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 1  Introduction 
 
 Introduction 
 
1.1 A study of the future development of Plymouth, South East Cornwall and South 

West Devon has been undertaken as one of several sub area studies intended to 
assist in the preparation of the South West Regional Planning Spatial Strategy 
2026.  The Plymouth, South East Cornwall and South West Devon Sustainable 
Growth Distribution Study has been carried out by a team from Baker Associates, 
Transportation Planning International and Enderby Associates, on behalf of a 
Steering Group drawn from: 

 
• Plymouth City Council 
• Caradon District Council 
• South Hams District Council 
• West Devon Borough Council 
• Cornwall County Council 
• Devon County Council 
• Dartmoor National Park Authority 
• South West Regional Assembly 
• South West Regional Development Agency 
• Environment Agency 
• Government Office South West 
• Housing Corporation. 
 

1.2 The Steering Group or the participating local authorities individually will use the 
work of the independent consultants to help determine the form of their 
submission(s) to the South West Regional Assembly (SWRA) on what the RSS 
should say about the future of the sub area and its parts.   

 
1.3 The work of the independent consultants is completed with this Final Report, which 

is presented to the Steering Group. 
 
1.4 The Final Report, as the drafts that have led to this point, is in three parts, and 

these and their constituent sections are as follows: 
 
Part A Purpose and process, including: 
 
• the purpose of the study – section 2 
• the approach being taken and the intended form of outputs – section 3 
 
Part B Developing options, including: 
 
• the objectives for the study area – section 4 
• structure plan policy context for the study – section 5 
• an explanation of the functional analysis of settlements that is being used – 

section 6 
• a review of the potential for economic development – section 7 
• putting figures to economic development scenarios – section 8 
• combining spatial distribution possibilities with economic development 

scenarios to identify some illustrative options – section 9 
• How achievable is economic growth and urban concentration in Plymouth? – 

section 10 
• consideration of the opportunities for accommodating development – section 

11 
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Part C Testing options, including: 
 
• an explanation of the approach to testing the options – section 12 
• an investigation of the potential for the housing levels in the options to be 

delivered – section 13 
• examination of the transport implications – section 14 
• setting out an assessment of the options by reference to the requirements of 

the strategic sustainability assessment that the RSS will need to provide 
suggested matters for discussion – section 15 

• Towards a strategy, a reflection on how the study might inform a preferred 
strategy– section 17. 

 
2 Purpose of the study 
 

Purpose 
 
2.1 SWRA is seeking to inform the preparation of the RSS by undertaking studies of a 

number of sub areas.  Under the provisions of the Planning and Compulsory 
Purchase Act 2004, the work is being done on behalf of the SWRA by the relevant 
strategic planning authorities working with partners, with resource support from 
SWRA.   

 
2.2 Two important documents inform the work on the sub area studies and hence what 

is reported here.  The first of these is the relevant document from the set of briefs 
prepared for the sub area studies and provided to the study partners by the SWRA 
in March 2004.  Each Joint Study Area (JSA) brief contains the statement that: 

 
The Assembly will expect to see a Strategic Vision for the city-region setting out a 
long term sense of direction for the core PUA and its role in the wider ‘city region’ 
area and its relationships with other areas and settlements.    This needs to be a 
long term outward looking view of the city region from which strategic objectives 
can be derived. 
 

2.3 The term ‘city region’ is used in the original documents. The term is otherwise 
gaining greater currency in other parts of the country and is increasingly used by 
ODPM.   Cornwall County Council has agreed with SWRA that the term should not 
be used in relation to this sub area and this is respected in the report.  

 
2.4 The second document, sent to each of the JSAs by the SWRA on 20 October 

2004, provides further details on how the work is to be undertaken and what 
outputs are expected, as well as providing a general update.  This document 
provides, amongst other things, information on: 

 
• timescale 
• consultation requirements 
• housing figures for testing.    

 
2.5 The output from the study may be used by each of the strategic authorities to help 

form their statutory advice to the SWRA in order to influence the content of the 
RSS from their point of view.  

 
2.6 Part of the identification of a strategy for the study area acceptable to each of the 

strategic authorities will be the identification of the development requirement as 
part of an integrated approach to the delivery of the strategy.   

 
2.7 The study is not driven by the need to accommodate a pre-determined level of 

development set as a target at the regional level.  Each JSA however is requested 
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by the SWRA to test the implications of seeking to accommodate specified levels 
of development, expressed in terms of housing provision and related to the 
benchmark of the provision targets included in RPG10, with different percentage 
increases and delivery trajectories.   

 
2.8 It is intended that by this means the SWRA will be provided with information from 

the sub area studies that would enable a strategy to be developed that met 
different levels of growth in the region to 2026.  The means by which the level of 
growth for the region addressed by the RSS will be determined is not set out by 
the briefs for the JSAs, and the intended relationship between ‘top down’ and 
‘bottom up’ influences in the overall process has not been made known to 
participating bodies.  

 
2.9 An input into the round of LDFs to be prepared by the local planning authorities 

according to the Planning and Compulsory Purchase Act 2004 is recognised to be 
part of the purpose of the study. 

 
What is the study area? 

 
2.10 The area being considered by the study is not delineated on a map by the brief 

from SWRA or for the consultants by the Steering Group.   
 
2.11 The SWRA brief for the JSA refers variously to the ‘Plymouth city region’, and to 

‘the Plymouth and SE Cornwall functional area’, and also states that the study 
‘should base the definition of the study area on the travel to work area of Plymouth, 
which extends into SE Cornwall, West Devon and South Hams and recognising 
the extent of the PUA as defined in structure plans for Cornwall and Devon, 
reflecting the RPB guidance’.   

 
2.12 The issue of the study area definition was discussed at the Inception Meeting on 

11 August, with the agreement that the extent of the sub area that is appropriate 
for the RSS to consider should be an output from this study rather than an input to 
the sub area work.  This was reiterated at the Officer Steering Group meeting on 2 
November. The agreement from working meetings with the group of officers 
directing the project is that the various references to the area intended to be 
addressed will be best respected by the study addressing the area encompassed 
by the Plymouth Travel to Work Area.  This area incorporates settlements such as 
Saltash, Ivybridge, Callington and Tavistock, but not Liskeard, Looe or Totnes. 

 
2.13   Map 2.1 identifies the relationship of the current interpretation of the Plymouth 

TTWA and PUA boundaries with the pattern of settlements.   
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3 Approach 
 

Process 
 
3.1 The sub area study is led by the need for the Steering Group to be able to suggest 

an appropriate strategy for the sub area, with whatever that means in terms of a 
development requirement identified as part of an integrated approach to the 
delivery of the strategy.  The ideas can be taken up in the responses to the SWRA 
by the strategic authorities if they wish.   

 
3.2 Though not driven by the need to accommodate a specified level of population 

change or development, the study is to set out the implications of seeking to 
provide for different levels of development, by reference to the figures provided to 
the Steering Group by the SWRA.  

 
3.3 The main components of the work undertaken by the consultants have been: 
 

• to identify and describe the process by which the Steering Group can develop 
a strategy to present to SWRA using options developed by the consultant 
study 

 
• drawing on the technical work already done for the future of Plymouth, the 

Mackay Vision and for the adopted Structure Plans for Devon and Cornwall 
 
• taking the growth scenarios provided by SWRA as a reference position for all 

of the option development and testing work 
 
• to understand the aspirations for the area set out in Community Strategies 

and expressed by the participating authorities and stakeholders 
 
• to investigate the roles of settlements with particular emphasis on the 

functional relationship of settlements with Plymouth 
 
• to examine how the economy may develop and what this may mean for 

population levels and the housing requirement 
 
• to investigate the ability of areas around Plymouth and other settlements to 

accommodate further development according to the examination of 
environmental constraints and landscape character. 

 
• to develop options which combine different levels of development and 

different distributions of that development in order to illustrate the choices that 
may be available in making a strategy 

 
• to examine how achievable different economic growth sceanarios for the area 

are likely to be  
 
• to examine what is likely to be deliverable for the area in terms of the 

provision of housing and the scope for different levels of housing supply to 
come forward in the possible development locations 

 
• to investigate the transport implications of seeking to locate various levels of 

development according to different spatial arrangements 
 
• to present an assessment of each of the options according to the 

requirements of the SEA Directive 
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• drawing on the findings from the technical investigations to put forward 
proposals on the form of a possible preferred strategy. 

 
Building on what has been done before 
 

3.4 Plymouth is identified in the current regional planning guidance (RPG10) as a 
Principal Urban Area (PUA).  The designation is both description – with recognition 
of the regional role and significance of Plymouth – and policy, with the PUAs 
intended to be the focus for the majority of future development.   

 
3.5 It is an important point that a great deal of existing work has already been 

undertaken. The adopted Cornwall and Devon Structure Plans provide a 
significant policy and strategy context. The Steering Group has been concerned 
that the work on the preferred strategy for the RSS is seen to be following on from 
this work rather than ‘starting again’. Key policy areas from existing structure plans 
are discussed in section 5. 

 
3.6 The local authorities assisted by consultants in some cases have undertaken 

investigations of the potential for further housing to come forward in the main 
settlements. 

 
3.7 The Plymouth Urban Extension Study by Llewellyn Davis has looked at how 

development needed for Plymouth that could not be accommodated in Plymouth 
could be provided in the form of extensions to the town with new infrastructure and 
a mix of different types of activity accommodated in a planned way. 

 
3.8 There has been a great deal of work done on the economy apart from what has 

been done specifically as part of this study, both locally and as part of wider work 
by the regional bodies, and this work has continued during the time of this study. 

 
Growth scenarios 

 
3.9 The South West Regional Assembly requires each of the JSAs to test specified 

growth levels.  The letter from the SWRA (20 October 2004) sets figures for 
housing numbers for testing at up to 50% above current RPG10 figures.  The 
reason for needing to understand what would be needed to achieve this level of 
growth acceleration, and the implications of doing so. 

 
3.10 The SWRA has asked the sub area study to examine three growth scenarios for 

Plymouth for the period up to 2026.  These scenarios are based on housing 
numbers, although this will have consequences for the size of the population, 
hence creating new demands for other uses such as retail, health, education, open 
space, transport infrastructure.  The there scenarios are as follows. 

 
(1) the City continuing to deliver RPG10 rates of housing provision (based on an 

assumption of 1067 dwellings per annum) 
 
(2) increasing the RPG requirement for Plymouth by 25% 2011 to 2026 
 
(3) increasing the RPG requirement for Plymouth by 50% 2011 to 2026 

 
3.11 The total number of dwellings associated with each scenario is presented in Table 

3.1. 
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Table 3.1  SWRA test figures  
 
 

 Total dwellings provision 
2001-2026 

Average annual rate of 
development (dpa) 

RPG continued 26675 1067
RPG +25% 2011 to 2026 30667 1227
RPG +50% 2011 to 2026 34667 1387

 
3.12 The SWRA figures scenarios are not used as a basis for developing options in this 

study. The options will be developed from economic led scenarios of population 
increase and housing demand. The RPG figures will be tested in this process to 
meet SWRA requirements and inform the recommendations for the preferred 
strategy.  

 
 Options 
 
3.13 A set of options is described in this report to illustrate the range of possible spatial 

distributions of development and different levels of development.  The levels of 
development examined in the options arise from what is identified as achievable 
economic development for the period being considered, and related to 
demographic change to provide the numbers of households that may need to be 
accommodated if the economic potential is achieved. The levels of development 
derived in this way are compared with the levels that SWRA require the sub area 
study to examine. 

 
3.14 Combining the development figures with the consideration of spatial patterns 

based on an examination of the roles of settlements in relation to Plymouth, and on 
the opportunities for accommodating development, allows for the strategic 
redirection of past activity according to the opportunities and constraints that the 
possible locations and types of development might mean for different types of 
migration and household formation. 

 
3.15 A vital part of the process is the testing of the deliverability and desirability of the 

options for the scale and distribution of development. The illustrative options are 
tested according to: 

 
• the potential for development to take place within Plymouth and the other 

targeted urban areas  
 
• the ability to absorb areas of development beyond settlement boundaries 

according to their possible effect on landscape character, the setting of 
settlements, matters of significant environmental importance, and the overall 
settlement form 

  
• the relative strength of the housing market in different areas, leading to views 

on the ability to deliver the level of development to the timescale required and 
to make the appropriate contribution to affordable housing in some locations 
as part of a package of community contributions 

 
• the effect on accessibility, the consequences for transport demand, the effect 

on the transport system and the need for investment in infrastructure and 
services. 

 
3.16 It is noted that an approach which incorporates the explicit consideration of 

alternatives has resonance with the requirement for the study to assist the SWRA 
in meeting the requirements of the SEA Directive in its preparation of the RSS.  It 
is a requirement of the SEA Directive and the Environmental Assessment of Plans 
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and Programmes Regulations 2004, that an environmental report on the RSS is 
produced.  The environmental report for the RSS is required to ‘identify, describe 
and evaluate the likely significant effects on the environment of: 
 
 (a) implementing the plan or programme 
 
 (b) reasonable alternatives taking into account the objectives and the geographical 
scope of the plan or programme.’ 

 
3.17 The overall approach being followed is set out in Diagram 3.1. The diagram 

identifies the end of the study process as the reporting of the implications of 
particular options and providing recommendations. 
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4 Objectives for the study area 
 
Introduction 
 

4.1 To assist in generating options for consideration, we have sought to identify 
objectives that the strategy for the sub area might make a contribution to, and 
which will assist in developing and testing options.  The assessment of the options 
refers to these objectives, though the SWRA specifically requires that the 
assessment is made by reference to the methodology that is being adopted for the 
Strategic Sustainability Assessment of the RSS. 

 
4.2 Objectives have been identified for the study from: 
 

• the involvement of stakeholders 
 
• the Community Strategies of the participating local authorities (something 

specifically suggested by the stakeholders) 
 
• other published documents relating to the sub area.  
 

4.3 In addition there was discussion of objectives at the Officer Steering Group on 2 
November 2004, prompted by initial thoughts on these matters included in the 
Progress Report presented to that meeting. 

 
Stakeholder involvement  

 
4.4 Within the time available for this study, one stakeholder event has been held, in 

Plymouth on 17 November 2004.  This was attended by elected members and 
officers from the organisation represented on the Steering Group, together with 
representatives from other interested bodies, such as firms of housebuilders and 
environmental bodies.  The event took the form of presentations about the work in 
progress and discussions focused on the objectives for the area and the ways in 
which options for the spatial strategy for the sub area might be assessed. 

 
4.5 The event presented options for the strategy from work undertaken but is only one 

part of the process being followed by the Steering Group.  Wider public 
consultation on the basis of an agreed document describing the task and the types 
of issues to be addressed in a strategy to 2026 options has been undertaken by 
the participating authorities in March and April 2005.  This consultation is not part 
of this report but the results will be taken into account by the strategic authorities in 
presenting their statutory advice to the SWRA.  Further consultation will occur in 
the development of the RSS undertaken by the SWRA. 

