & 3 (western boundary of site) identified in green
More vulnerable (housing)
A small part of the site lies within the FZs. The site is allocated for mixeduse redevelopment to include employment provision and housing. Since
the closure of the Stowford paper mill with the loss of a significant number
of jobs, the site has been vacant and there is a risk that it will gradually fall
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into a state of disrepair.
The proposal represents a unique opportunity for the comprehensive
redevelopment of a brownfield site that has been largely unused for a few
years. It is well suited for commercial and employment uses, and is a
sustainable location for residential uses which will assist with overall
viability.
There are no other significant ‘brownfield’ opportunities in Ivybridge, and
identifying acceptable green field sites is challenging due to the built-form
of the town and the range of constraints.
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Redevelopment of the site will provide sustainability benefits in the form of
regeneration of the redundant site, which comprises buildings and
infrastructure that are not fit for use and in urgent need of repair /
replacement; increasing local job provision associated with the
employment and commercial uses; provision of dwellings on a brownfield
site that can contribute to place making of a mixed use site; provision of
enhanced pedestrian linkages and riverside access.
The redevelopment of a ‘brownfield’ site will help to reduce the pressure
for development on additional green field sites.
Stowford Mill is shown on the flood map to be partially subject to flooding.
This issue has been addressed during the preparation of the planning
application and, recognising the need for the site to be redeveloped, it has
been demonstrated that the flood risks can be managed satisfactorily. It
should also be noted that Ivybridge has been designated as a Critical
Drainage Area.
The Environment Agency was involved through the planning application
process and had no objections in principle to the development proposals.
It was recommended, however, that further work be undertaken to
demonstrate that the infrastructure associated with the mill leat and pond
is safe and sustainable over the lifetime of the development. A condition
attached to the planning consent requires that prior to the
commencement of development a Leat Management Plan will be submitted
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to and approved by the LPA.

Summary

Planning Recommendations

Another condition requires that prior to commencement of development
a surface water drainage layout and details must have been submitted to
and approved by the LPA.
The site is previously developed land in a highly sustainable location close
to the heart of the town. Housing (a more vulnerable use) can be
accommodated in Flood Zone 1. The combination of open market housing,
affordable housing, commercial and employment uses is considered to be
of substantial benefit to the local community.
Allocate site for mixed-use redevelopment
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Site Details

TTV13 The Quayside, Kingsbridge

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Mixed use
Zones 2 & 3 (eastern edge of site borders the estuary) identified in green
More Vulnerable (housing)
The site is allocated for a mixed-use redevelopment of the Quayside area
which is located within the built form of Kingsbridge, close to the town
centre. There are no alternative sites in the locality due to the specific
needs and the sensitivity of the landscape / character.

The redevelopment represents a good opportunity to provide for a mix of
uses including residential, commercial, employment and community and to
carry out significant improvements to the public realm.
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There are no other significant available ‘brownfield’ sites within
Kingsbridge, and acceptable green field opportunities around the town are
extremely limited due to a range of constraints including the AONB.
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Summary

Planning Recommendations

Redevelopment of the site will provide sustainability benefits in the form of
increased local job provision associated with the commercial and
employment uses; provision of dwellings on a brownfield site that can
contribute to place making of a mixed use site; provision of new
pedestrian linkages whilst retaining continuous public access to the
quayside; enhancement of the public realm around the head of the estuary
(including the bus station).
The redevelopment of a ‘brownfield’ site will help to reduce the pressure
for development on additional green field sites.
A site-specific FRA will be undertaken which will look to:
Accommodate more vulnerable uses in FZ1; design the development with
floor levels that take account of any flood risk; provide clear, safe access
and egress routes from all parts of the development that can be
permanently identified, and an evacuation plan in accordance with PPS25
and the latest guidance on safe access and egress to be agreed in writing
with the LPA; and, not increase the risk of flooding elsewhere.
The site is previously developed land in a highly sustainable location close
to the heart of the town. Housing (a more vulnerable use) can be
accommodated in Flood Zone 1. The combination of open market housing,
affordable housing, commercial and employment uses is considered to be
of substantial benefit to the local community.
Allocate site for mixed-use redevelopment
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Site Details

TTV15(2) Land north-west of Kingsbridge

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Housing
Zones 2 & 3 (north eastern boundary of site) identified in green
More Vulnerable (housing)
This site was allocated for development in the adopted Kingsbridge SA
DPD and has consent for residential development comprising 85 dwellings
and a 50 unit Extra Care scheme (reference 28/1244/13/O).

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

This site is allocated for development in the Kingsbridge SA DPD, which
was adopted in 2011. It provides a rare opportunity to deliver sustainable
development in Kingsbridge where there are very few acceptable sites due
to a wide range of constraints including topography, accessibility and
landscape/visual impact – especially in relation to the AONB.
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Summary

Planning Recommendations

This site provides the opportunity to deliver a significant number of
houses, including affordable homes, to help meet local needs.
In response to the consented planning application there was no objection
in principle from either the EA (subject to a condition requiring surface
water management) or the Council’s Drainage Engineer (subject to
additional information being required at RM stage).
The limited extent of the flood zone and the sloping nature of the site
means that any more vulnerable uses can be accommodated in FZ1.
The site is allocated for development and benefits from a planning consent.
Residential development can be located in FZ1. The site is well-related to
the town and the delivery of housing will be of significant benefit to the
local community.
The site has been retained as an allocation as it has not yet been
developed. The requirements of the allocation will include a reference to
preclude development in Flood Zone 2 or Flood Zone 3.
Allocate site for housing

The flood map (see below) indicates that the sites at The Quayside and Land north-west of Kingsbridge are subject to flood risk to some degree.
The consultation document has correctly noted that the town has been designated as a Critical Drainage Area.
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Site Details

TTV18 East of Okehampton

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Housing
Zones 2 & 3 project into the centre of the site identified in green
More vulnerable (housing)
The area has been identified for development in previous plans and has
been granted planning consent for residential development, totalling 775
dwellings. It is not considered necessary to assess alternative sites since
the development criteria for the allocation stipulates that there will be no
development in Flood Zone 2 or Flood Zone 3.