 
4.6 There were strong themes from the stakeholder event that appeared to carry 

unanimous support from the group engaged in the discussion.  These were that: 
 

• throughout the area there is a need to create stronger economic activity, 
raising incomes and reducing disparities   

 
• it is necessary to improve the quality of the urban fabric of Plymouth in 

particular, including through greater connectivity between the city parts, and 
between the city and the water 

 
• the environment of the area is special and needs protection, for its own sake 

and in order to assist in attracting business investment and tourism 
expenditure  
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• there is a need in the rural areas to create stronger service centres able to 
make services and facilities more accessible to people in those centres and 
their hinterland  

 
• significant contribution needs to be made to meeting the affordable housing 

need in many parts of the sub area. 
 

4.7 These themes developed into a quite strongly expressed spatial strategy of: 
 

• accommodating development in Plymouth consistent with maintaining and 
enhancing its distinctiveness, creating a higher quality environment and 
improving the offer of facilities and services 

 
• for the smaller settlements and rural parts of the sub area, ensuring that there 

is some development available to meet locally arising needs, tackle 
affordability and supporting the provision of services and facilities. 

 
4.8 For the other parts of the sub area with the settlements closely related to 

Plymouth, less consensus emerged over the desirability and possible roles that 
further development might play, and hence over the level of development that 
ought to take place.  Views were strongly expressed that past high levels of 
development had damaged the identity of places and created dormitory or 
commuting areas, and with more already committed the longer term strategy now 
being considered should not add to this.  Other views took the pragmatic view that 
development will be needed to achieve the economic objectives widely voiced for 
the sub area and if this means further peripheral development and increased 
commuting, this should be accepted. 

 
Community Strategies 
 

4.9 Development plans, including the RSS, are required by the Planning and 
Compulsory Purchase Act 2004 to ‘have regard to the Community Strategies for 
their area’.  The Community Strategies for each of the participating local authority 
areas have been examined for this work, and the objectives they set out for their 
respective areas are presented here. 

 
4.10 The Community Strategy for West Devon, ‘West Devon Vision’, reports that the 

community ‘should like to see West Devon as a place where:  
 

• people are proud to live and able to play an active part in their community  
 
• everyone is valued, and their potential is nourished. 
  
• environmental quality, rich history and diverse traditions are respected and 

enhanced 
 
• the future is seen as an opportunity to be exploited for the benefit of all 
  
• a home, good job, safe neighbourhood and effective health care are available 

to all  
 
• aspirations are met and expectations are exceeded  
 
• the community recognises its responsibility towards global sustainability’. 

 
4.11 The stated objectives from the Community Strategy are: 
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• to realize the vision we need to create and maintain: 
 
• successful local businesses 
 
• safe and thriving communities 
 
• access to local services and facilities 
 
• healthy people 
 
• protection for our landscape and local environments 
 
• support our young people 
 
• support our old people 
 
• sustainable wealth for all 
 
• a skilled workforce 
 
• a contribution to global sustainability 
 
• a wide range of leisure, recreational and cultural opportunities 
 
• decent housing for all 
 
• involvement in decision-making and community life. 
 

4.12 The Caradon Community Strategy, ‘A vision for South East Cornwall’, reports that 
the community ‘want South East Cornwall to have a vibrant and successful 
communities that provide all residents with the opportunity to enjoy a good quality 
of life in a clean, safe and healthy environment, supported by a strong local 
economy’.   This is identified to mean: 
 
• ‘thriving communities where everyone has access to the housing, jobs, 

transport, education and services they need 
 
• environmentally responsible communities who consider the impact of their 

actions on present and future generations 
 
• healthy communities where people look after themselves and each other, with 

good local health care 
 
• safe communities where people feel safe in their homes and neighbourhoods 
 
• learning communities where people can develop themselves and their skills, 

fulfill their aspirations and have the capacity to adapt to change 
 
• fair communities where everyone has an equal opportunity to fulfill their 

potential 
 
• informed communities where people know what’s going on and where to get 

help and advice when needed. 
 
• active communities where everyone has an opportunity to participate and 

influence the future 
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• co-operative communities where organizations work together to meet local 
needs 

 
• fulfilled communities where people enjoy themselves and have access to 

leisure, entertainment and cultural services.’ 
 
4.13 The South Hams Community Strategy sets as its aspiration for the area: 
 

• ‘accessible services, supporting active and caring communities. Vision: Equity 
of access to services where no-one feels disadvantaged by virtue of where 
they live or their own personal circumstances. 

 
• affordable Housing. Vision: Contributing to the viability of communities in the 

South Hams through the provision of affordable and well designed housing 
that meets the need of local people. 

 
• employment and Skills. Vision: Supporting Sustainable communities by 

maintaining and enhancing the prosperity of businesses, communities and 
individuals and enhancing opportunities for lifelong learning. Seeking to 
alleviate individual poverty and help regenerate communities.’ 

 
4.14 The Community Strategy for Plymouth has eight ‘Goals’, and these are: 
 

• ‘dynamic local communities, ensuring that every neighbourhood can take 
advantage of the best possible services and opportunities. 

 
• an improved quality of life in every neighbourhood, with communities that are 

involved in every level of decision making and creating a city that takes 
account of all ages, needs and abilities. 

 
• a prosperous economy, where the levels of investment reflect confidence in 

the city and where everyone is better off. 
 
• a clean an sustainable environment, making the most of our location and the 

resources we all share and not limiting what’s available to future generations 
 
• quality buildings, places and living spaces. A city centre to be proud of, 

transport links that work for us and a quality of design that is second to none. 
 
• a safer, healthier city. Better health and health care, fewer crimes and less 

fear on our streets. 
 
• improved learning and skills. Not just in schools, but at work and at home too. 
 
• a celebration of Plymouth’s character, culture and diversity. Everything that 

makes Plymouth, our heritage, sports and leisure, the arts and all the cultures 
that contribute to city life.’ 

 
 The ‘Mackay Vision’ 
 
4.15 A very important further part of the context for the work is what is commonly 

referred to as the Mackay Vision (more specifically ‘A Vision for Plymouth – MBM 
Architects with AZ Urban Studio).   

 
4.16 This project, led by the Plymouth 2020 Partnership, has already established wide 

support for a statement for what kind of place Plymouth wants to be in the future. 
In this vision Plymouth of the future is seen as a vibrant waterfront City, firmly on 
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the European network, to be achieved through a step change in the quality, 
intensity and pace of delivery of development. 

 
4.17 Work is already underway in taking this forward.  There is development ‘on the 

ground’ now in the City that is making the vision happen.  For example, Drakes 
Circus shopping development and the upgrading of the public spaces on Armada 
Way.  There is widespread support for the Vision amongst business interests and 
other stakeholders in the City. The level of growth indicated in the Mackay vision is 
returned to in section 9. 

 
 A Vision for Plymouth, South East Cornwall and South West Devon 
 
4.18 There is a great deal of common material from these different sources of possible 

objectives, with little significant contradiction from different sources.  It is important 
to note that in taking forward these objectives it is not suggested that they are 
exhaustive, rather they are specific to this sub area, and of a nature that is likely to 
be determinative at the level of a sub area strategy to be incorporated into RSS. 

 
4.19 From the stakeholder event, steering group input, Community Strategies prepared 

by the Districts in the Sub Area and Plymouth has the Mackay Vision.  From these, 
the vision for the Sub Area could include such aspirations as: 

 
• a Sub Area that fulfils its economic potential and therefore optimises its 

contribution to the national and regional economy, and supports the economic 
development of the far south west 

• the transformation of Plymouth into one of Europe’s, finest, most vibrant 
waterfront cities, with excellent cultural, leisure and sporting facilities and a 
place where people choose to live, work and play 

• continued protection of the Sub Area’s precious environment and landscapes 
• deprivation throughout the Sub Area is substantially overcome 
• high quality infrastructure provided as an integral part of continuing 

development  
• local housing and employment needs are met in the all of the settlements in the 

Sub Area. 
 
4.20 It is also noted that the Planning and Compulsory Purchase Act 2004 places a 

statutory duty on any persons involved in making development plans (including 
therefore the RSS) to exercise this function in order to seek to make a contribution 
to sustainable development.  This includes the promotion of sustainable patterns of 
development. 
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5 Structure plan policy context 
 

Introduction 
 
5.1 The study can not be conducted in a vacuum and a policy review of existing 

Structure Plan Policy was undertaken to establish the immediate context for the 
study. This was a significant issue raised by the steering group which had been 
addressed but not adequately expressed in interim and summary reports. 

 
5.2 The policy review has been conducted to identify the significant existing policy 

positions and findings of previous studies on the future of the sub area. This was 
particularly relevant due to the recent adoption of both the Devon Structure Plan 
and the Cornwall Structure Plan in 2004. Both these plans cover the period 2001 
to 2017. The following paragraphs summarise some of the issues covered in the 
plans development strategies. 

 
 Overall Policy Direction 
 
5.3 The high level policy aims for Devon Structure Plan includes: 
 

• Conservation and Enhancement of the Devon Environment 
• Prudent Use of Resources 
• Community Self Sufficiency 
• Meeting the Need for Housing 
• A Dynamic and Healthy Economy 
• A Sustainable Transport Network 
• Meeting the Need for Infrastructure 

 
5.4 The Cornwall Structure Plan Sustainable Policy Objectives include: 
 

• the conservation and enhancement of Cornwall's character and distinctiveness;  
• the prudent use of resources and the conservation of natural and historic 

assets;  
• the regeneration of towns and villages in meeting the needs of their population 

and surrounding area;  
• fostering the links between the environment and the economy;  
• a reduction in the need to travel, whilst optimising the choice of modes, 

particularly opportunities for walking, cycling and the use of public transport;  
• access for all sectors of the community to well paid and rewarding employment, 
• satisfactory housing and adequate services and facilities; and  
• meeting needs where they arise. 

 
 Housing and Employment 
 
5.5 The Housing distribution proposed in the Devon Structure Plan Proposal ST7 

states that 14,500 dwellings and 160 ha of employment land should be located at 
the Plymouth Principal Urban Area. Of these 10,000 should be within Plymouth, 
and 4,500 within the South Hams part of the PUA, including 4,000 at the Sherford 
new community. The Cornwall Structure Plan Policy 24 states that 1,000 dwellings 
should be located at Saltash and Torpoint (the Cornish part of the PUA), between 
2001-2017. This equates to a development rate of 15500 dwellings over 15 years 
or 1033 units per annum. 
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 Transport 
 
5.6 The Devon Structure Plan ST Policies control sustainable development strategies 

in the county. Local planning agencies are required to ensure that development 
should: 

 
• Meet the needs of the community, including housing employment, social and 

cultural needs and are provided in the locations most accessible for those 
who need them; and 

• Develop a transport system that is accessible, sustainable, integrated, 
efficient and safe in both urban and rural areas. 

 
5.7 Policy ST2 states that all development should be provided for in locations which 

best meet sustainable objectives. This includes reducing the loss of Greenfield 
sites and reducing the need to travel. 

 
5.8 Proposal TR17 has programmed several major schemes into the Structure Plan 

time frame. The schemes that impact on the area include the A386 George 
junction improvement which should be completed by 2006, the Great Western 
mainline link should be improved by increasing capacity and frequency; 
investigation into a Light Rapid Transit in the Plymouth Area; improved regional 
bus/ coach/ rail interchanges in Plymouth; strategic public transport links between 
the new community in South Hams and Plymouth. 

 
5.9 Cornwall Structure Plan Policy 24 is concerned with South East Cornwall 

(Plymouth PUA). Development should contribute to sustainable development in 
relation to Plymouth and its wider area of influence by improvement to employment 
and services to meet local needs and improved public transport links to the city. 
Specifically it states that park and ride facilities will be provided in the vicinity of the 
A38/A388 junction. 

 
 Environment 
 
5.10 The Cornwall and Devon Structure Plans both include several policies concerned 

with the environmental protection of the area. Issues covered include the 
protection of: 

 
• Landscape character 
• National Parks 
• Coastal Protection 
• Conservation designations such as Areas of Outstanding Natural Beauty, 

National Nature Reserves, Sites of Special Scientific Interest , Special Areas of 
Conservation and Special Protection Areas  

• Scheduled Ancient Monuments and Conservation Areas  
• Listed buildings, Parks and Gardens of Special Architectural or Historic 

 
5.11 The study has taken previous decisions and there justifications into consideration. 

However it must be noted that this study is looking at the longer term development 
of the sub area up to 2026 and is being prepared to feed into the Development of 
the Regional Spatial Strategy for the South West rather than within the confines of 
Structure Plan policy that has come before it. 
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6 Settlement function 
 

Introduction 
 
6.1 Research has been conducted to identify the role of significant settlements within 

the study area, and some aspects of their functional relationship, particularly 
between Plymouth and other settlements. This analysis has assisted in 
determining the way that settlements that should be considered in the 
development distribution scenarios.  

 
6.2 Work has been undertaken establishing settlement function through a number of 

methods outlined below: 
 

• employment density ratio  
 
• travel to work data analysis 
 
• settlement facilities assessment. 

 
6.3 The wards assessed in this analysis are those that comprise the Plymouth Travel 

To Work Area (TTWA). This includes in Caradon, Callington, Calstock, All Saltash 
wards, Torpoint East and West, Millbrook, Rame Peninsula, Deviock & Sheviock 
and Landrake & St Dominick. In South Hams, all wards comprising Ivybridge, 
Yealmpton Wembury & Brixton, Newton and Noss, South Brent, Bickleigh & 
Shaugh, Erme Valley and Cornwood & Sparkwell. In West Devon, all Tavistock 
wards, Buckland Monochorum, Burrator, Lydford, Walkham, Mary Tavy and Bere 
Ferrers.  

 
6.4 In addition several wards outside the TTWA were included. In Caradon these were 

Liskeard North & South, Duloe, Lansallos & Pelynt and Looe & St Martin. In South 
Hams, Salcombe & Marlborough and all wards comprising Dartmouth, Totnes and 
Kingsbridge were included 

 
 Settlement facilities 
 
6.5 The assessment sought to establish a comprehensive list of settlement facilities, 

such as educational, health, retail, leisure and transport, to indicate the 
settlements function and role within its surrounding area and study area. 

 
6.6 The result of this analysis was to indicate which settlements related strongly to 

Plymouth and those which showed signs of a significant level of independence 
within the study area. 

 
6.7 Structure Plans and Local Plans have been used to establish the list of settlements 

to be included in the analysis of settlement function. Research using background 
information such as local plans, technical papers, map analysis and Internet 
searches, it was established that the settlements established by the local 
authorities reflected the facilities and services provided by the settlements. 
Therefore the settlement facilities hierarchy is as follows: 
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Hierarchy Settlement 
Highest tier 
Settlements 

Plymouth 

Significant rural 
service centres 

In Caradon, Callington, Liskeard, Looe, Saltash and 
Torpoint 
In South Hams, Ivybridge, Dartmouth, Kingsbridge and 
Totnes 
In West Devon, Tavistock 

Local service 
centres 

In Caradon, Pelynt, Millbrook, Drakewalls/St Anns Chapel 
In South Hams, Modbury, Salcombe, Woolwell, Yealmpton 
and Stokenham/Chillington,  
In West Devon, Bere Alston 

 
Employment density 

 
6.8 2001 Census data established the economically active population and the number 

of jobs within the wards. This ratio indicates the level of potential self-containment 
for employment within the settlements. The following table illustrates the 
employment density by ward of the settlements identified within the four Local 
Plans. 

 
Wards and 
settlements 

Employment density ratio Indication of settlement 

Plymouth 0.99 Balanced 
Callington 1.14 Balanced 
Drakewalls./Calstoc
k Ward 

0.44 Out commuter 

Pelynt/Duloe & 
Lansallos* 

0.69 Out commuter 

Liskeard* 1.04 Balanced 
Looe and St Martin* 0.75 Out commuter 
Millbrook 0.38 Out commuter 
Saltash 0.63 Out commuter 
Torpoint 0.84 Out commuter 
Dartmouth* 1.00 Balanced 
Modbury/Erme 
Valley 

1.55 In commuter 

Ivybridge 0.46 Out commuter 
Kingsbridge* 1.20 In commuter 
Salcombe & 
Marlborough* 

0.88 Balanced 

South Brent 0.45 Out commuter 
Totnes* 1.41 In commuter 
Yealmpton 0.53 Out commuter 
Bere Alston/Bere 
Ferrers 

0.39 Out commuter 

Tavistock 0.95 Balanced 
 

*Wards not within the TTWA 
 
6.9 This analysis establishes that the settlements of Plymouth, Dartmouth, Salcombe, 

Liskeard, Callington and Tavistock have good ratios of jobs to economically active. 
Several of the settlements had significant levels of jobs compared to economically 
active population and would attract commuting from other parts of the study area. 
It must be noted that employment density ratios only show the potential level of 
self containment and in reality there is no guarantee that even settlements with a 
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perfect ratio of one will have a high percentage of people who live and work within 
the settlement.  

 
Other Travel to Work Wards 

 
Wards within the 
TTWA 

Employment density 
ratio 

Indication of movement 

Deviock and 
Sheviock 

0.96 Balanced 

Landrake and St 
Dominick 

0.97 Balanced 

Rame Peninsula 0.96 Balanced 
Bickleigh and 
Shaugh 

1.32 In Commuter 

Cornwood and 
Sparkwell 

4.50 In Commuter 

Newton and Noss 0.96 Balanced 
Wembury and 
Brixton 

0.97 Balanced 

Buckland 
Monochorum 

0.97 Balanced 

Burrator 0.97 Balanced 
Lydford 0.92 Balanced 
Mary Tavy 0.96 Balanced 
Walkham 0.96 Balanced 

 

The wards of Bickleigh & Shaugh and Cornwood & Sparkwell have greater level of jobs than 
economically active people and are therefore likely to attract in commuting from other parts of the 
study area. It is interesting to note that the remaining wards within the TTWA appear quite balanced, 
but by the very nature of being within the Travel to Work Area they are likely to have significant levels 
of out commuting. 

 
Travel to Work Analysis 

 
6.10 The 2001 Census, ward to ward Travel To Work (TTW) data identifies the number 

of people travelling from one ward to another. This information was used to 
establish the level of commuting to employment between the key settlements, with 
a particular focus of the relationship between Plymouth and the surrounding 
settlements. The level of commuting was used to establish the level of employment 
self containment of the settlements and the commuting relationship with Plymouth. 
The following table shows the level of travel to work occurring within a settlement, 
the total level of out commuting and the out commuting to Plymouth.  
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Wards or Ward % of 

journeys 
within 

% of total 
out 

commuting 

% of out 
commuting 
to Plymouth 

Plymouth 83% 17% Na 
Callington 49% 51% 31% 
Calstock 35% 65% 33% 
Deviock and Sheviock 38% 62% 41% 
Duloe, Lansallos & Pelynt* 55% 45% 16% 
Landrake and St Dominick 35% 65% 49% 
Liskeard* 50% 50% 24% 
Looe and St Martin* 59% 41% 25% 
Millbrook 28% 72% 49% 
Rame Peninsula 35% 65% 46% 
Saltash 37% 63% 67% 
Torpoint 46% 54% 63% 
Bickleigh and Shaugh 32% 68% 77% 
Cornwood and Sparkwell 36% 64% 54% 
Dartmouth* 67% 33% 6% 
Erme Valley 42% 58% 45% 
Ivybridge 30% 70% 53% 
Kingsbridge* 53% 47% 14% 
Newton and Noss 36% 64% 52% 
Salcombe & Marlborough* 64% 36% 10% 
South Brent 31% 69% 25% 
Totnes* 57% 43% 11% 
Wembury and Brixton 26% 74% 74% 
Yealmpton 32% 68% 63% 
Bere Ferrers 31% 69% 38% 
Tavistock 54% 46% 43% 
Buckland Monochorum 29% 71% 57% 
Burrator 27% 73% 48% 
Lydford 63% 37% 24% 
Mary Tavy 45% 55% 27% 
Walkham 26% 74% 46% 

  

*Wards not within the TTWA 
 
6.11 The analysis shows that the most self contained settlement is Plymouth with 83% 

of people living and working within the City boundary. Other settlements with 
higher than average levels of self containment include Dartmouth, Salcombe, 
Totnes, and Looe.  

 
6.12 Map 6.1 shows this information graphically.  
 

Relationship of main Caradon settlements with Plymouth 
 
6.13 Saltash and Torpoint are located on the Cornwall side of the Tamar River within 

the limits of the defined Plymouth PUA.  Saltash has a low ratio of jobs to 
economically active people and subsequently a high level of out commuting, at 
63%.  Whilst Torpoint has a better employment density it also has higher than 
average levels of out commuting, 54%. The majority of out commuting from 
Saltash and Torpoint is to Plymouth, 67% and 63% respectively.  
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This map is reproduced from the Ordnance Survey map by Baker Associates with
the permission of The Controller of Her Majesty's Stationery Office, - Crown Copyright.
All rights reserved.Unauthorised reproduction
infringes Crown Copyright and may lead to prosecution or civil proceedings.  
Licence Number:0100033898

Map 6.1: Travel into Plymouth from other settlements for work purposes

KEY

  Percentage of economically active inhabitants travelling to Plymouth to work

  Travel to Work Area

Saltash             Percentage of economically active inhabitants living and working in the settlement
  33%
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6.14 Saltash and Torpoint are within close proximity of Plymouth and have a high 
reliance on the facilities and employment provided in the city, therefore having a 
strong relationship with Plymouth.  

 
6.15 Liskeard is located outside the TTWA and has a very good employment density. 

The level of out commuting is surprisingly high at 50% but only 24% of these 
journeys are to Plymouth. Liskeard has a low level of interaction with Plymouth but 
retains a degree of independence. Looe is located outside the TTWA. It was a low 
ratio of jobs to economically active residents but a higher level of 59% self 
containment than any other settlement in Caradon. The level of out commuting 
from Looe to Plymouth is low, at 25% of all outward journeys.   

 
6.16 Callington has a greater number of jobs than economically active residents, but the 

level of self containment, like other Caradon settlements, is also low at 49%. Total 
out commuting is 51% of all journeys, 31% of which go to Plymouth. The majority 
of out commuting from Callington goes to other Caradon settlements or West 
Devon. 

  
Relationship of main South Hams settlements with Plymouth 

 
6.17 Ivybridge is the only main settlement within the South Hams that is located within 

the TTWA. Ivybridge has a very low employment density and an even lower level 
of self containment 30%. It’s predominately functions as a commuter settlement 
with 70% out commuting. A significant level of this goes to Plymouth and the South 
Hams fringe of the PUA.  

 
6.18 Dartmouth like Totnes and Kingsbridge are outside the Plymouth TTWA. 

Dartmouth has a perfect employment density of 1.0, and high levels of self 
containment at 67%. Dartmouth does not have high levels of out commuting and 
only 6% of all out commuting travels to Plymouth. Totnes and Kingsbridge have a 
greater number of jobs than economically active residents, but surprisingly only 
have better than average levels of self containment at 57% and 53%.  Out 
commuting to Plymouth however is low at 11% and 14%. Both settlements have a 
very low level of interaction with Plymouth and are relatively independent.  

 
 Relationship of main West Devon settlements with Plymouth 
 
6.19 Tavistock is located north of Plymouth within the TTWA. It has a good employment 

density and a better than average self containment level of 54%, Out commuting is 
still quite high for a town of its size and 43% of out commuting journeys are to 
Plymouth. Tavistock has a reasonable commuting relationship with Plymouth. 

 
Plymouth summary 

 
6.20 Plymouth has a very good employment ratio and this is also reflected in the level of 

out commuting from the city of only 17%. Plymouth attracts a significant level of in 
commuting from the surrounding wards; the following figures illustrate the level of 
commuting from specific wards and settlements. The list includes all wards with a 
level of greater than 30% commuting to Plymouth. 

 
Wembury and Brixton 54% - Bickleigh and Shaugh 52% - Saltash 42% 
Yealmpton 43% - Buckland Monochorum 40% - Ivybridge 36% 
Cornwood and Sparkwell 35% - Burrator 35% - Millbrook 35% 
Torpoint 34% - Newton and Noss 33% - Walkham 33% 
Landrake and St Dominick 32% - Rame Peninsula 30% 
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Findings 
 
6.21 The understanding gained from this examination of the performance of settlements 

within the TTWA and beyond the TTWA, but still within the area of the four 
participating local authorities, points to: 

 
• the predictable but nevertheless vital role of Plymouth as the primary 

settlement, and where an increase in jobs and in facilities and services will 
provide increased opportunities to those in other settlements 

 
• the high degree of travel for work (and other) purposes from the closely 

related settlements and Plymouth, raising the inevitable dilemma between the 
opportunity to use these places in order to maintain choice and help boost the 
economic performance of the area on the one hand, and the implications for 
increased travel, damaging settlement character and identity, and the wider 
environment on the other. 

 
• the relatively high self containment of the settlements some distance from 

Plymouth, where an increase in the facilities and services they provide would 
have benefits for those in their hinterland as well as in the settlements 
themselves. 
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7 Economic development 
 

Introduction 
 
7.1 The study has taken the strengthening of economic activity in the sub area as the 

basis for determining possible levels of growth for the sub area.  It is essential to 
the approach being taken, in response to the opportunity provided by the process 
the RSS preparation is following, that there needs to be positive purpose to the 
strategy.  Increased economic activity is an objective for which there is evident 
widespread support. The development of economic activity would be a major 
determinant of the level, type and location of population change in any area, and 
will be the principal driver in this case, with the added intention that there be a 
significant change from past trends.   

 
7.2 The sub area has seen declining population in the urban area of Plymouth, with 

continued strong population growth in the more rural areas, made up of both 
economically active people moving from the city and in-migration to the region for 
retirement (as well as house purchasers for other than primary accommodation). 
The aim is to achieve more positive benefits from the location of population and 
the investment in housing, but this has to be underpinned by economic activity.  A 
striking feature of the examination of population and economic trends in Plymouth 
for instance, is that whilst the population of the urban area is falling, the level of 
economic activity is increasing.  Looking forward therefore has to be a matter of 
having a strategy for change – and in Plymouth’s case a very significant change – 
rather than simply going with the trend, and the shift in economic activity together 
with the widespread increase in confidence that this study has identified will be 
vital in determining and implementing the strategy.   

 
7.3 This (substantial) section of the report on the economic situation now and for the 

future: 
 

• summarises the contextual information and the views of those consulted 
 
• considers the recent performance of the sub area’s economy, setting the 

context for the rest of the analysis 
 
• presents information on population and household growth and a number of 

key social indicators 
 
• reviews the Plymouth City Growth Strategy and looks at the performance of 

the chosen sectors or clusters in more detail, and the potential for business 
growth generally.  

 
7.4 This material leads into section eight of the report which describes the two growth 

scenarios we have developed and the assumptions behind them, and then sets 
out the possible implications of these two scenarios in terms of growth in jobs, 
households, and population for the study area.  

 
7.5 The area examined for this part of the work needs to be reiterated.  The study area 

is agreed to comprise the Plymouth TTWA which includes much of the eastern part 
of Caradon, the Tavistock area in West Devon, and the westernmost parts of 
South Hams (including Ivybridge). In economic terms, the TTWA is the dominant 
factor and it accounted for 80% of the jobs in the area comprising the four local 
authority administrative areas in 2001(Plymouth, Caradon, West Devon, South 
Hams) 
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The way the assessment has been carried out 
 
7.6 This assessment of the growth potential of the study area is based on three main 

components: 
 

• a series of consultations with organisations and individuals to provide 
contextual information, ideas and views on the strengths and weaknesses of 
the Plymouth economy 

 
• analysis of recent trends in key indicators, particularly employment 
 
• our understanding of what the Plymouth City Growth Strategy, which has now 

been formally adopted by all the key agencies and is essentially private-sector 
led, is expected to achieve. 

 
7.7 In making our assessment we have been greatly assisted by contributions from the 

following organisations: 
 

• Devon and Cornwall Business Council 
• Sutton Harbour Holdings plc 
• University of Plymouth 
• Plymouth City Council 
• Enterprise Plymouth Ltd 
• SWRDA Exeter and Plymouth offices 
• Business Link Devon and Cornwall 
• Caradon District Council 
• West Devon District Council 
• South Hams District Council. 

 
7.8 Our assessment has also been informed by a number of regional and sub-regional 

studies within the South West, some of which are not yet complete, but from which 
some guidance is available. These include: 

 
• Sustainable Communities in the South West 
• Spatial Dynamics Final Report 
• The Regional Economic Strategy for the South West 2003-2012 
• Travel to Work and Urban Areas in the South West (Draft Report) 
• An Economic Strategy for the Plymouth Sub-Region 2001-2004. 

 
7.9 A key strategic question from Plymouth’s viewpoint which our assessment 

addresses is the extent to which economic growth and change in the economy in 
the study area is able to underpin the hoped-for increase in population, as 
reflected in the Mackay Vision for Plymouth and echoed in most strategic planning 
documents for the area. 

 
 Economic background 
 
7.10 Plymouth’s historical importance as a naval base (deep water port, easy to 

defend), still continues at a reduced level.  Defence-related activities (mainly 
shipbuilding and repair) used to employ over 25,000 people directly, with almost all 
work being done in house. Since privatisation, the repair dockyard (DML) employs 
around 5,000 directly, but creates more employment through subcontracting and 
outsourcing, thus providing some opportunities for small business growth. In 
addition, there are between 6-7,000 armed forces based in Plymouth, and around 
2,000 MOD civil servants. Plymouth also has defence contracting work in its 
engineering industries in particular. 
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7.11 In future Plymouth may even have an enhanced defence role, but it is not 
expected that much employment growth will be associated with this. DML has 
however been perhaps more successful than expected in terms of increasing 
employment, and is now diversifying into diesel locomotive repair, high speed train 
components, composites, and carbon fibre arches. 