Exceptions Test
It must be demonstrated that the development provides wider
Policy (the allocation) expressly forbids development in the flood risk areas
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sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

– there will not be developed. The land is included to ensure it is
integrated within the green infrastructure network. The Environment
Agency welcomed this approach when commenting on the planning
application, which has now been granted (2731/15/OPA). It is noted that
Okehampton has been designated a Critical Drainage Area. Development
is also required to provide for an appropriate, site wide, Drainage Strategy.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary

No development will be allowed in Flood Zone 2 or Flood Zone 3.

Planning Recommendations

No development will be allowed in Flood Zone 2 or Flood Zone 3. The
land is included to ensure it is integrated within the green infrastructure
network, and to ensure a site wide Drainage Strategy.
Allocate site for housing development
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Site Details

TTV27 Baltic Wharf, Totnes

Allocation

Mixed-use redevelopment to include: In the order of 190 dwellings, a
Continuing Care Community, 3,320 sq m of B1 and B2 employment floor
space, a boatyard and associated facilities, public open space and play
provision.
Zones 2 and 3 - eastern part of site adjacent to the River Dart identified
in green
More Vulnerable (housing)
The availability of sustainable sites for housing development in and around
Totnes is very limited as detailed in the text for Ashburton Road, above.

Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been

The consented proposals for Baltic Wharf responded to the
Council’s policies for the site, and it is considered by the Council that the
proposals provide a once in a generation opportunity to transform Baltic
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prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Wharf into a vibrant and sustainable new riverside area of Totnes,
providing homes, jobs (estimated to number 350), elderly persons living
accommodation (60 bed nursing home and 75 independent living units), a
remodelled boatyard, c.5 ha of new public open space, and enhanced
riverside access.
The redevelopment of a ‘brownfield’ site will help to reduce the pressure
for development on additional green field sites.
A Flood Risk Assessment was submitted with the planning application. This
noted that some parts of the site are subject to flood risk from the River
Dart. The site is not considered to be at risk of flooding from
groundwater, sewers or artificial sources. However, the FRA has
investigated the relative risk from fluvial, tidal and surface water sources.
There are no recorded incidents held by the Environment Agency or the
applicant with respect to flooding at this site.
The EA had no objections to the application, subject to conditions which
included a specified ‘no development’ zone alongside the river, specified
minimum floor levels for commercial and residential development to meet
1: 200 year flood events and a requirement that the site layout should
follow a sequential approach with the least vulnerable development located
in the higher risk zones, in accordance with PPS25.

Summary

Planning Recommendations

A site-specific FRA has been accepted by the EA. Clear, safe access and
egress routes from all parts of the development can be permanently
identified and an evacuation plan in accordance with PPS25 and the latest
guidance on safe access and egress will be agreed in writing with the local
planning authority.
Previously allocated site with the benefit of a planning consent supported
by a FRA. The site is previously developed land in a highly sustainable
location close to the heart of the town. Housing (a more vulnerable use)
can be accommodated in Flood Zone 1, or by design, in a way that reduces
the flood risk to an acceptable degree. The combination of open market
housing, affordable housing, commercial and employment uses, and public
space is considered to be of substantial benefit to the local community.
Allocate site for mixed-use redevelopment
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Site Details

TTV28(1) Dartington Lane, Totnes

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Housing
Zones 2 & 3 (site borders the River Dart) identified in green
More Vulnerable (housing)
The availability of sustainable sites for housing development in and around
Totnes is very limited as detailed in the text for Ashburton Road, above.

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

This site was allocated for development in the adopted Totnes SA DPD. It
is located on the edge of town in a sustainable location adjacent to the
main road and Totnes-Dartington footpath/cycleway (part of the NCN)
and close to KEVICC and the train station. It is a good site for housing and
will make a significant contribution towards meeting the needs of the
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A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary

Planning Recommendations

district. Any houses will be able to be accommodated on the majority of
the site that is in Flood Zone 1. The small part of the site that lies within
the flood zones will be able to accommodate open space, landscaping or
gardens.
A FRA specific to this site has not been undertaken. However, both parts
of the site will be able to be accessed and egressed without the need to
enter the flood zones.
Previously allocated site in a sustainable location with the scope to provide
a significant residential development that will help to meet the needs of the
local community. All of the residential element will be able to be
accommodated in FZ1.
Allocate site for housing
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Site Details

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

TTV28(4) Riverside, Totnes

Employment
Zones 2 & 3(western edge of site) identified in green
Less Vulnerable (offices, general industry, storage and distribution)
The availability of sustainable sites for housing development in and around
Totnes is very limited as detailed in the text for Ashburton Road, above.
The consented proposals for Riverside responded to the
Council’s policies for the site, and it is considered by the Council that the
development of this site for employment will make a significant
contribution to the local economy. It will help to meet the economic
needs of the district and provide jobs for the local community.

A site-specific flood risk assessment must demonstrate that the
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development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary

Planning Recommendations

Previously allocated site with the benefit of planning consent.
Provides a rare opportunity to deliver some new employment land to help
meet the needs of the Totnes area.
Allocate site for employment

Site Details

TTV28(5) ATMOS, Totnes
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Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Mixed-use redevelopment
Flood Zones 2 & 3 (majority of site is in FZ3) identified in green
More Vulnerable (housing)
The site is allocated for mixed-use redevelopment to include employment
provision and housing. Since the closure of the former Dairy Crest milk
factory with the loss of a significant number of jobs, the site has been
vacant and has gradually fallen into a state of disrepair.
The proposal represents a unique opportunity for the redevelopment of a
brownfield site that has been unused for many years. It is well suited for
commercial, employment and education uses, and is a sustainable location
for residential uses which will assist with overall viability.

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Redevelopment of the site will provide sustainability benefits in the form
of:
Regeneration of the redundant site, which comprises buildings and
infrastructure that are not fit for use and in urgent need of repair /
replacement; increasing local job provision associated with the
employment uses, the hotel and commercial units resulting in a wide range
and significant number of new jobs on site; provision of dwellings on a
brownfield site that can contribute to place making of a mixed use site;
provision of enhanced pedestrian linkages, recreational space and riverside
access. Wider sustainability benefits also offered by the scheme include
habitat and green infrastructure creation, remediation of a contaminated
site, and a significant contribution to improving flood risk to third parties.
The redevelopment of a ‘brownfield’ site will help to reduce the pressure
for development on additional green field sites.
The redevelopment of the site is being progressed by a Community Right
to Build Order (CRtBO). The EA has been fully engaged through this
process.
An area of lowered land will be formed between the development
platform on the northern part of the site and the River Dart footpath. This
will provide flood flow conveyance and compensate towards loss of
storage created by the raised development platform. The EA is satisfied
that the risk of flooding due to the loss of flood storage can be mitigated
through the proposed landscaping and the resulting changes in peak flood
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Planning Recommendations

level will be insignificant. Also, a ‘throttle’ structure will be positioned on
the access bridge across the Mill Leat to control flows in the leat
downstream of the site. This will provide a significant reduction in peak
water levels in the leat downstream of the site, thereby reducing the flood
risk to the central area of Totnes.
Previously allocated site being progressed by a CRtBO supported by the
local community in a Referendum. The site is previously developed land in
a highly sustainable location within the built-up area of the town. Housing
(a more vulnerable use) can be accommodated in Flood Zone 1 or, by
design, in a way that reduces flood risk to an acceptable degree. The
combination of affordable housing, commercial and employment uses,
education facilities, enhanced public access and the improved flood risk to
the town is considered to be of substantial benefit to the local community.
Allocate site for mixed-use redevelopment

Site Details

TTV28(6) Ashburton Road, Totnes

Summary

Allocation
Employment
Flood zone
Zones 2 & 3 identified in green
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Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Less Vulnerable (offices, general industry, storage and distribution)
The availability of sustainable sites for employment development in and
around Totnes is very limited as is identified in the SHELAA (separate
document). That document illustrates that twenty six parcels of land have
been put forward for consideration as development sites. Officers have
rejected the potential use of eighteen of these and have put forward for
development eight of these for the reasons set out below:
Rejected sites
1. SH_56_01_13, Land at Old Reservoir, Harper's Hill. This site is
not considered to be deliverable as a suitable access cannot be
achieved and the site is isolated. Other constraints exist including
landscape and heritage sensitivities.
2. SH_56_08_08/13, Broomborough. This site is not considered to
be deliverable as a suitable access cannot be achieved and the site is
isolated. Other constraints exist including landscape and heritage
sensitivities.
3. SH_56_09_08/13, Follaton Bungalows. This site is not considered
to be suitable to be allocated due to landscape sensitivity. In
addition safe access is currently unproven.
4. SH_56_15_14, Follaton Bungalows. This site is not considered to
be deliverable as a suitable access cannot be achieved and the site is
isolated. Other constraints exist including landscape and heritage
sensitivities.
5. SH_56_16_16, Central Totnes. This site has been rejected since it
would involve the unacceptable loss of car parking.
6. SH_56_17_16, Central Totnes. This site has been rejected since it
would involve the unacceptable loss of car parking.
7. SH_56_18_16, land to the west of the A381, Harper’s Hill. This
site is not considered to be deliverable as a suitable access cannot
be achieved (pedestrian). Other constraints exist including
landscape, biodiversity and heritage sensitivities.
8. SH_56_19_16, Follaton House. The site cannot be allocated since
redevelopment potential requires detailed heritage and biodiversity
assessment. This has not been undertaken.

Plymouth and South West Devon Joint Local Plan | Sequential and Exceptions Test Report | April 2017 - updated
99

9. DPD allocated site T8. Significant constraints identified relating to
topography, access and heritage mean the site is not considered to
have potential for development.
10. SH_03_01_13, Land north of Marlands Farm, Newton Road.
Significant constraints identified relating to access and biodiversity
mean the site is not considered to have potential for development.
11. SH_03_02_08/13, Land at Marlands, Newton Road. Due to the
location, access, proximity to sewage treatment works and other
significant constraints identified on the site it is not considered to
have potential for development.
12. SH_03_05_16, Land at True Street House, Berry Pomeroy. Due
to the significant constraints identified relating to location and
access, the site is not considered to have potential for development
13. SH_23_02_13, Land of Harberton Road (north of Plymouth Road).
Due to the significant constraints identified relating to its location,
the site it is not considered to have potential for development.
14. SH_23_15_08/13 Winsland House. Due to the significant
constraints identified relating to its location and access, the site it is
not considered to have potential for development.
15. SH_23_16_08/13, Land of Harberton Road (south of Plymouth
Road). Due to the significant constraints identified relating to its
location, the site it is not considered to have potential for
development.
16. SH_14_13_08/13, Z shaped filed, KEVICC. Due to the significant
constraints identified relating to its location, the site it is not
considered to have potential for development at this time. In
addition, the landowner is not currently making the land available.
17. SH_14_15_08/13, Land between Barracks Hill and A385. Due to
the significant constraints identified relating to its location, the site
it is not considered to have potential for development at this time.
In addition, the landowner is not currently making the land
available.
18. SH_14_21_08/13, Land south of Barracks Lane. Due to the
significant constraints identified relating to highway access, the site
it is not considered to have potential for development.
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In addition to the above the cumulative impact of a number of the sites is
likely to be unacceptable in the context of landscape sensitivity.
Allocated sites
1.
2.
3.
4.

5.
6.
7.
8.

Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.
A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary

Planning Recommendations

SH_56_12_08/13, Sheepfold
SH_56_13_08/13, Lane End
SH_56_14_08/13, Lower School Field, KEVICC
SH_56_20_16, Steamer Quay (already developed, so not ‘allocated’
in the JLP, although numbers contribute to meeting the OAN for
2014 to 2034)
SH_03_04_08/13, Great Court Farm
SH_14_18_08/13 Land opposite Puddavine House (this site,
Ashborton Road)
SH_14_19_08/13, Dartington Lane (plantation)
SH_14_22_13, Clay Park, Puddavine (Transition Towns site: was
originally considered isolated, but subsequent development in the
vicinity has enabled the site to come forward)

The consented proposals for Ashburton Road responded to the
Council’s policies for the site, and it is considered by the Council that the
development of this site for employment will make a significant
contribution to the local economy. It will help to meet the economic
needs of the district and provide jobs for the local community.
It will be possible for the ‘footprint’ of any employment building to be
accommodated on the majority part of the site that lies in FZ1.