 
7.12 Plymouth’s former dependence on defence has left a number of legacies, some of 

which create difficulties. There is a great deal of MOD land, some of which is 
presumably surplus to requirements. However, the MOD is reportedly not at all co-
operative in terms of divulging information about forward plans and future land 
requirements. The MOD still owns an estimated 70% of the waterfront – rather key 
for the future development of a waterfront city!  Some areas have been released 
(e.g. Royal William Yard) and are being redeveloped, and others are now being 
reviewed with a view to rationalization. 

 
7.13 The South Dockyard is seen by some as the big potential opportunity. The MOD is 

reportedly willing to move out of some of it, and keen to hand over responsibility for 
listed buildings there, which are very expensive to repair, but wants to keep the 
deep water anchorage. There is the possibility of a deal to release some waterfront 
land in this area. Mount Wise Is also being released and the current MOD land 
review may lead to more significant releases. 

 
7.14 The main naval base is now in North Dockyard (north of the DML repair yard) 

which has an easy-in easy-out anchorage at Weston Mill Lake. Elsewhere some 
waterfront land being developed (for example at Cattewater) but this area also 
contains a large oil storage depot (the entire strategic fuel stockpile for the SW) 
which presumable inhibits residential development.  

 
7.15 Plymouth is also a ferry port and, to a limited extent, a commercial port. There 

have been proposals for developing a container port – and this would be 
technically feasible – but Plymouth is probably too far from destination areas and 
markets in the UK. 

 
7.16 To replace lost dockyard jobs, Plymouth has been successful at attracting inward 

manufacturing investment (including US and Japanese companies), particularly in 
the 1970’s and 1980’s thanks in part to its special area status (in terms of regional 
assistance etc), and also to Plymouth’s reputation as having a skilled and loyal 
workforce.   

 
7.17 Some of this investment  has already been affected by competition  from cheaper 

locations (the far East, eastern Europe) and employment in manufacturing is 
expected to decline further; even long-established companies with close historic 
links to Plymouth have closed (e.g. Acheson Colloids, Cooper-Standard, Paper 
Converting, AC Turner) as have some of the more recent Japanese incomers.  
Major US companies still operating in Plymouth include Wrigleys, Gleason, and the 
Barden Corporation. 

 
7.18 There is no queue of inward investors now and there is also less direct support for 

manufacturing employment. Objective 2 status will last to 2006 and the assumption 
is that any support thereafter will be on a different basis (cohesion – i.e. transport 
infrastructure, competitiveness i.e. enterprise culture, training).  

 
7.19 A good deal of Plymouth’s manufacturing employment is in branch plants whose 

owning companies have no real commitment to Plymouth. This makes it harder 
develop local linkages, develop supply chain businesses, and get business 
commitment to the city’s growth strategy. 
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7.20 Much of Plymouth’s manufacturing sector is located on post-war industrial estates, 
some of which are provide a high quality location, but many companies 
(particularly those in knowledge-based industries) now don’t want to be on 
industrial estates. One of the biggest new developments is Langage Business 
Park.  There is a proposal for a major expansion of this Park, which includes a new 
power station (the aim is to create an Energy Park) but this is not confirmed. 

 
7.21 More recently, Plymouth has attracted substantial numbers of new jobs in call 

centres; the general view is that this is only a temporary sticking plaster – some of 
this employment has already gone to India or elsewhere offshore; there will be 
some long-term gain to Plymouth economy as staff are being trained in customer 
service skills which are transferable (e.g. to the tourism sector); in fact many call 
centre staff were initially poached from hotels. There have been a few government 
department relocations to Plymouth; the Land Registry is the biggest example of 
an expansion of a Government Agency already located in Plymouth. 

 
Towards a knowledge-based economy and the service sector  

 
7.22 It is recognised that the primary need is to move on from being a relatively low 

wage, low skill, low expectations economy and this is the main thrust of the 
economic development strategy which recognises the need to invest in people and 
training, to develop the knowledge base (both institutions and specialisms) and to 
create a city that people want to visit and live in. 

 
7.23 One key institution is the University, which does not plan to grow in terms of 

student numbers much beyond the 22,000 it will be when all the departments are 
repatriated from Exeter, Exmouth, and Seal Hayne, but staff numbers will go up 
(perhaps by 1,000), and it will become more research-focused with specialties in 
biomedical, marine, and creative industries. 

 
7.24 The University will have a new economic base with incubator units in the Science 

Park, and is currently in negotiation with MBA/BML to create a large Institute of 
Marine Sciences (this is part of Project Trident for which major funding is being 
sought).  It is thought that Plymouth needs at least one or two world-beating niche 
activities, of which marine biology is probably one. The University is also playing a 
key role in developing Plymouth as a cultural venue. Funding has been obtained 
for a new Arts building in Drake Circus, which will form the core of the city’s new 
cultural quarter.  

 
7.25 It is generally recognised that Plymouth’s retail offer falls below the standard 

necessary in a large city moving into a service culture mode of development, but 
there is already one major new scheme being built (by P&O at Drake Circus). 

 
7.26 There are also quality and presentation issues around Plymouth’s accommodation 

stock. Plymouth has a good deal of hotel accommodation but re-investment is 
needed, in particular in hotels with good leisure and conference facilities. A new 
conference hotel is planned as part of International Business Centre (near the 
hospital and science park). 

 
7.27 The city has one major formal visitor attraction – the National Marine Aquarium – 

but needs to offer more to visitors, complementing the more diffuse and informal, 
but vital, attractions of the place itself with the Hoe for instance. There are already 
very valuable events, such as Navy Days and the annual national fireworks 
competition  that attract large numbers of visitors.  The Theatre Royal is important 
as a component of the cultural offer, but other facilities are not of sufficient quality 
to attract the wealthy potential clientele who live in neighbouring areas (especially 
South Hams) but may not often come into Plymouth. There is clearly a major 
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opportunity to provide the services and facilities that they want. There are signs of 
this beginning to develop, particularly the pubs and restaurants around Sutton 
Harbour. 

 
Plymouth airport 

 
7.28 Plymouth’s airport is located in the northern residential suburbs, convenient for 

some industrial estates and the business parks around the hospital. The airport is 
managed by the Sutton Harbour Company, which also runs the airline (Air South 
West).  Air Wales also operates from Plymouth, with routes to several UK 
destinations. 

 
7.29 The London service to Gatwick mostly flies via Newquay so journey times are quite 

long. New services to Bristol and Manchester have recently been introduced. 
 
7.30 Improvements (RDA and PCC funded) are currently underway to create a new 

runway-end safety area to comply with EU regulations. Land to the east is 
safeguarded for potential runway extensions and an airport masterplan is currently 
being prepared. Plymouth airport runway could in theory be extended to take small 
jets (like London City or Belfast City), with 80 seater craft flying to Europe and 
other UK destinations, and offering a combination of leisure and business services, 
but the runway extension would be expensive (£20m?) and would presumably 
have to be publicly funded (perhaps as part of the proposed post 2006 cohesion 
funding provision). 

 
7.31 Maintaining Plymouth airport and developing more air services is seen to be 

important for the city and sub area as growth takes place in business activity and 
in the leisure and tourism role of the sub area.   

 
Other transport infrastructure 

 
7.32 The dual-carriageway A38 (Devon Expressway) provides a good link to motorway 

network; Plymouth-Exeter is only 45 minutes by road by car and an hour by truck. 
It was however suggested that the A303 improvements east of Exeter were crucial 
to provide an alternative route to the M4/5.  However, the recent Government 
announcement to favour the improvement of the A358 rather than to upgrade the 
A303 between Honiton and Ilminster will be viewed as a setback.  

 
7.33 The main rail link is seen as more of a constraint, particularly to the development 

of Plymouth as a leisure destination. Rail journey times west of Exeter are poor 
(due to the winding, indirect, and steeply graded route).  The new timetable will 
see the best Plymouth-London time reduced to three hours, but only by a few 
trains. There are fears for the long-term security of the coastal stretch at Dawlish 
(frequently closed by high tides/bad weather). It has been suggested that the only 
real solution would be a new, faster, inland rail route to Exeter. 

 
Caradon 

 
7.34 Neighbouring areas of Caradon are functionally part of Plymouth’s economy.  This 

includes businesses located in Saltash and other riverside sites west of the Tamar, 
plus of course commuting into Plymouth to work from much further afield. The 
Plymouth PUA area includes Saltash and Torpoint . Over the past decade 32 
acres of employment land in and around Saltash (Saltash Parkway, Tamar View) 
have been taken up so there is a demand, probably driven in part by the area’s 
Objective 1 status. Some companies have moved to Saltash from elsewhere in 
Caradon to draw on the Plymouth labour market (e.g. Spinnaker from Callington). 
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Local views favour more employment land (and more jobs) in Saltash but do not 
favour more residential development. 

 
7.35 In Torpoint the scope for development appears very constrained; the area has 

some small business units but needs follow-on premises; Trevol Business Park is 
a high quality 24-unit development by RDA (£4.2m) including an enterprise centre. 
Millbrook on Rame Peninsular has some industrial units. 

 
7.36 Caradon DC did a business needs analysis recently; there were 69 enquiries last 

year, and the RDA has agreed to help provide a further 12-13 acres of 
employment land. Local communities wanted more (45 acres); the Council is 
currently looking for a 25 acre site near Saltash along Callington Road for a quality 
business park development. This area is however within the AONB.  

 
7.37 Elsewhere in Caradon, Callington and Liskeard both have business parks and 

business growth is anticipated in both places (Structure Plan review). Under the 
Objective 1 mid term review, Liskeard business park will go to 25 acres; Callington 
already has enough employment land zoned; Looe wants to develop an old 
torpedo boat facility at Polean into workspace and offices (£1.5m scheme, the 
RDA is looking at it because it has to meet brownfield targets).  Looe is however 
very constrained in terms of residential development. 

 
7.38 One of the key issues in economic development terms in Caradon is the general 

difficulty with employment land values (compared with residential). This makes it 
hard to find employment land sites and most provision has to be through section 
106 agreements.  Amongst other things this shortage of employment land makes 
the step from renting business space to owner occupation difficult and may be the 
reason why some companies have relocated to Plymouth as they have outgrown 
their former sites and premises. 

 
West Devon 

 
7.39 Functional links between Plymouth’s economy and that of West Devon appear to 

be weaker than Caradon’s, although there is substantial commuting into Plymouth 
from Tavistock and neighbouring areas. Tavistock has three industrial estates, 
which are now full, and needs more employment land to meet local demand. A site 
has been found near Safeway supermarket; Yelverton has a small business park. 
Other employment sites include Pitts Cleave industrial estate (located in old quarry 
outside Tavistock) developed by the RDA. These units were slow to let, but are 
now fully allocated; work will start in the autumn on 14 units in a managed 
workspace on the same site. 

 
7.40 Tavistock is very constrained by geography and environmental designations; most 

growth in West Devon is expected to go to Okehampton which does not have any 
real connection to Plymouth. When businesses grow in Tavistock they tend to go 
to Plymouth or elsewhere as there is no room in Tavistock. West Devon is an 
Objective 2 area but the RDA reportedly has not provided match funding for past 
three years so there has been no new investment in business units in that time. 

 
7.41 Any enhancement of Tavistock’s role in accommodating housing demand related 

to Plymouth (not that this is anticipated) might depend on re-opening the rail-link to 
Plymouth (via an existing line to Beer Alston). The route has been safeguarded for 
possible re-opening and a site for a new station in Tavistock has been allocated. 
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South Hams 
 
7.42 The thrust of economic development policy in South Hams can be summarised as 

sustainable development which translates as quality growth not quantity growth. 
Business development goals are to increase business survival rates and quality of 
products/services, but not necessarily to provide more jobs (and hence increase 
demand for housing). The key social/economic issue is affordable housing in what 
has become one of the highest house-price areas in the southwest. 

 
7.43 South Hams enjoys virtually full employment. The whole area is designated as an 

AONB, and the whole area has ADSL broadband. There is little or no land and 
premises available for businesses, apart from Langage on the edge of Plymouth.  
Langage is the one strategic site and the plans there include 30,000 sq ft of 
managed workspace, 30-40 incubator units to be delivered by 2007 (RDA 
objective). A recent study suggested workspace development at South Brent, but 
there appears to be little demand there.  There is some demand in Totnes, so the 
council is looking for a site; an alternative location would be Ivybridge which is a 
community that grew around a shopping core and may need more employment. 

 
7.44 It is recognised that the area’s towns and villages do need regeneration – this is 

the reason for the market and coastal towns initiative – but this does not mean 
growth except possibly in Dartmouth where jobs have been lost in traditional 
engineering and Royal Naval College is due to close in 2016. In most of the 
District, the cost of housing is very high, which tends to drive up wages and leads 
to job losses. The 18-25 year olds are leaving, resulting in an ageing economy. 

 
7.45 Kingsbridge is the service centre for the south of the District. This area is quite 

remote, with poor road access, but has good shops (thanks to wealthy residents). 
The core of the town needs investment,  the council-owned business units are very 
poor, and demand for employment land has led to private sector provision (South 
Hams Business Park). Salcombe has highest number of second homes in the 
country. 

 
7.46 The proposed new settlement at Sherford, on the eastern fringe of Plymouth, is in 

South Hams District. This settlement, which could accommodate up to  4,000  
households, is intended to be sustainable (in the sense that it includes provision 
for employment) and will also contain a substantial allocation of affordable 
housing. 

 
The effect of the Objective 2 Programme on Plymouth’s economy  

 
7.47 The South West of England has benefited from a number of EU  Structural Fund 

programmes since the early 1990’s. This support has been divided between 
Objective 3 support aimed at improving vocational guidance and skills, and the 
geographical programmes aimed at areas facing particular disadvantage.  These 
latter programmes have been concentrated in the west of the region, with Cornwall 
and Scilly now designated for Objective 1 support, and Plymouth benefiting from 
the Objective 2 programme. 

 
7.48 In Plymouth a total of £56m was available through various programmes in the 

1994-1999 period, of which the largest was the Objective 2 programme. Plymouth 
has continued to receive Structural Fund support in the current programmes as 
part of the wider regional Objective 2 programme (the city comprises around 37% 
of the current programme’s population). It is estimated that the EU contribution into 
Plymouth will be in the region of £41m from Objective 2 during 2000-2006, and a 
further £16m from the Objective 3 programme. 
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7.49 It is estimated that around 19,000 gross jobs have been, or will be, created or 
safeguarded in the Plymouth area in the 13 years covered by the Structural Fund 
programmes, though the net effect is estimated to be just over 7,500. These 
figures, if correct, imply that the Structural Fund programmes will have increased 
employment by between 5% and 7% by the time the current programmes are 
completed. This would suggest that perhaps somewhere between a third and a 
half of the employment increase in the Plymouth TTWA area over the decade 
1991-2001 (see next section) might be attributed to the effect of the Structural 
Fund programmes. 