Previously allocated site with the benefit of planning consent. Provides a
rare opportunity to deliver some new employment land to help meet the
needs of the Totnes area.
Allocate site for employment development
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Significant areas of the previously allocated sites at Baltic Wharf and ATMOS (the former Dairy Crest site) are within the high risk Flood Zone 3.
With regard to the latter, the Council and the EA have worked closely with the Totnes Community Development Society which has progressed
the proposals for the site via a Community Right to Build Order, so that the development itself will be safe but also that it will provide flood risk
benefits off site. A part of the employment sites at Ashburton Road and Riverside is also shown to be at risk of flooding. It should be noted too
that parts of Totnes have been designated as a Critical Drainage Area.
The Totnes Flood Zone Map, below, illustrates the constraint it present to development at the location. The sites allocated in the JLP are largely
the subject of live panning applications or already have planning permission.
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Site Details

TTV29(11) Hatherleigh Market

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Mixed-use
Zones 2 & 3 (Southwestern area of site) identified in green
More Vulnerable (housing)
The site is allocated primarily for the redevelopment of a car park and
part of Hatherleigh market. As a ‘smaller town’, Hatherleigh is one of
the key settlements in which development is being allocated. The
availability of sites in or at Hatherleigh for development is limited, as is
identified in the SHELAA (separate document), which illustrates that
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seven parcels of land have been put forward for consideration. Officers
have rejected the potential use of four of these and allocated three of
these for the reasons set out below:
Rejected sites
1. WD_06_05_08/13, Runnon Moor Lane. This site is not
considered to be deliverable as a suitable access cannot be
achieved.
2. WD_06_11_13, Bridge Street. This site has been rejected since
the site and access are entirely within Flood Zones 2 and 3.
3. WD_06_13_16, Land lying to the north of A3072. This site has
been rejected since the landscape impact is considered to be
significantly adverse and that accessibility is unfavourable. The
site(s) to the south of the A3072 is considered to be more
appropriate for development. With that site being allocated for
mixed use and Hatherleigh Market site already benefitting from
planning permission it is not considered to be necessary to
allocated further land in Hatherleigh.
4. WD_06_12_13, ED7 Hatchmoor Industrial Estate. This site was
allocated for employment development in the West Devon Core
Strategy, but at this time cannot be delivered due to the
landowner of the only suitable access not being willing to make
that land available.
Allocated sites
Officer assessment of the sites has identified that the following three of
the seven would be appropriate for development. They are proposed
for development in the JLP as a single site (Hatchmoor):
WD_06_01_08/13, Oak Tree Cottage, Holsworthy Road;
WD_06_02_08/13, Land adjacent to Grove Cottage; and
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WD_06_03_08/13, Hillsmoor, Holsworthy Road.
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
Summary

Planning Recommendations

Redevelopment of the site will provide sustainability benefits in the form
of regeneration of the market area, which comprises buildings and
infrastructure that could benefit from reconfiguration to facilitate the
provision of modern employment floor space in the centre of
Hatherleigh. Housing can also be provided on site and can be located
outside Flood Zone 2 and Flood Zone 3.
More vulnerable uses (housing) would be accommodated in Flood Zone
1.

The site is previously developed land in a highly sustainable location in
the town centre. Housing (a more vulnerable use) can be
accommodated in Flood Zone 1. The combination of open market
housing, affordable housing and employment uses is considered to be
substantially beneficial.
Allocate site for mixed-use redevelopment
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Site Details

TTV29(20) Shadycombe, Salcombe

Allocation
Flood zone
Highest vulnerability of proposed use
Reasonable alternative sites available in same or lower flood zone

Mixed
Zones 2 & 3 (site is adjacent to Batson Creek) identified in green
More Vulnerable (housing)
The site is allocated for mixed-use redevelopment comprising housing
and employment uses. There are no alternative sustainable sites in the
locality due to the sensitivity of the coastal AONB landscape and
topographical and access constraints.
The redevelopment represents a rare opportunity for employment
development in Salcombe, but is unlikely to be viable without a
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residential element.
Exceptions Test
It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared.

A site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the
vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.

Summary

Planning Recommendations

Redevelopment of the site will provide sustainability benefits in the form
of:
Additional housing provision that can contribute to place-making in a
community where the scope for new development is highly constrained;
increased local job provision associated with new employment floorspace/commercial units; better utilisation of vacant parcels of land and
through redevelopment/re-use of buildings that are no longer fit-forpurpose.
Safe access and egress will potentially be available from all more
vulnerable elements via higher ground along the site’s north-western
boundary.
Redevelopment of the site would not increase flood risk elsewhere
since it is located on a tidal estuary where the volume of tidal flow is
insensitive to changes in land levels.
The site is partly PDL and presents a rare opportunity for a mixed-use
development in Salcombe that would help to meet some of the local
community’s needs for housing and employment.
Allocate site for mixed-use redevelopment
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Appendix 1: Site allocation methodology
Introduction
1.1

This document sets out the methodology for how the Councils have been assessing land for future
development for housing, employment and other development for the purposes of preparing the Joint
Local Plan. Each of the Councils has been working to identify land which is suitable, available and
deliverable for development in the Joint Local Plan. Although the processes within each Council are
slightly different, they essentially consider the same factors when considering land which could be
allocated within the plan, this document sets out the key stages in the process of allocation of sites to
ensure that the Council consider sustainability as part of the process of deciding which sites are the best
sites for future development.

1.2

This methodology has been used to assess which sites should be taken forward in the plan for allocation.
It does not replace the established methodology for the Strategic Housing and Employment Land
Availability Assessments (SHELAA) as required by national planning policy. However, there is clearly a
relationship between the two processes. As is shown below, the assessment of the suitability of
potential sites for development which took place in early 2016 was a common process for both the
SHELAA and the site allocation process. The results of the assessments fed into both the SHELAA and
the consideration of site allocations. Thereafter the SHELAA process continued to consider site
availability and achievability while the site allocation process considered the suitability of sites for
allocation in the draft JLP.

1.3

The Councils are also working together to prepare a single Integrated Assessment which will enable
policies and proposals to be assessed for Sustainability Appraisal, Strategic Environmental Assessment,
Equalities Impact Assessment through one process. This single process of assessment will test this
methodology and the key stages of the process to ensure that the Councils are having consideration to
the different elements which make up a sustainable development.
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The Process
Stage 1: Initial Site
Assessment

Stage 2
1a Sites rejected

The Consultation
Stage
(Sites to go forward to
the consultation) process

from process

Stage 3
2a Sites rejected
from process

3a Sites rejected
from process

Further Consideration
of Sites
(Sites to progress to next
stages of plan making)

Stage 4
Allocations: Sites to
be allocated in Joint
Local Plan

The Methodology
Stage 1: Initial Site Assessment
Each site is initially assessed against a number of criteria to see if the site should be progressed through to the
next stages of plan preparation. In the Plymouth Policy Area these criteria include:
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Topic
Key Issues
Existing and Emerging Policy Constraints - Plymouth
Access to Play Space 600m
Is the site located within 600m of a play space?
Access to high quality green space 400m
Is the site located within 400m of a green space?
Access to a bus stop
Is the site located within 300m of a bus stop?
Economic Importance
Is the site considered to be of economic
importance e.g. it’s the site currently in
employment use or considered to form part of an
important key strategic or important employment
area?
Existing green space
Has the site or part of it been designated as green
space?
Sustainable linked communities
Is the site well connected to existing important
local services for example local shops and GP
surgeries?
Natural and Historic Environment
Natural Environment
Does the site contain important greenspace
features for example playing pitches, parks,
allotments or does the site have landscape or
agricultural value?
Nature Conservation
Does the site contain important biodiversity
features and/or be designated as one of the
following: Local Nature Reserve, Site of Special
Scientific Interest, and County Wildlife Site?
Historic Environment
Does the site contain any important Heritage
Assets such as Listed Buildings, Scheduled Ancient
Monuments or a County Wildlife Site?
Physical Limitations
Access/Highways
Does the site have any access or highways issues
which would need to be addressed?
Infrastructure
Will the site require significant infrastructure to
be provided such as transport or other utilities
infrastructure?
Gradient/Topography
Does the site have challenging topography which
may affect the potential for development?
Ground Conditions
Does the site have difficult ground conditions for
example geology, hydrogeology, hydrology which
may affect the potential of the development?
Flood Risk 2
Is the site located within Flood zone 2?
Flood Risk 3
Is the site located within Flood zone 3?
Hazardous risk
Is the site located within a potential hazardous risk
zone, for example the Ministry of Defence
Safeguarding Area, Health and Safety Executive
Safety Zones around major hazardous installations
which may affect the potential for development?
Contamination
Is the site located in an area which is likely to have
contamination/pollution which may impact on the
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development potential on the site?
Other constraints
Amenity – noise/air/nuisance
Availability

Would development subject the occupiers to
noise/air pollution or nuisance from nearby uses?
Is the site known to be available for development?

In the South Hams and West Devon Thriving Towns and Villages policy area, the criteria for the initial
assessment are as follows:
Topic
Current use of the land
Access
Landscape and Ecology

Heritage and Archaeology

Flood Risk, water quality and drainage

Contamination and environmental health

Other

Key Issues
Is the land greenfield or brownfield. What is its current
use?
Does the site have any access or highways issues which
would need to be addressed?
Does the site contain important biodiversity features
and/or be designated as one of the following : Local
Nature Reserve, Site of Special Scientific Interest,
County Wildlife Site
Does the site contain any important Heritage Assets
such as Listed Buildings, Scheduled Ancient Monuments
or a County Wildlife Site
Is the site within a flood zone?
Does the site have difficult ground conditions for
example geology, hydrogeology, hydrology which may
affect the potential of the development?
Is the site located in an area which is likely to have
contamination/pollution which may impact on the
development potential on the site?
Are there any other issues or factors which need to be
identified?

Following this initial assessments sites were either rejected from the process or went forward to the next
stage which comprised of various regulation 18 consultation exercises.

Stage 2: The Consultation Stage
Two sites consultation stages took place, seeking views on potential sites for development. An initial
consultation was held during the summer of 2016, ending on the 12th August. This was followed up by a
further consultation during November / December 2016. Comments were invited on the key constraints
which had been identified through the consultation process and whether the sites were appropriate for
development.
The consultation process was helpful in testing the assessments of constraints as well as ensuring that local
people, landowners and development interests were aware of the sites actively being considered as potential
development opportunities.

Stage 3: Further consideration of Sites
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The sites that were considered through the consultation process were further considered in relation to a
further series of questions. This was to help inform the decision about whether or not they should be carried
forward to site allocations in the plan, and if so, whether the allocation should include any particular
requirements.
Topic
Development Strategy

Objectives

Consultation Responses

Flooding

Heritage Assets

Landscape issues

Infrastructure
Availability, Deliverability, viability

Question considered
Does the site fit with the overall development
strategy for the Joint Local Plan Area? Is this site
needed to help meet objectively assessed need?
Does the site meet with the Joint Local Plan
objectives in terms of delivering sustainable
development?
Has the consultation raised any new issues
relating to whether or not the site should be
allocated or what the nature of the allocation
should be?
Have we fully checked capacity for development
on areas which do not flood?
If development is going forward on Flood zones 2
and 3 there is a need to undertake the sequential
and possible exceptions testing.
Have all heritage assets been defined on the sites
and have we undertaken appropriate historic
environment assessment to define and any
requirements needed to mitigate for any impact?
Has an appropriate landscape sensitivity/capacity
assessment for development proposals within or
adjacent to sensitive landscapes been undertaken?
Are there any individual site requirements to
enable development to take place?
Are the sites available, achievable and deliverable
(as tested through the Strategic Housing Land
Availability Assessment)