 
7.50 Some concern has been expressed that the ending of these programmes in 2006 

might mean that the current rate of employment growth in the Plymouth economy 
will not be sustainable. While this is a real concern, it should also be noted that: 

 
• Objective 1 funding for Cornwall will continue for at least a few years more 

(this affects part of the Plymouth TTWA and PUA) 
 
• it is expected that some form of support for the Plymouth economy will 

continue, either in the form of transitional funding, or under the “cohesion and 
competitiveness” programmes 

 
• additional resources will be actively sought to promote and implement the 

city’s growth strategy 
 
7.51 Essentially, it will be up to those driving forward the growth strategy to make the 

case for additional funding and other forms of support, which will need to be highly 
focussed on the requirements of the action plans being developed to implement 
the strategy. 

 
Economic performance of the study area 
 

7.52 The remaining material in this section of the report is concerned with how the 
economy of the city region could perform in the future and hence assist in 
determining an appropriate strategy.  

 
 Defining Plymouth 
 
7.53 One of the problems in accurately assessing the performance of the Plymouth 

economy has been to define Plymouth.  The TTWA boundary is perhaps the best 
measure of the extent of the Plymouth economy, and this area accounts for 80% of 
the employment in the area of the four participating local authorities.   

  
7.54 A recent study of zones of influence of PUA’s in the southwest shows Plymouth’s 

zone of influence in more detail. At the 50-75% level (where between 50% and 
75% of employees in a given ward work in the PUA) Plymouth’s zone includes the 
city and neighbouring wards stretching into Saltash, Torpoint, and the nearest 
South Hams wards. At the 25-50% level the zone stretches out to Ivybridge and 
Tavistock and includes most of eastern Caradon (but not Liskeard). At the 10-25% 
level the zone expands greatly into Cornwall but not very far into Devon.  

 
7.55 In functional terms, Plymouth city as a built-up area has expanded up to and 

beyond its very tightly drawn boundaries and the PUA now includes neighbouring 
wards in South Hams, some of which have significant amounts of employment 
(some industrial estates, Langage Business Park). Ivybridge is not in the PUA but 
is very closely related functionally to Plymouth, as are smaller settlements in South 
Hams such as Modbury and Yealmpton.  
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7.56 South Hams wraps around Plymouth to the north and separates it from West 
Devon. In West Devon, Tavistock is also closely related functionally to Plymouth in 
terms of labour supply but also has its own economy based on tourism and service 
functions (including the District Council office).  Across the Tamar Bridge, Saltash 
and Torpoint  in Caradon  are part of the Plymouth PUA, and other settlements 
such as  St Germans, and Landrake are closely related functionally to Plymouth. 
Liskeard, the District capital, is closely linked to Plymouth by commuting (good rail 
and road links)  but also has its own economy based on tourism and local services. 
Callington has a road link to Saltash and is  within the Plymouth TTWA. 

 
Employment growth in Plymouth TTWA 

 
7.57 In the decade between 1991 and 2001 total employment in the Plymouth TTWA 

area grew by 14,800 or 12% (see Table 7.1).  
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Table 7.1 : The four LA's Employment 1991-2001 
    change change
    nos. %
Caradon 1991 1995 2001   
Energy 142 146 121 -21 -15.9
Manufacturing 1,108 2,723 2,488 1,380 124.6
Construction 472 554 942 470 99.7
Distribn,H&C 5,563 6,451 7,687 2,124 38.2
Trans/Comm 777 707 626 -151 -19.4
Fin/Bus 1,429 1,438 1,507 78 5.5
Public Services 4,288 4,423 6,267 1,979 46.2
Other Services 620 866 1,218 598 96.6
Total 14,397 17,308 20,856 6,459 44.9
      
West Devon      
Energy 106 100 48 -58 -54.5
Manufacturing 1,590 1,633 2,157 567 35.7
Construction 424 340 622 198 46.6
Distribn,H&C 3,482 3,821 4,830 1,348 38.7
Trans/Comm 508 490 811 303 59.7
Fin/Bus 1,023 1,313 1,346 323 31.6
Public Services 3,623 3,462 4,273 650 17.9
Other Services 500 729 702 203 40.5
Total 11,255 11,888 14,789 3,534 31.4
  
South Hams 1991 1995 2001  
Energy 214 223 200 -14 -6.5
Manufacturing 2,455 4,544 4,917 2,462 100.3
Construction 905 737 1,360 455 50.3
Distribn,H&C 6,777 7,712 9,044 2,267 33.5
Trans/Comm 1,122 883 3,744 2,622 233.7
Fin/Bus 2,191 3,479 2,815 624 28.5
Public Services 5,894 6,106 6,441 547 9.3
Other Services 676 1,205 1,532 856 126.5
Total 20,223 24,889 30,053 9,830 48.6
  
 change change
Plymouth 1991 1995 2001 nos. %
Energy 1,232 821 901 -331 -26.9
Manufacturing 20,041 20,632 16,849 -3,192 -16.9
Construction 3,120 2,370 3,399 279 9.0
Distribn,H&C 22,487 19,720 22,508 21 0.1
Trans/Comm 5,364 4,526 5,782 418 7.8
Fin/Bus 12,289 13,183 18,462 6,173 50.2
Public Services 33,395 32,434 32,663 -732 -2.2
Other Services 3,584 3,618 4,825 1,241 34.6
Total 101,421 97,304 105,389 3,968 3.9
  
TTWA 1991 1995 2001  
Energy 1,481 1,128 1,185 -296 -20.0
Manufacturing 22,438 26,159 22,321 -117 -0.5
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Construction 3,989 3,150 4,621 632 16.8
Distribn,H&C 29,226 27,201 31,595 2,369 8.1
Trans/Comm 6,372 5,326 9,536 3,164 49.7
Fin/Bus 13,973 15,765 20,605 6,632 47.5
Public Services 39,710 38,995 40,326 616 1.6
Other Services 4,660 5,056 6,327 1,667 35.8
Total 121,712 122,780 136,516 14,804 12.2
  
South West  
Region  
Energy 31,509 24,493 20,730 -10,779 -34.2
Manufacturing 299,109 302,875 299,499 390 0.1
Construction 67,137 69,216 94,314 27,177 40.5
Distribn,H&C 462,829 471,670 549,444 86,615 18.7
Trans/Comm 92,196 88,345 108,784 16,588 18.0
Fin/Bus 261,932 298,898 358,204 96,272 36.8
Public Services 459,616 484,900 542,904 83,288 18.1
Other Services 66,749 76,892 95,492 28,743 43.1
Total 1,741,173 1,817,289 2,069,371 328,198 18.8

 Notes: Figures exclude agriculture, forestry and fishing.  1991 totals have been rescaled to allow for 
the change in the basis of the survey in 1995       

 Source: Nomis 
 
7.58 The performance of the TTWA area is the best measure of Plymouth’s economy 

as it avoids the arbitrary effects of local administrative boundaries. In percentage 
growth terms, the three smaller neighbouring districts performed much better than 
Plymouth (defined by local authority boundaries), but this is misleading as a good 
deal of their employment growth took place around the fringes of Plymouth and 
this employment growth forms part of the city’s economy. In terms of absolute 
numbers, the growth in Plymouth PUA and areas closely linked to it functionally 
was probably of the order of 10,000 jobs, and in the rest of the administrative area 
around 13,800 jobs. 

 
7.59 This is a reasonable performance and does not support the view that the economy 

has stagnated in Plymouth and neighbouring areas. To put this growth in context, 
employment (calculated on the same basis) in the South West Region as a whole 
grew by almost 19% over the same period. 

 
7.60 Not all industrial sectors saw employment growing at the same rate as the overall 

rate; in some sectors employment declined. Table 7.2 shows that taking each 
sector in turn, and looking at the TTWA as a whole, the growth sectors were 
(highest ranked first; small sectors excluded) as follows. 
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 Table 7.2 
Change nos.  Change % 

 
 Business services   8,089   83.8 
 Transport & communications  3,164   49.7 
 Other services    1,667   35.8 
 Education    2,767   24.2 
 Health and social services  2,744   18.3 
 Construction       632   16.8 
 Distribution    2,927   15.6 
 
 Plymouth TTWA performance in the national and regional context 
  
 Manufacturing 
 
7.61 Employment in manufacturing (the largest sector apart from distribution) declined 

very slightly over the decade (although this stable trend conflates growth up to 
1995 followed by a decline). Employment declined significantly in hotels and 
catering, financial services, and public administration. 

 
7.62 Nationally, employment in manufacturing is in long run-decline and over the 

decade 1991-2001 fell by almost 14% (Great Britain).  In the South West region, 
which has attracted some inward investment in modern manufacturing plant to 
counteract the decline in older, more traditional manufacturing activities, 
employment has remained steady at around 300,000.  This seems to also have 
been the case in Plymouth, with new manufacturing employment coming in to 
replace some older activities in decline.  It may be more difficult to repeat this 
relatively good performance in the future, although we understand the RDA is 
currently pursuing expansion in electronics manufacturing in Plymouth. 
 

 Distribution 
 
7.63 Employment growth in wholesale distribution, logistics and retailing has been a 

major source of new jobs nationally and regionally. Plymouth’s performance in this 
sector has been quite good but below national and regional averages. Current new 
investment in the retail sector may help to strengthen the growth performance in 
this sector, which is also driven by population growth and growth in disposable 
incomes. 

 
 Hotels and catering  
 
7.64 This is another sector that has seen strong employment growth nationally but less 

so in the South West, where the sector is already well-developed. Plymouth’s 
performance has been relatively poor in this sector, with employment declining by 
700 jobs over the decade.  It has been suggested that this sector has been 
affected by the rapid growth of call centres in Plymouth (see below), which used 
the hospitality sector as a source of trainees. If Plymouth is to achieve its overall 
growth targets, this is one of the key sectors where new investment is needed 
linked to better training and job growth (see City Growth Strategy). 

 
Transport and communications 

 
7.65 This sector is a bit of a mix of traditional activities (in decline) and rapidly growing 

activities, mostly in telecommunications and related fields. Nationally, employment 
has grown significantly over the decade, and regionally growth was even higher, at 
18%. In Plymouth employment increased by almost 50% over the decade as call 
centres and mobile phone companies moved in. There are fears that some of this 
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recent growth is in footloose operations which may well move to lower-cost 
locations outside the UK, although the extent to which UK customers can be 
effectively served from bases outside the UK is still being tested. 

 
Financial and business services 

 
7.66 Financial services were one of the main drivers of employment growth nationally in 

the 1980’s but growth in this sector has long since peaked and may now be 
declining.  Nationally, there was a slight increase in employment over the decade, 
but in the South West employment declined by 3%, and in Plymouth by a massive 
33% .  Plymouth was particularly affected by financial de-regulation and 
restructuring with consequent job losses. 

 
7.67 Business services employment on the other hand is growing rapidly both nationally 

and regionally, driven by outsourcing, increasing use of consultancy and 
professional services of all kinds, leasing, and the growing number of small 
businesses which need servicing. In Plymouth, employment in this key sector grew 
by a massive 84% over the decade (an increase of over 8,000 jobs) and this 
sector is now the fourth largest in Plymouth. 

 
 Public administration 
 
7.68 Employment in local and central government and their agencies is in long run 

decline both nationally and regionally, and is probably set to decline further. In 
Plymouth there was a very significant decrease over the decade which may reflect 
reductions in the defence sector. Although the sector is in decline, government 
relocations can mean an increase in employment in some locations and it is known 
that Plymouth is actively seeking such relocations. 

 
 Education 
 
7.69 Employment in education is expanding rapidly in response to the  increased 

demands of the knowledge economy and the need for lifelong skill development 
and training. Nationally, employment increased by 27% over the decade, but in the 
South West region the increase was 44%, driven in part by population growth in 
addition to the other factors. Employment in Plymouth (where the population has 
not grown) grew by a more modest (but still substantial) 27%. 

 
Health and social services 

 
7.70 Employment in health and social services is also expanding fast, driven by the 

increasing demands of an aging population and increased investment in health 
service provision. Nationally, employment grew by 15% over the decade. In the 
South West growth was higher (19%), perhaps because of the older population 
structure. Plymouth’s performance was similar to the regions. 

 
 Other services 
 
7.71 These include personal services, creative and performing arts, some publishing, 

some leisure and visitor attractions, and much of the voluntary sector. Employment 
is growing very rapidly in many of these activities, driven in part by increased 
consumer demand for such services, and in part by the increasing use of this 
sector for delivering government objectives. Employment grew nationally by almost 
40% over the decade, and this was mirrored approximately both regionally and in 
Plymouth. 
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Employment growth in the neighbouring areas 
 
7.72 Although the performance of the TTWA is probably the best indicator of the 

strengths and weaknesses of the Plymouth economy, it is worth noting some of 
the differences between Plymouth (City) and the three smaller neighbouring local 
authority areas. It is interesting that in the three neighbouring LA’s manufacturing 
employment actually increased significantly whereas in Plymouth it declined 
significantly.  This could in part be due to re-distribution across the Study Area as 
small manufacturing companies move out of Plymouth to cheaper premises 
elsewhere, or to better-located/higher quality premises on the newer business 
parks.. 

 
7.73 Construction employment growth was also greater in the neighbouring LA’s, 

presumably reflecting a more buoyant house-building market. The same pattern 
was also evident for distribution, hotels, and catering where Plymouth’s growth 
appeared much less dynamic compared to the hinterland where tourism is a more 
important part of the local economy.. 

 
7.74 In business services, Plymouth outperformed the neighbouring areas (as might be 

expected), whereas in public services employment (including education and 
health), the opposite was true. This presumably in part reflects the fact that 
population within the Plymouth city boundaries actually fell slightly over the 
decade, whereas it increased in the neighbouring areas. 

 
7.74 Of the three smaller LA’s, the economy of South Hams is the most dynamic, with 

employment growth overall of almost 49% over the decade. However, much of this 
dynamism reflects growth on the eastern fringes of Plymouth. Employment in 
Caradon grew by 45% (but similar caveats apply with reference to the western 
fringes of Plymouth), and in West Devon by 31% over the same period. 

 
Population and other social indicators 

 
Population 

 
7.75 In the  four LA areas, the population increased only slightly between 1991 and 

2001, by 7,700 people or 1.7% (see Table 7.3). Population declined slightly within 
the Plymouth LA boundary, by 2,650 people (1.1%), but grew in South Hams by 
4,280 (5.5%), in Caradon by 3,130 (4.1%) and by 2,950 (6.4%) in West Devon. 
Probably some of the growth in neighbouring areas was due to people moving out 
from Plymouth (but still working there), and some was endogenous. 

 
7.76 In terms of age groups, the  four LA areas are losing families with children and 

gaining older people, and this is particularly true of Plymouth and Caradon. South 
Hams has seen a significant increase in the number of over 75’s. 

 
Households  

 
7.77 Despite the slow rate of population increase (or decline in the case of Plymouth 

LA), the number of households in the  four LA areas increased by almost 15,000 or 
8.4%, thanks to a reduction in average household size from 2.45 to 2.30. In 
Plymouth the increase in the number of households was over 5,000 (5.5%), in 
Caradon the increase was 3,650 (12.1%), in West Devon the increase was 2,200 
(12.4%) and in South Hams 3,600 (11.8%). 