Stage 4: Allocations
Those sites which have made it through the various stages of the site allocation process will then progress to
proposed allocations within the Joint Local Plan.
The site allocations will be available for formal consultation as the Pre-Submission Version of the Joint Local
Plan (Reg 19). At this stage formal representations can be made in relation to land proposed for development
through the Joint Local Plan. These proposed sites and any representations made in connection with the Joint
Local Plan will then be tested through a an Examination in Public.
Following successful consideration through the Joint Local Plan Examination the sites will be formally adopted
by the Joint Local Planning Authorities.
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Integrated Assessment
In line with the Integrated Assessment Framework, the Site Allocation Methodology has been appraised
accordingly.
Integrated Assessment Criteria
1
2
3
4
5
6
+
+
+
+
+
+

7
8
9
10
11
12
13
14
15
16 17
Site
+
0
+
+
+
+
0
+
+
+
Allocation
process
Commentary
On the whole, the assessment shows that the site allocation process results in positive effects to the achievement of the
framework objectives and as such represents an approach which supports the principles of sustainable development.
Potential negative effects are identified in relation to the impact on air quality which may be adversely affected by new
development, for example when new road infrastructure is developed to enable the development of large sites. Where
air quality is identified as an issue, early interception will be required at the detailed planning stage to identify
appropriate mitigation measures.
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Appendix 2: List of rejected sites
Site ref
0020

Flood Zone
Flood Zone 1

Proposed use
Housing

Reasons for Rejection
No landowner support

0024b

Site Details
TAVR Centre, Prospect Place,
West Hoe
Lambhay Hill Car Park

Flood Zone 3

Housing

0026

Exeter Street

Flood Zone 1

Housing led mixed use

0071b
0078

Land at St Levan Road
Princess Yachts, South Yard

Flood Zone 1
Flood Zone 1

Mixed use
Marine Employment

No evidence of deliverability; historic environment
concerns
No evidence of deliverability.
Opportunity site
Existing car parking serving Devonport Dockyard
Commitment site (most of consent implemented)

0089

Rear of Acterna
Way/Burrington Way
Embankment Boatyard,
Embankment Road

Flood Zone 1

Employment (B1b,c, B2, B8
use classes)
Mixed use – Housing and
marine related uses

Expansion site which can be covered by general policy

Mixed use – health/housing
Housing

No evidence of deliverability.
Not considered deliverable , access constraints,
unsuitable site
Site is not available for development
Historic environment constraints. The curtilage of the
site is listed.
Site is below 0.25ha threshold
Site developed, land remaining not developable
The site is already an existing commitment

0116

0118
0146

Mount Gould Hospital
Land east of Stenlake Terrace

Flood Risk 2
and 3 (most
of site
covered)
Flood Zone 1
Flood Zone 2

0173
0187

Land at Pennycomequick
Looseleigh Lane

Flood Zone 1
Flood Zone 1

Housing
Housing

0188
0191
0206

Land at Cradon Close
Christian Mill, Business Park
The White Cottage and
Holtwood, Plymbridge Road,
Glenholt
Land off Darklake View
Crownhill Fort

Flood Zone 1
Flood Zone 1
Flood Zone 1

Housing
Employment
Housing

None
Flood Zone 1

Employment
Heritage and Visitor Use

0258
0276

Existing employment site, major flood risk and transport
constraints

Not supported by landowner; no plans to CPO
No specific proposals identified. Opportunities to be
covered by general policy for all Palmerston Fort sites.
0287
Motor Transport Section,
Flood Zone 1 Housing
No land owner support; no delivery strategy
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0303b

North Yard
North Prospect
redevelopment phase 3
Scout Hut, Delamere Road
Radford Quarry

Flood Zone 1

Housing

The site is already an existing commitment

Flood Zone 1
Flood Zone 1

Housing

Site is below 0.25ha threshold
Unacceptable natural infrastructure impacts; inadequate
access

Land to south of Cann House,
Tamerton Foliot Road
Land to west of Belliver
Industrial Estate

Flood Zone 1

Housing

Flood Zone 1

Solar panels consent; site not needed for supply

Flood Zone 1

0398

Parkway Sports and Social
Club, Ernesettle
Eaton Business Park, Estover

Employment
- B1b,c, B2,
B8
Sports improvements

Flood Zone 1

Employment

0399

Airport Business Centre

Flood Zone 1

Employment

0401

Land at Thornbury Road

Flood Zone 1

Employment

Loss of employment land; impact on opportunity for reestablishing aviation uses at airport site
Loss of employment land; impact on opportunity for reestablishing aviation uses at airport site
Loss of employment land; impact on opportunity for reestablishing aviation uses at airport site

0403
0404

Cann Lodge, Tamerton Foliot
Land south of Coombe Lane

Flood Zone 1
Flood Zone 1

Housing
Greenspace

0405

Land at West Trehills,
Tamerton Foliot

Flood Zone 1

Greenspace

0411

Valley Field East of Broadley
Industrial Park, Roborough

Employment/greenspace

Possible future supply but not yet required

0412
0413
0416

Field East of Roborough Farm
Field East of Haxter Lodge
West Trehills Farmhouse,
Allern Lane, Tamerton Foliot
Land north of Hazeldene
Quarry
Former Environ Factory,

Flood Zone 2
(Eastern
Edge)
Flood Zone 1
Flood Zone 1
Flood Zone 1

Employment/greenspace
Employment/greenspace
Greenspace

Flood Zone 1
&2
Flood Zone 1

Housing

Possible future supply but not yet required
Possible future supply but not yet required
Unsustainable location for development; unacceptable
natural infrastructure impacts
Not deliverable in plan period

Employment

Site unavailable

0311
0342
0349
0362

0393

0442
0588

Covered by general policy to protect sports pitches

Unsustainable location for development; unacceptable
natural infrastructure impacts
Unsustainable location for development; unacceptable
natural infrastructure impacts
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0730a

Ernesettle
Land off Plymbridge Road

Flood Zone 1

0740c

Plymstock Quarry Centre

Flood Zone 1

0740d

Plymstock Quarry East

Flood Zone 1

0742
0759

Land at Riga Terrace
Ashery Drive Garages, Hooe

Flood Zone 1
Flood Zone

Housing
Housing

0766
0793a

Jeffery Close,
Seaton Neighbourhood west

Flood Zone 1
Flood Zone 1

Housing
Mixed use

0793b

Seaton Neighbourhood east

Flood Zone 1

Mixed use

0840a

Flood Zone 1

Greenspace/playing pitches

Flood Zone 1

Greenspace/playing pitches

0845

Land at Staddiscombe
Road/Goosewell Road
Land at Paradise Road,
Devonport
Fort Austin Depot

0846

Woodland Fort

Flood Zone 1

0852

Flood Zone 1

Employment

Flood Zone 1

Leisure/food/drink uses

Site is below 0.25ha threshold

0879
0897

Underhill Engineering,
Plymbridge Road
Open space adjacent to Drake
Circus
Land at Sherford Road
Elburton East Edge

Unsustainable location for development; unacceptable
natural infrastructure impacts
Within existing commitment site. Needs to be tested in
context of updated masterplan to fully understand the
implications for the wider development
Unsuitable location for housing. Loss of greenspace.
Within Saltram Country Park
Physically constrained site
Site too constrained - but can test in more detail
through application process
Site is below 0.25ha threshold
Within existing commitment site. Needs to be tested in
context of updated masterplan to fully understand the
implications for the wider development
Within existing commitment site. Needs to be tested in
context of updated masterplan to fully understand the
implications for the wider development
Local greenspace constraints. Half of site considered
suitable for additional playing pitch provision (0840)
No landowner support;
Local Greenspace Designation
No specific proposals identified. Opportunities to be
covered by general policy for all Palmerston Fort sites.
No specific proposals identified. Opportunities to be
covered by general policy for all Palmerston Fort sites.
Part of curtilage of existing building

Flood Zone 1
Flood Zone 1

Housing
Housing

0906

South Yard

Flood Zone 2

Employment

Policy constrained – greenspace value, wildlife corridor
Unsustainable location for development; unacceptable
natural infrastructure impacts - become part of Strategic
GI site at SCP. Not supported
Site unavailable;

0844

0854

Greenspace

Flood Zone 1
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0909

Richmond Walk

0912

Land at Northolt Avenue,
Ernesettle
Stonehouse Carpark

0916
0935
0947

Paddock site, Estover
Industrial Estate
Milehouse Bus Depot

0948

Land south of Stoggy Lane

0950

Vets and finance services
office, Central Park
West of Ernesettle Lane
Site of Weston Mill Lane
PML Site, Leigham Street

0953
0958
0959
0961
0967b
0972
0981
0983
0985

Mayflower Street, West
Armada Centre
Land at Sutton Road
Social club site, Milehouse Bus
Depot
Elburton (land at Candish
Drive)
Tavistock Place
Land west of Broadly Park

or Flood
Zone 3 after
Climate
Change
Allowance is
factored in
Flood Zone 2
and 3 (east
and south)
Flood Zone 1

Opportunity site

Marine Employment

General employment policies sufficient, no specific
proposal being put forward for the site

Employment

Commitment site

Flood Zone 2
and 3 (east)
Flood Zone 1

Car Park

Cover in general policy

Flood Zone 1

Employment

Flood Zone 2
and 3
Flood Zone 1

Housing

Flood Zone 1
Flood Zone 1
Flood Zone 1

Alternative sports use proposed
Site is below 0.25ha threshold
Site unavailable

Flood Zone 2
and 3
Flood Zone 1

Employment
Gypsy and traveller site
Housing or Housing led
mixed use
Mixed Use –
commercial/housing/office
Mixed use –
Housing/employment
Housing

Flood Zone 1

Housing

Buffer site between Sherford and Elburton

Flood Zone 1
Flood Zone 1

Higher education mixed use Site is below 0.25ha threshold
Employment
The site is already an existing commitment

Flood Zone 1

Employment
No evidence of deliverability.
Opportunity site
Unsustainable location for development; important
greenspace buffer

Sports related development

The site is already an existing commitment
No evidence of deliverability.
Objections from landowner to residential use
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Road
Land at Keyham Road

Flood Zone 1

0996

Land at Mowhay Road/Combe
Farm
Land at Outland Road Depot

Flood Zone 2
and 3 (South)
None

0997

Agaton Fort

Flood Zone 1

0999
1001

Chittleburn Hill
St Budeaux Methodist Church
& Victoria Snooker Centre

Flood Zone 1
Flood Zone 1

1005

Land at Wollaton Grove,
Crownhill
Land at Shakespeare Road,
Crownhill
Land at Trevithick Road, Kings
Tamerton
Land at Bladder Meadow,
Crownhill
Land at corner of Pattinson
Close, Mainstone
Tesco Roborough
Money Centre

Flood Zone 1

Mixed use – Housing, food
retail, car parking for
dockyard
Greenspace improvements
incorporating G&T
Garden centre with
complementary leisure and
food / drink uses
Opportunity for community
use
Park and Ride
Mixed use – housing,
community and worship
space
Housing

Flood Zone 1

Housing

Flood Zone 1

Housing

Flood Zone 1

Housing

Flood Zone 1

Housing

Flood Zone 1
Flood Zone 1

Southway Valley, Dunraven
Drive, Derriford
Land at Boringdon Park

Flood Zone 1

Commercial/housing
Mixed use development to
provide offices and enabling
student accommodation
and/or hotel
Housing

0990

0992

1006
1007
1008
1009
1011
1013

1014a
1016

Flood Zone 2
and 3 along
north and

Housing

No land owner support; no delivery strategy

Land not needed

Cover in general policy
Insufficient business case for allocation
These are two separate sites. Both are below 0.25ha
threshold for allocation.
Important community green space.
as available.
Important community green space.
as available.
Important community green space.
as available.
Important community green space.
as available.
Important community green space.
as available.
Site is below 0.25ha threshold
Site is below 0.25ha threshold