 
7.78 As well as increasing in number, households were becoming more affluent. The 

number of households with two or more cars grew by over 13,000 (32.1%) in the 
four LA areas, to almost 55,000 households (28.6% of the total number of 
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households). Even in Plymouth LA itself, with its deprivation (and better public 
transport), the number grew by over 4,500 (26.2%). 

 
Economic Activity 

 
7.79 In the area of the four participating local authorities as a whole, amongst the 

population aged 16-74, the numbers of people employed grew by 9,300 (5.1%) 
while the numbers unemployed fell by over 11,000 (47.7%).  The fall in 
unemployment was particularly marked in Plymouth LA, where the decline in the 
number of unemployed was over 8,000 (a fall of 52.2%).  

 
7.80 The number of people in the 16-74 age group classified as retired grew by over 

7,000 (17.4%), but the number classified as other inactive (including sick and 
disabled) fell slightly. In Plymouth the number of retired grew only by 7.4% but the 
number of other inactive grew by 10.2%. 

 
7.81 Clearly, the increase in the number of jobs available, recorded in the previous 

chapter, has had a major impact on unemployment.  Most of the jobs growth has 
gone towards a reduction in unemployment. Economic activity rates (measured 
against the population aged 16-74) fell slightly. 

 
 Table 7.3: The 4 LA's  Population, Households, Economic Activity etc 
 

PLYMOUTH     
Population: Plymouth 1991 Plymouth 2001 Change Nos Change % 
Total 243,373 240,720 -2,653 -1.1 
Aged 0-15 49,378 47,023 -2,355 -4.8 
16-74 177,047 175,134 -1,913 -1.1 
75+ 16,948 18,563 1,615 9.5 
     
Households:     
Total 97,217 102,540 5,323 5.5 
Average HH size 2.44 2.29 -0.15 -6.1 
without car 33,392 30,988 -2,404 -7.2 
with 1 car 46,343 49,495 3,152 6.8 
with 2 or more cars 17,482 22,057 4,575 26.2 
     
Economic Activity 
(16-74)     
Employed 100,549 101,037 488 0.5 
Unemployed 15,370 7,354 -8,016 -52.2 
Retired 22,623 24,296 1,673 7.4 
Other econ inactive 38,505 42,447 3,942 10.2 
     
Economic activity 
rate (16-74) 65 62   
     
CARADON     
Population: Caradon 1991 Caradon 2001 Change Nos Change % 
Total 76,516 79,649 3,133 4.1 
Aged 0-15 15,422 14,636 -786 -5.1 
16-74 54,934 57,590 2,656 4.8 
75+ 6,160 7,423 1,263 20.5 
     
Households:     
Total 30,175 33,829 3,654 12.1 
Average HH size 2.50 2.32 -0.18 -7.2 
without car 6,560 6,116 -444 -6.8 
with 1 car 15,496 16,350 854 5.5 
with 2 or more cars 8,119 11,363 3,244 40.0 
     
Economic Activity     
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(16-74) 
Employed 31,614 34,958 3,344 10.6 
Unemployed 3,338 1,945 -1,393 -41.7 
Retired 7,920 9,793 1,873 23.6 
Other econ inactive 12,062 10,894 -1,168 -9.7 
     
Economic activity 
rate (16-74) 64 64   
     
WEST DEVON     
Population: W Devon 1991 W Devon 2001 Change Nos Change % 
Total 45,895 48,843 2,948 6.4 
Aged 0-15 8,649 8,973 324 3.7 
16-74 32,966 35,180 2,214 6.7 
75+ 4,280 4,690 410 9.6 
     
Households:     
Total 17,961 20,189 2,228 12.4 
Average HH size 2.48 2.34 -0.14 -5.6 
without car 3,302 2,892 -410 -12.4 
with 1 car 8,663 9,283 620 7.2 
with 2 or more cars 5,996 8,014 2,018 33.7 
     
Economic Activity 
(16-74)     
Employed 19,409 21,651 2,242 11.6 
Unemployed 1,691 1,074 -617 -36.5 
Retired 4,391 6,037 1,646 37.5 
Other econ inactive 7,475 6,418 -1,057 -15.1 
     
Economic activity 
rate (16-74) 64 65   
Source: Nomis     
     
     
SOUTH HAMS     
Population: S Hams 1991 S Hams 2001 Change Nos Change % 
Total 77,565 81,849 4,284 5.5 
Aged 0-15 14,257 15,025 768 5.4 
16-74 56,067 58,398 2,331 4.2 
75+ 7,241 8,426 1,185 17.4 
     
Households:     
Total 31,146 34,810 3,664 11.8 
Average HH size 2.41 2.29 -0.12 -5.0 
without car 5,981 5,276 -705 -11.8 
with 1 car 15,564 16,141 577 3.7 
with 2 or more cars 9,901 13,393 3,492 35.3 
     
SOUTH HAMS      
Economic Activity 
(16-74)     
Employed 32,550 35,831 3,281 10.1 
Unemployed 2,676 1,691 -985 -36.8 
Retired 8,538 10,488 1,950 22.8 
Other econ inactive 12,303 10,388 -1,915 -16.6 
     
Economic activity 
rate (16-74) 63 64   
Source: Nomis     
 
The 4 LA areas 
combined     
Population: Study Area 1991 Study Area 2001 Change Nos Change % 
Total 443,349 451,061 7,712 1.7 
Aged 0-15 87,706 85,657 -2,049 -2.3 
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16-74 321,014 326,302 5,288 1.6 
75+ 34,629 39,102 4,473 12.9 
     
Households:     
Total 176,499 191,368 14,869 8.4 
Average HH size 2.45 2.30 -0.15 -6.1 
without car 49,235 45,272 -3,963 -8.0 
with 1 car 86,066 91,269 5,203 6.0 
with 2 or more cars 41,498 54,827 13,329 32.1 
     
      
Employed 184,122 193,477 9,355 5.1 
Unemployed 23,075 12,064 -11,011 -47.7 
Retired 43,472 50,614 7,142 17.4 
Other econ inactive 70,345 70,147 -198 -0.3 
     
Economic activity 
rate (16-74) 65 63   
     
Source: Nomis     

 
7.82 As there was a large amount of unemployment (both recorded and disguised) to 

be “mopped up”, the increase in employment has not so far been reflected in an 
increase in population. However, as the economy of the area approaches what is 
effectively full employment (an unemployment rate of less than 5%), it would be 
reasonable to expect that any future increases in employment will in fact be 
accompanied by an increase in population. 

 
Plymouth’s Growth Strategy  

 
7.83 The City Growth Strategy is a new agenda for business and economic growth 

which is based on identifying and developing business clusters – local 
concentrations of interconnected firms and institutions in related industries – that 
gain competitive advantages from being located close together. This approach has 
been used successfully elsewhere (notably in the United States) and is also being 
pursued by other cities in the UK. While it is essentially a strategy for the city, the 
ramifications spread out into the city region and the economic development of 
most of the study area will be impacted if the City Growth Strategy is effectively 
implemented. 

 
7.84 Development of the Strategy has been based on detailed research into sectors, 

into the strengths and weaknesses of the Plymouth economy, based on extensive 
consultations with existing businesses in Plymouth, and a wide range of other 
interested parties. The focus of the implementation work is on engaging with key 
local businesses and other city champions to identify and take forward a set of 
priorities for action, and developing the right institutional framework. 

 
7.85 Implementation of the Strategy is essentially in the hands of the private sector 

(including the University and other research institutes), with the RDA and other 
public sector bodies playing a key supporting role. It is anticipated that the 
Strategy will be taken forward by means of a special purpose vehicle such as an 
urban development company. 

 
 The Growth Sectors 
 
7.86 There are a number of related aspects to the Strategy (including changing the 

culture and aspirations of Plymouth and driving up the growth of new businesses).  
These are covered more fully in the Strategy documents to which reference should 
be made. For the purposes of scenario development, the sectoral work is the key 
element. The Strategy identifies six key growth sectors on which it intends to focus 
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effort and resources, to develop true clusters which will maximise supply-chain 
benefits and provide opportunities for small business development.  These sectors 
are: 

 
• advanced engineering 
• marine industries 
• medical and healthcare 
• tourism and leisure 
• business services 
• creative industries. 

 
7.87 The current size and inter-connectedness of these sectors, and their future growth 

prospects, are currently the subject of ongoing work, but some pointers are 
already emerging and these are summarised below. 

 
 advanced engineering 
 

• currently comprises a variety of high value-added enterprises involved in 
mechanical, precision, electrical, and electronics engineering, with significant 
overlaps/links with the marine and medical sectors 

 
• current employment over 6,500 in Plymouth, mostly high added value 
 
• recent trends in employment have been mixed, with some sub-sectors 

growing and others declining; need to work hard to retain this sector 
 
• future prospects are for increased output based on higher productivity with 

little net new job creation, but the key skills of this sector underpin the work of 
other growth sectors (hence the prioritisation). 

 
marine industries 

 
• currently comprises a variety of activities including ship and boat 

building/repair, marine engineering, marine construction, environmental 
technologies, communications, ship management, agency and freight 
forwarding, port operations, and marine leisure; overlaps with advanced 
engineering and tourism sectors 

 
• current employment over 12,500; two large companies dominate (DML and 

Princess yachts); also marine science activities (University, Plymouth Marine 
Laboratory and the MBA) 

 
• employment has been growing in most areas 
 
• future prospects are for further growth in employment particularly in renewable 

energy, environmental goods and services, coastal defence, communications 
and IT, aquaculture, biotechnology, and marine leisure; new Trident project 
being developed (NERC/DTI plus Sophos Foundation). 

 
medical and healthcare 

 
• currently comprises the manufacture and distribution of pharmaceutical 

products, medical and surgical equipment and instruments, together with the 
provision of health services by public and private sectors 

• current employment over 13,500 in Plymouth, mostly in the  public health 
sector; there is a concentration of small medical technology companies in and 
around the Tamar Science Park and the Langage Industrial Estate 
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• employment in this sector has been growing strongly recently in Plymouth 
 
• further growth in the demand for medical and health products and services is 

expected regionally and nationally; most work of the strategy group has been 
done on this sector and this is now yielding results – Hyperbaric  Medical 
Centre, the planned Diagnostic Treatment Centre, the Peninsular Medical 
School and the Plymouth International Medical and Technology Park. 

 
tourism and leisure 

 
• currently comprises a variety of service activities to visitors and residents 

including hotels, restaurants, bars, pubs, clubs, transport services, specialist 
retailers, attractions and entertainments 

 
• current employment estimated at over 11,000 in Plymouth, mostly in small 

businesses 
 
• employment growth has been somewhat patchy in Plymouth recently and 

Plymouth is not yet seen as a key part of the region’s tourism offer. The 
Strategy aims to change this 

 
• many tourism and leisure markets are mature and slow growth, but there are 

pockets of higher growth activities which Plymouth should be well-placed to 
capitalise on; Plymouth has 5 marinas (all full) and attracts deep-water divers. 
(note the introduction of HMS Scylla to the seabed near Whitsand Bay as the 
deep sea diving attraction). 

 
business services 

 
• comprises a range of services provided to businesses, including banking, 

insurance, accountancy, legal, consultancy, commercial property, security and 
cleaning services; some overlaps with creative industries which include 
advertising and architectural services 

 
• current employment estimated at almost 18,000 in the TTWA; now one of the 

largest sectors 
 
• employment is growing rapidly at the moment in Plymouth in most of these 

activities, and there is also net new business growth 
 
• prospects are good for continued moderate growth in employment. 

 
 

creative industries 
 

• these include advertising, architecture, the creative arts, design, photography, 
film and video, music and performing arts, publishing, TV and radio, and 
related software and IT activity 

 
• current employment around 3-4,000 in Plymouth mostly in small businesses 

and workplaces 
 
• employment is growing rapidly but from a very small base in some of the 

newer activities but declining in traditional areas such as publishing 
 
• prospects are good for significant long-term growth. 
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7.88 Those charged with driving forward the City Growth Strategy have not sought (for 
good reasons) to put explicit employment or business creation targets against 
each of the growth sectors. In any case, the Strategy is as much about driving up 
expectations and changing attitudes as it is about employment growth.  There is 
also the question of employment quality (better quality jobs in preference to more 
jobs).  

 
7.89 It is also quite possible that employment growth will be more pronounced in some 

activities not currently identified for growth.  The Growth Strategy is also able to be 
opportunistic and flexible (it is about a way of working and engaging with 
businesses), and if major new activities emerge in Plymouth it is likely they will be 
supported. 

 
7.90 The City Growth Strategy also includes major investment and effort applied to 

small business development and the growth of an enterprise culture.  The need for 
managed workspace and high-quality incubator space is being addressed to 
support cluster and sector development. 
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8 Economic growth scenarios for the study area   
 

The purpose of growth scenarios 
 
8.1 The study has followed the approach of examining how much economic could take 

place in the sub area in order to inform views about how much development the 
strategy should seek to provide for.  To assist in moving towards a preferred 
strategy by developing, consulting upon and testing some illustrative options, 
economic growth scenarios have been developed to demonstrate what might be 
possible subject to various actions being taken in and for the sub area.    

 
8.2 The main purpose of developing growth scenarios is to see how different factors 

inter-relate, and to explore the impacts of different choices. Essentially, a scenario 
allows ‘what if’ questions to be asked for a range of growth options and their 
spatial configurations. 

 
8.3 The growth scenarios developed in this section are not forecasts, although they 

take into account forecasts made by those who have been tasked with this aspect. 
The extent to which it is reasonable to expect either of the two growth scenarios to 
be achieved is addressed in section 13.  In practice the out-turn is likely to be 
somewhere in between and the two scenarios should perhaps be seen as defining 
the range of possibilities that might need to be accommodated.  

 
Two employment growth scenarios for the study area 

 
8.4 We have noted that for the sub area, the main focus would be on the extent to 

which economic growth and change in the economy in the study area is able to 
underpin the hoped-for increase in population, as reflected in the Mackay Vision 
for Plymouth and echoed in most strategic planning documents for the area.  

 
8.5 We have shown that there has been significant employment growth, but that this 

has not so far been accompanied by significant population growth, and we have 
put forward some evidence which helps to explain this. It seems reasonable to 
assume that, if employment growth continues, all other things being equal there 
will from now on be a step change in the population trend in the sub area towards 
stronger growth. 

 
8.6 There are many reasons for being confident that employment growth will continue, 

not least those of economic inertia and the continuance of past trends. However, 
we do not think that ‘trend growth’ is a useful basis for scenario development in the 
case of Plymouth.  Much of what the City Growth Strategy is trying to do is to 
change the direction of growth and to accelerate the process of structural change.  
The two scenarios we have developed therefore draw as much if not more from 
the Growth Strategy as from past trends. 

 
 Growth Strategy Low 

 
8.7 To derive employment numbers to 2026 for this scenario we have made the 

following assumptions for the TTWA (see Tables 8.1 and 8.2): 
 
 2001-2011 
 

• 10% decline in manufacturing employment overall (in fact some activities 
decline, others grow) 

• construction employment increases by 15%  
• distribution (wholesale and retail) employment increases by 13%  
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• hotels and catering employment increases by 7% 
• transport and Communications employment falls by 20% 
• financial and Business Services employment increases by 25% 
• public administration employment increases by 5% 
• education sector employment increases by 20% 
• health sector employment increases by 15% 
• other services employment increases by 35%. 