Site not confirmed
Site not confirmed
Site not confirmed
Site not confirmed
Site not confirmed

Community and natural infrastructure impacts
Unsustainable location for housing; unacceptable natural
infrastructure impacts
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south west
Flood Zone 1

Housing

1017

Land off Horsham Lane,
Tamerton Foliot

1018

Land at Jennycliff

Flood Zone 1

Housing

1019
1033

Cheriton Close
Land adj 54 Blunts Lane

Flood Zone 1
Flood Zone 1

Housing
Housing

1034

Land at Boringdon Hill

Flood Zone 1

Housing

1037
1040

Flood Zone 1
Flood Zone 1

Housing
Housing and parking

Flood Zone 1

Housing

Unsuitable location for housing

Flood Zone 1
Flood Zone 1

Housing
Housing

Unsuitable location for housing
Unsuitable location for housing

Flood Zone 1

Housing

1057

Plymstock Clinic
Old railway line north of Milne
Place, Devonport
Land adj Tuxton Farm, south
east of Deep Lane
Land at Haye Road
Chittleburn Business Park,
Brixton
Land west of Forder Valley
Road
Plymstock Cemetery

Unsustainable location for housing; unacceptable natural
infrastructure impacts; adverse impacts on conservation
area including its setting
Unsustainable location for development; unacceptable
natural infrastructure impacts
Site is below 0.25ha threshold
Poor access; unacceptable natural infrastructure
impacts; site is below 0.25ha threshold as only one
dwelling proposed
Unsustainable location for development; unacceptable
natural infrastructure impacts
Site is below 0.25ha threshold
Physically constrained site

Housing

1058

Elliot Road, Cattedown

Flood Zone 3
to south
Flood Zone 1

Unsuitable location for housing. Within Strategic
Greenspace Area
Unsuitable location for housing

1059

Land between Brixton and
Elburton

Flood Zone 1

Housing

1042
1051
1052
1056

?

Insufficient information provided as to the type of
development being promoted
Unsuitable location for housing
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Appendix 3: EA guidance for sites around Sutton Harbour
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UNCLASSIFIED

Sutton Harbour Development Guidance
Flood Risk Management Guidance for New Development

February 2016

Flooding Issues
Land surrounding Sutton Harbour is at risk of flooding from the sea. At present this risk is managed by
flood defences, comprising raised quaysides and a flood gate, which controls water levels in the harbour to
ensure it remains below the level of the harbour’s quay walls.
While the presence of these defences is acknowledged much of the land surrounding Sutton Harbour is
considered to be within Flood Zone 3; defined as having a high probability of flooding from the sea. This is
due to the fact that the presence of these defences cannot be guaranteed in perpetuity and because of the
residual risk of the flood gate failing to close during a coastal flooding event.
The flood defences, at present offer an adequate standard of protection to development behind them.
Rising sea levels, associated with climate change will make the existing defences less effective in the
future, increasing the risk of flooding to development surrounding the harbour. The area at risk of flooding
allowing for climate change* is illustrated in blue on the map below.

New Development and Flood Risk
New development requires an adequate standard of flood defence over its lifetime. At present the flood
defences for Sutton Harbour do not provide this due to the increasing risks of being overtopped as sea
levels rise. This guidance note sets out our approach for managing flood risk for new development within
the current and future area at risk of flooding at Sutton Harbour.

Sutton Harbour Development Guidance
www.gov.uk/environment-agency
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Planning Approach
Any development around Sutton Harbour will need to satisfy the overarching policy set out in the National
Planning Policy Framework (NPPF). Proposals will therefore need to take a sequential approach to new
development; ensuring the most vulnerable uses avoid the areas of highest flood risk. Likewise Plymouth
City Council (PCC) will need to apply the sequential test, set out in the NPPF, to determine whether
alternative sites at a lower risk of flooding exist on which a development proposal could be sited. It has
been long agreed that the sequential test need only be applied across the area covered by the Sutton
Harbour Area Action Plan due to the identified regeneration and growth needs. This is consistent with
advice set out in the Planning Practice Guidance.
If the sequential test is satisfied (for example because there are no alternative sites and/or because the
proposal is consistent with wider sustainability objectives) the exception test will need to be applied to any
development which includes a ‘more vulnerable’ use. The exception test requires that:


it must be demonstrated that the development provides wider sustainability benefits to the community
that outweigh flood risk, informed by a Strategic Flood Risk Assessment where one has been prepared;
and



a site-specific flood risk assessment must demonstrate that the development will be safe for its lifetime
taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where
possible, will reduce flood risk overall.

The NPPF requires both parts of the exception test to be passed for development to be permitted.
In order for proposals around Sutton Harbour to demonstrate that they can satisfy national policy new
development within the present and future flood risk area should meet all the following requirements:


There should be no residential or any other ‘more vulnerable’ development at the ground floor level and
no new development below ground level;



Ground floor levels should be set no lower than 3.15mAOD (meters Above Ordnance Datum);



Ground floors should incorporate flood resistance and resilience measures;



Provide and demonstrate a flood warning and evacuation procedures for occupants;



Residential or any other ‘more vulnerable’ development should be set no lower than 5.10mAOD



Provide a proportionate contribution (depending on the scale of development) towards the future
upgrade of the Sutton Harbour flood defences to ensure new development benefits from an appropriate
standard of protection over its lifetime whilst also helping to reduce flood risk over time to existing
development.

Please Note:
At the time of writing the precise details and costing for the upgrades for the Sutton Harbour coastal defences are not known and the contribution
towards to these works will be determined through negotiation between Developer, PCC and us. We are working with PCC to develop a detailed
understanding of the upgrade works and their cost and these will be provided when available.
* The flood risk area includes an allowance for 100 years of sea level rise based on current climate change guidance. Reference ID 7-02620140306 of the Planning Practice Guidance states that residential development should be considered for a minimum of 100 years.
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