 
8.8 These rates are in some cases close to or slightly below the percentage trend 

growth rates of the previous decade (construction, distribution, health, education, 
and other services).  In other cases there are significant differences. The most 
important changes are in manufacturing (declining much faster than the previous 
decade), hotels and catering (increasing rather than declining), transport and 
communications (declining by 20% instead of growing because of the vulnerability 
of call centre employment), financial services (growing instead of declining but only 
to replace recent losses), business services (still growing but much less rapidly 
than previously), and public administration (growing slightly as a result of 
relocations). 

  
2011-2026 

 
• again, manufacturing employment is set to decline by 10% (in fact some 

activities decline, others grow) 
• construction employment increases by 13%  
• distribution employment increases by 10%  
• hotels and catering employment increases by 5% 
• transport and communications employment stabilises  
• financial service employment increases by 13% 
• business services employment increases by 14% 
• public sector services employment stabilises 
• education sector employment increases by 14% 
• health sector employment increases by 13% 
• other services employment increases by 23%.  

 
8.9 Apart from manufacturing where there is a 10% decline in both periods, these 

percentage growth rates are less than the rates for the previous period but deliver 
approximately the same increase in terms of numbers. The exceptions are 
transport and communications, and public administration where the presumption is 
for no growth. 

 
 Growth Strategy High 

 
 8.10 To derive employment numbers to 2026 for this scenario we have made the 

following assumptions for the TTWA (see Tables 8.1 and 8.2): 
 
 2001-2011 
 

• manufacturing employment declines by 5 %( in fact some activities decline, 
others grow) 

• construction employment increases by 20%  
• distribution employment increases by 15%  
• hotels and catering employment increases by 10% 
• transport and Communications employment decreases by 15% 
• financial services employment increases by 25% 
• business services employment increases by 27% 
• public administration employment increases by 5% 
• education sector employment increases by 22% 
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• health sector employment increases by 20% 
• other services employment increases by 40%. 

 
8.11 In most cases these growth rates are more (or rates of decline less) than in the 

previous scenario to allow for enhanced performance in the growth sectors and for 
increased construction activity.   

 
2011-2026 

 
• manufacturing employment declines by 5% (in fact some activities decline, 

others grow) 
• construction employment increases by 16%  
• distribution employment increases by 11%  
• hotels and catering employment increases by 8% 
• transport and communications employment stabilises 
• financial services employment increases by 13% 
• business services employment increases by 17% 
• public administration employment stabilises 
• education sector employment increases by 15% 
• health sector employment increases by 13% 
• other services employment increases by 25%. 

 
8.12 In most cases these growth rates are less than the rate for the previous period to 

avoid the effect of compounding (essentially the % growth rates allow for similar 
growth in numbers in the two periods). The exceptions are the rate for transport 
and communications and public administration which are assumed to stabilise (no 
growth)  

 
8.13 Table 8.1:  Growth Scenarios 
 

Table 6.1:  Growth Scenarios  
TTWA (Study 
Area) 2001 2011 GSL 2011 GSH 2021 GSL 2021 GSH 2026 GSL 2026 GSH 
Energy etc 1,185 1,200 1,200 1,200 1,200 1,200 1,200 

Manufacturing 22,321 20,089 21,205 18,080 20,145 17,020 19,601 

Construction 4,621 5,314 5,545 6,005 6,432 6,351 6,885 

Distribn,H&C 31,595 35,188 35,906 38,250 39,573 39,914 41,568 

Trans/Comm 9,536 7,629 8,106 7,629 8,106 7,152 7,748 

Fin/Bus 20,605 25,757 26,112 29,328 30,408 31,509 32,859 

Public Services 40,326 46,245 47,416 51,283 52,783 54,022 55,897 

Other Services 6,327 8,541 8,858 10,506 11,072 11,551 12,259 

Total 136,516 149,963 154,348 162,281 169,719 168,718 178,016 
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Table 8.2:  More detailed growth scenarios for Plymouth TTWA 

 2001 2011 2021 2011 2021 2026 2026 
  GSL GSL GSH GSH GSL GSH 
Extracting 442 450 450 450 450 450 450 
Manufacturing 22,321 20,089 18,080 21,205 20,145 17,020 19,601 
Utilities 743 750 750 750 750 750 750 
Construction 4,621 5,314 6,005 5,545 6,432 6,351 6,885 
Distribution 23,032 26,026 28,629 26,487 29,400 30,028 30,992 
Hotels & Catering 8,563 9,162 9,621 9,419 10,173 9,885 10,575 
Trans/Comm 9,536 7,629 7,629 8,106 8,106 7,152 7,748 
Financial 2,861 3,576 4,041 3,576 4,041 4,336 4,336 
Business 17,745 22,181 25,287 22,536 26,367 27,172 28,523 
Public admin 8,379 8,798 8,798 8,798 8,798 8,903 8,903 
Education 14,179 17,015 19,397 17,298 19,893 20,701 21,322 
Health etc 17,767 20,432 23,088 21,320 24,092 24,419 25,673 
Other services 6,327 8,541 10,506 8,858 11,072 11,551 12,259 
Total 136,516 149,964 162,280 154,349 169,720 168,717 178,017 
        
 

 
Jobs, Households, and Population to 2026 

 
8.14 To develop the scenarios fully we need to translate potential employment growth 

into growth of households and population.  This is not straightforward and many 
simplifying assumptions have to be made.  

8.15 Essentially, as these are employment-based projections, the starting point is the 
numbers of jobs as derived from the scenarios above. To these totals an estimate 
of the self employed is added (assuming the same proportion of self-employed to 
employed as in 2001). From the jobs total the number filled by in-commuting is 
then subtracted. 

 
8.16 To the total resident workforce is then added the numbers of unemployed or 

otherwise economically active to arrive at the total economically active population. 
Dividing this total by the economic activity rate provides the estimate for the 
working age population. Dividing this total by the proportional factor (working age 
population: total population) results in the estimate for the total population. Using 
the generally accepted assumptions for household size (declining) the total 
number of households can then be estimated. 

 
8.17 To derive the estimates to 2026 it has been assumed that in-commuting remains 

constant, the number of unemployed declines slightly, the economic activity rate 
(relatively low in Plymouth) increases, while the proportion of the working age 
population to the total population remains constant. This seems reasonable in the 
context of the Plymouth economy and the need to retain people of working age. 

 
8.18 The household and population scenarios that result are shown in paragraph 9.5 

below.  Broadly, these suggest that, under the Growth Strategy Low scenario the 
growth in households in the TTWA area between 2001 and 2026 would be of the 
order of 28,000, and that under the Growth Strategy High scenario the growth in 
households in the TTWA area would be of the order of 37,000 

  
The Mackay Vision 

 
8.19 The Mackay Vision is seen as leading the way for the future of the Plymouth PUA 

(rather than the study area) and though essentially about confidence and image, 
the Vision does provide a view on what the level of growth should be.  

 
8.20 Some comment is needed on what the Vision says about growth, in comparison 

with the approach in this study to the consideration of growth.  The two 
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approaches are different, but need to be, and are, complementary.  What the 
Vision is saying is that Plymouth will have to have a greater population than it has 
now to become the type of place that it should and can be, exploiting its 
tremendous setting and providing the commercial, cultural and leisure attractions 
of a vibrant waterfront city to rival any in Europe.  The Vision sees the retention 
and attraction of people, leading to Plymouth being a better place, and Plymouth 
being a better place leading to the retention and attraction of people as an 
achievable cycle if the opportunities that exist are identified and exploited and if the 
cycle is driven forward. 

 
8.21 This study has looked at growth in a different way.  It has considered what level of 

economic activity might be achievable in the study area, and from the number of 
jobs created, calculated the population level that would be in the sub area and the 
level of housing that would be required.  Whilst looking at what could be achieved 
in economic terms and what this would mean for the sub area is different from 
looking at what kind of place is wanted, what is common with the Mackay Vision is 
the need for a very positive and committed approach.   

 
8.22 The Vision says: ‘the pressure for space and the cost of living is such in the South 

East that estimates of 100,000 additional population over the next 20 years do not 
seem to be unreasonable’.  

 
8.23 There are other references to growth and its achievement in the Vision document 

are in a section on ‘population and economic growth’ where it is said that: ‘we have 
suggested that over the duration of the vision for the next twenty years it is 
reasonable to expect that the PUA could develop to an urban population of 300-
350,000.  We believe that there is redevelopment capacity within the urban area 
available to permit this expansion’. 

 
8.24 The next paragraph in the Vision document says that: ‘the vision is built upon sites 

that support the wider urban design aspiration.  These sites have all been 
identified for potential future development by local plans and local stakeholders.  
The total development footprint of the plan is circa 950,000 sq metres of new 
floorspace which would consist of a mix of uses, of which we would expect 8-8,500 
to be residential units. 

 
8.25 If the 8-8,500 is the number of units as implied but not explained, rather than the 

area of residential floorspace, this is a long way short of the number of units 
needed to support a population increase of 100,000.   It is noted that the figure 
does not refer to the potential for development within the whole urban area, and 
the potential clearly could be larger therefore.  It does however refer to those ‘sites 
that support the wider urban design aspiration’, so that these are the sites 
considered most desirable / likely to come forward.  There is scope presumably for 
the proportion of residential development within the mixed use sites to be greater. 
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9 The population and housing implications of the economic 
growth scenarios 

 
Introduction 

 
9.1 An appropriate basis for the development strategy put forward for inclusion in the 

RSS would be for it to be one that can capture the achievable development and 
channel it to bring about desirable spatial patterns best able to contribute to the 
social, economic and environmental objectives of the area, and which will enable 
the sub area to make its best contribution to the region. 

 
9.2 There is a reciprocal relationship at the heart of such a strategy. The overall 

amount of development that might appear deliverable may not be achieved if the 
strategy seeks to direct it to where the market is weaker, whilst simply following the 
apparent market may not achieve all of the objectives that are wanted.   

 
9.3 To develop such a strategy, including the identification of the location of 

development land, it is necessary to understand what the population change would 
be under each of the economic growth scenarios identified (section 8), together 
with the number of dwellings that would be required for different levels of 
population change.  This translation is set out in this section.   

  
 Dwelling requirements of the two economic growth scenarios 
 
9.4 The economic growth scenarios identify potential job growth and this has to be 

converted into population change to develop options for the scale and distribution 
of development. The total population figure is used to establish the overall new 
household requirement between 2001-2026. The driver for generating new 
households is primarily the growth in the number of jobs within the TTWA. 
However in addition the proportionate growth of economically inactive people e.g. 
retired, and the forecast demographic change in average household size over the 
period have been accounted for within the model. This is set out in Table 9.1. 

 
Table 9.1 Derivation of possible dwelling numbers from the economic 
growth scenarios   

 

TTWA  
Low economic growth 
scenario 

High economic growth 
scenario 

 2001 2011 2021 2026 2011 2021 2026 
 
1  Employees 136.78 150.21 162.53 168.53 154.60 169.97 177.66
 
2  Self employed 17.72 19.53 21.13 21.91 20.10 22.10 23.10 
 
3 Total Jobs 154.50 169.74 183.66 190.44 174.70 192.06 200.75
 
4  Economic growth  15.24 29.16 35.94 20.20 37.57 46.25 
 
5  Net in-commuting -1.16 1.50 2.25 3.00 2.00 3.50 4.00 
 
6 Total Workers 155.66 168.24 181.41 187.44 172.70 188.56 196.75
 
7 Unemployed 7.00 7.00 7.00 7.00 7.00 7.00 7.00 
 
8  Total economically active 162.66 175.24 188.41 194.44 179.70 195.56 203.75
 
9   Working age population 219.63 227.59 235.51 240.05 233.37 244.46 251.54
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10  Economic activity rate 0.74 0.77 0.80 0.81 0.77 0.80 0.81 
11  Proportion of total 

workers  0.64 0.64 0.64 0.64 0.64 0.64 0.64 
 
12   Total population 342.96 355.60 367.99 375.08 364.64 381.96 393.04
 
13  Population change    32.11   50.07 
14   Average household 

size 2.38 2.28 2.23 2.17 2.28 2.23 2.17 
 
15   Households 144.17 155.97 165.02 172.85 159.93 171.28 181.12
 
16  New households  11.80 20.85 28.68 15.76 27.11 36.95 

 
9.5 Some explanation needs to be made: 
 

• economic growth is total employees (1) combined with self employed (2) to 
give a total a jobs figure (3) 

 
• the growth in jobs is presented relative to each growth scenario (4) 
 
• to calculate the total population (12) and total population change (13) the total 

job figure (3) is added to the net number of in commuters to the TTWA (5), to 
equal a total worker figure (6). This is then added to a constant level of 
unemployment (7) to equal a total economically active population (8)  

 
• the total economically active population (8) is divided by the total working age 

population (9) to calculate an economic activity rate. It is assumed that the 
rate of economic activity (10) will increase in the future because of the more 
buoyant economic performance of the sub region  

 
• using the proportion working age population in 2001 (11) enables the 

proportion of the total population to be calculated (12). This proportion remains 
constant. Total population change is shown in (13) 

 
• average household size (14) has been used to determine the number of 

households (15) and therefore new households (16) generated by both the 
employment scenarios  

 
• the household size projections for Plymouth have been adjusted to take into 

consideration the fact that total population is in fact larger than total 
households and to provide a more conservative estimate of housing growth 
due to decreasing household size  

 
• it is assumed that one household will equal one dwelling. 

 
9.6 Table 9.2 summarises the essential figures. 
 

Table 9.2  Summary of dwelling numbers from growth scenarios 
 

Employment to Housing Growth Strategy 
Low 

Growth Strategy 
High 

Employment Growth 36000 46000 
Population Growth  32000 50000 
Households Growth 28800 37000 
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 Removing commitments from economically generated household numbers 
 
9.7 The number of dwellings associated with each economic growth scenario is the 

increase in dwellings in the sub area in the study period (to 2026), but provision 
would not have to be made for all of these dwellings if the strategy pursued either 
of the growth scenarios.  In the period that is to be examined for the RTSS (2001-
2026) some dwellings have already been built in the study area and further 
dwellings are committed, in that they have planning permission.  The number of 
dwellings that the strategy would have to consider therefore would be the 
requirement associated with the scenario, less the number of completions and 
commitments.   

 
9.8 Information has been obtained from the participating local authorities about the 

number of completions, dwellings under construction and with permission in the 
sub area and commitments. The following table illustrates the calculation of the 
housing requirement for which provision would remain to be made according to the 
two economic growth scenarios. 
 
 Development Level Growth Strategy 

Low 
Growth Strategy 

High 
Economic Housing Requirement 28800 37000 
TTWA Commitments 6522 6522 
Housing to be provided 22278 30478 

 
9.9 The housing to be provided can take place through a combination of development 

within the urban areas (frequently referred to as ‘potential’) and on land outside the 
existing settlements, in both case using land that has been previously developed 
where available and satisfactory, together with greenfield land. 

 
 Comparison with levels of development to be tested for RSS 2001-2026 
 
9.10 The dwelling figures that flow from the economic growth scenarios turn out to be 

very comparable with the figures that are required to be tested for the RSS by the 
SWRA.  The low scenario represents slightly more that a continuation of RPG 
rates, and the high scenario slightly more than RPG +50%.  

 
 

 
 

RRPPGG1100 2266,,667700 

RRPPGG1100  ++  2255%% 3300,,667700 

RRPPGG1100  ++  5500%% 3344,,667700 

LLooww  eeccoonnoommiicc 
ggrroowwtthh  ppootteennttiiaall  

HHiigghh  eeccoonnoommiicc 
ggrroowwtthh  ppootteennttiiaall  
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9.11 For comparison the following table shows the RSS test figures with travel to work 
area commitments removed. 

 
 RSS Test Figures RPG  RPG +25% RPG + 50% 
Housing Requirement       26675 30667 34667 
TTWA Commitments 6522 6522 6522 
Remaining Housing 20153 24145 28145 
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10 The potential for developing further housing within the urban 
areas 

 
 Introduction 
 
10.1 For Plymouth to turn itself into one of Europe’s, finest, most vibrant waterfront 

cities, as the Mackay Vision sees the future, there will need to be a lot more people 
living within the urban area.  

 
10.2 National planning policy requires that housing should be provided within existing 

urban areas as far as possible, and that previously used land should be used 
before greenfield sites.  On both these counts therefore, the development of a 
strategy for the sub area needs to be informed by views of how much development 
can be expected to come forward within the existing settlements.  The majority of 
such potential within the sub area will be in Plymouth, though the study has sought 
estimates of the development potential within all of the urban areas in the sub 
area, and it is this total that is used in moving forward. 

 
Urban potential in the sub area 

 
10.3 The housing potential for Plymouth is set out in the Plymouth urban capacity study. 
 
10.4 This study has examined the work previously undertaken for Plymouth City Council 

by Llewelyn Davis on the potential for further housing to come forward within the 
boundaries of the existing urban area.  The urban capacity study was updated in 
April 2003 and estimates housing potential to 2021.  For this study the information 
contained in the report was adjusted to address three concerns regarding the 
study: 

 
• firstly, the total constrained capacity figure included a lower commitments figure 

for 2001 to 2003 compared with what has emerged as the most up to date 
information on commitments to 2004  

 
• secondly, the urban capacity study maintains its assumptions on the numbers of 

dwellings likely to come from unidentified sources for the past as well as the 
future and this is reflected in the lower commitments figure, and so relies on 
prediction rather than what has actually been happening 

 
• thirdly, the unidentified trends do not cover the entire 2001-2026 period 

addressed by the study.  
 
10.5 The work conducted for the study has involved the adjustment of the urban 

potential of Plymouth to take into account the most up to date level of 
commitments.  Commitments and urban potential are dealt with separately in 
assembling information and developing the options and possible strategy in this 
study. The longer timescale of the RSS of 2026 is addressed by extrapolating the 
potential from unidentified development locations to cover the time period to 2026. 

 
10.6 Using the most up to date figures raises the possibility of introducing an element of 

double count with the urban potential total because the commitments figures   
overlap the timescale of the study by one year. This is unlikely to be significant and 
was not considered crucial in the context of extrapolating the total to indicate the 
likely housing potential by 2026. The potential figures from identified development 
locations have been adjusted to take this into consideration.  
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10.7 Use of the most up to date commitments evidence forms a solid foundation on 
which to build, and illustrates the increased activity in housing development within 
the city.  Table 10.1 illustrates the separated totals for the Plymouth urban area. 

 
Table 10.1 Plymouth Commitments and potential 
  
Plymouth commitments and potential Dwellings 
Commitments 4096 
Potential 11940 
Total  16036 

 
 Estimating urban potential to 2026 
 
10.8 One of the problems with using urban potential figures over long timescales is the 

inability to identify and measure all of the housing potential that may come forward. 
This is because the study has to relate to the period of the RSS, and it is simply 
impossible to predict what is going to happen in 25 years time – developments 
taking place now could not have been predicted 25 years ago. Urban capacity 
studies tend to look forward 10 – 15 years, with reviews taking place about every 5 
years, but even then many sites that have not been identified in a ‘snapshot’ 
survey can come forward from the continuing change in activity and the use of land 
and buildings.  

 
10.9 It is for this reason that we have sought to estimate the flow of housing from urban 

potential in the later yeas of the RSS period by extrapolating the rate at which 
development has come from the relevant sources in the past, using the most 
appropriate data.  The 2003 to 2011 period has been used to calculate an annual 
average. Extrapolating to 2026 gives the figures in Table 10.2. 

 
Urban potential in the rest of the sub area 
 

10.10 Estimates have been obtained for the urban potential to come forward in the study 
period from other settlements within the sub area but outside Plymouth, and this 
information has been used in the study.  This is identified in Table 10.2. 

 
Table 10.2 Plymouth Potential to 2026  

 
Source Dwellings 
Annual figure 2003-2011 554 
Identified potential extrapolated to 2026 12188 
Unidentified potential 4704 
Other TTWA potential 1140 
Total potential to 2026 18032 

 
Comment on the levels of potential estimated 

 
10.11 The potential for Plymouth equates to around 800 dwellings a year. In the past 

Plymouth has averaged about half this rate.  The average for the 1994 to 2004 
period in 440 dwellings each year. This is a significant increase and this level of 
housing provision would be consistent with the type of change to the urban area of 
required to transform Plymouth into a more desirable place to live with improved 
cultural, retail, social and economic benefits.  The prospect of this change will also 
be needed to achieve these development levels. 

 
10.12 Further work on the likely future long term potential is starting to be undertaken by 

Plymouth City Council to establish more robust long term potential information. 
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Initial findings suggest that urban potential within the city could be higher than is 
already identified.  The urban potential that is realised will have to be monitored 
and reviewed annually, with appropriate management and phasing arrangements 
put in place, but that at this time, the future potential to 2026 cannot be predicted 
with confidence of adequate reliability beyond the extrapolation method used 
above. 

 
The consequences of the identified levels of urban potential  

 
10.13 An overall level of housing provision associated with the economic growth 

scenarios has been identified (section 9 of the report).  The following table takes 
these figures and removes the estimated potential for Plymouth and all of the 
travel to work area potential to establish the level of development that would need 
to be accommodated as urban extensions to Plymouth, other settlements or 
through more detailed assessment of urban potential within Plymouth.  

 
Table 10.3 Sources of housing provision  

 
Development Level Growth Strategy 

Low 
Growth Strategy 

High 
Housing requirement 28800 37000 
TTWA Commitments 6522 6522 
Remaining Housing 22278 30478 
TTWA Urban potential 18032 18032 
Urban Extension Requirement 4246 12446 

 
Comparison with the SWRA test figures 

 
10.14 For comparison the requirement for housing that would arise outside the existing 

settlements from meeting the SWRA test figures for the RSS is set out below, 
using the same data on commitments and potential. 

 
Table 10.4 Applying commitments and potential data to the SWRA RSS test 
figures  

 
 RSS Test Figures RPG  RPG +25% RPG + 50% 
Housing Requirement       26675 30667 34667 
TTWA Commitments 6522 6522 6522 
Remaining Housing 20153 24145 28145 
TTWA Urban Potential 18032 18032 18032 
Urban Extension Requirement 2121 6113 10113 

 
10.15 The next section of the report considers possible ways that the development 

provision outside the existing settlements could be accommodated.   
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11 The opportunities for locating development outside the 
settlement boundaries 

 
Introduction 
 

11.1 The economic growth scenarios as well as the figures for population growth that 
the SWRA require to be tested, give rise to possible dwelling numbers for the sub 
area and the study period that could not all be accommodated within the existing 
urban areas.  As part of the development of a strategy therefore, it is necessary to 
consider how development could be accommodated outside of the existing 
settlements.   When the strategy is developed, the result of this investigation – 
along with other factors – will influence how much development should be provided 
for and where it should take place. 

 
11.2 In examining possible locations for development outside the present settlements, 

the starting point has been proximity to the existing urban areas.  This is consistent 
with national planning policy, but is sound too in that, other things being equal, 
developing close to the urban area should enable existing facilities and services to 
be accessed as well as new provision supported, and it should maximise the 
opportunities for trips to be made by public transport or on foot or cycle.   
  

11.3 For possible development areas that are close to the existing urban areas, a vital 
consideration will be the potential effect on the landscape within and around the 
settlements, and the overall form, character, and setting of the settlements that 
would result from the change brought about by development.  These matters are 
have been examined for the study. 

 
11.4 What is reported is a combination of material from development plans and from 

other appraisals undertaken of the area, supplemented by fieldwork undertaken for 
study. The section addresses the crucial issues of what level of development can 
take place outside the urban area of Plymouth and what level of development 
would give rise to unacceptable environmental harm. 

 
Environmental constraints and policy designations  

 
11.5 The influence of specific environmental issues can be assimilated for the study by 

reference to mapped information and policy designations. At the strategic level at 
which this work is to report these are few in number, although in the study area 
they are very important.   

 
11.6 Map 11.1 identifies areas that are at risk of flooding according to analysis provided 

by the Environment Agency, and areas designated as within the Dartmoor National 
Park or the Tamar and South Devon Areas of Outstanding National Beauty.  These 
areas are those in which it would not be appropriate to consider any significant 
development, as a matter of principle and planning policy, (as contained in the 
structure plans for the sub area).  The designated landscapes are a very significant 
structural feature in influencing the location and form of development, as well as 
demonstrating the special nature of the setting of Plymouth and much of the area. 

 



This map is reproduced from the Ordnance Survey map by Baker Associates with
the permission of The Controller of Her Majesty's Stationery Office, - Crown Copyright.
All rights reserved.Unauthorised reproduction
infringes Crown Copyright and may lead to prosecution or civil proceedings.  
Licence Number:0100033898

Map 11.1 Major constraints to development
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Investigation 
 

11.7 Areas outside the designated landscapes and particularly areas in the vicinity of 
the main settlements have been investigated by a combination of map and field 
work, taking account of previously undertaken studies.  The purpose has been to 
identify areas where development could be accommodated (subject to other 
constraints, such as access for example) with acceptable impacts upon the 
landscape and the setting of the settlements, (or where well located, planned and 
managed development could bring about some improvement), and areas where 
development would not be acceptable. 

 
11.8 The main settlements that have been considered are: 
 

• Plymouth, including the area of the proposed new settlement at Sherford 
• Saltash 
• Ivybridge. 
 

11.9 The study has been informed by undertaking a landscape character assessment, 
having regard to such matters as views, slope, vegetation, the use and 
management of the land, and the integrity of the landscape.  The findings of the 
analysis of the areas considered have influenced the generation and consideration 
of the options for the sustainable growth of the sub area.  The investigations from 
the landscape character assessment undertaken for the study and on which the 
findings are based, are not reported in detail here, as this would be inappropriate 
to the strategic nature of the study, and at the request of Plymouth City Council.  
Clearly, other factors will also influence the potential suitability of the identified 
areas, and matters such as access (for example) may limit or rule out the potential 
of some areas. 

 
11.10 The opportunities within and around Plymouth and Saltash were considered by 

Llewelyn Davies as part of the Plymouth Sustainable Growth Study (PSGS) and 
the findings of that study have been considered independently in the context of the 
work undertaken by the consultant team in conjunction with this study (refer to 6.1 
above). Reference has also been made to the EiP  Panel Report’s on Devon 
Structure Plan (2001-2016), and Cornwall Structure Plan (2001-2016). 

 
Findings 

 
11.11 Some general findings can be set out from this investigation of locations where 

development might be proposed in order to inform the development and testing 
options for this report.  

 
11.12 All of the settlements examined are constrained in some way by considerable 

topographical variation, attractive landscapes and visual exposure. Any large-scale 
new development will inevitably have an impact on the attractive landscapes, 
including in some areas designated landscapes, found around most of the 
settlements that have been studied. There are few areas outside the existing 
boundaries of the outlying settlements that appear to offer opportunities for large 
scale development, and where the level of resulting impact is likely to be 
considered acceptable with the exception of land west of Saltash which, in 
landscape terms, probably represents the optimum site for accommodating a large 
element of growth within the Plymouth sub region. However, this site is 
constrained by its poor linkages to the rest of city region.  

 
11.13 The outskirts of Plymouth are also particularly constrained by high quality 

landscapes, topography, access difficulties, and other constraints. For large scale 
development the east represents the optimum choice, and this should include a 
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very close examination of the area between Plymstock and southern side of 
Plympton in conjunction with the Sherford proposals, with the aim of preparing a 
long term strategic vision for the whole area. Although there are some smaller 
localised opportunities for development around the North East urban edge these 
would not be suitable for significant levels of development. Woolwell and 
Newnham could be suitable for smaller scale urban extensions. 

 
11.14 The opportunities for significant growth at Ivybridge are limited by its proximity to 

the National Park, and the relationship between the countryside and the Park to 
the west and east. The area to the south is an attractive landscape but some 
further growth could be accommodated whilst limiting harm to the setting of the 
town and views to and from the National Park 

 
11.15 Within the city, the Seaton Valley area represents an attractive landscape within 

the urban area and is therefore quite unique. A decision must be made, particularly 
in the context of the constrained nature of much of the city edge, whether most of 
the land should be given over to development or whether the area is represents a 
unique opportunity for the creation of a valuable recreational resource. There may 
be some scope for accommodating some development on the valley slopes east of 
Crownhill (although this would inevitably erode the homogenous nature of the 
valley), that would unlock the recreational potential and secure the future of the 
remaining areas as a local resource and as an attractive setting for development. 
However, more detailed analysis of this whole area is required to determine if 
development and the necessary access may be achieved, in an environmentally 
acceptable form, and to allow a judgment to be made on whether the area is, on 
balance, a suitable potential growth area. 

 
11.16 The locations identified as able to accommodate development and the 

approximate scale of a strategic allocation to these locations is set out below.  
 

• Sherford - Located to the Eastern edge of Plymouth between Plympton, the 
A38 and Plymstock. Sherford is considered the optimum location for a major 
urban extension to the Plymouth PUA. The area has been through an enquiry 
by design process and is likely to be suitable for up to 5500 dwellings with 
associated facilities and infrastructure. 

 
• Plymstock - The area north of Plymstock is considered suitable for a major 

urban extension. The area is well located to the existing urban area and is a 
relatively close distance to the city centre via Laira bridge.  The area could 
accommodate approximately 2500 dwellings with associated facilities and 
infrastructure. 

 
• West of Saltash - located on the Western edge of the PUA at Saltash. The 

area is relatively self contained in landscape terms. The area could 
accommodate a major urban extension for up to 2500 dwellings with 
employment and associated facilities and infrastructure.  

 
• Woolwell - the area is located on the northern edge of the city east of the 

A386. The area is constrained from major development by is proximity to the 
Dartmoor National Park and an area of great landscape designation. The area 
is suitable for a modest urban extension of up to 500 dwellings with associated 
facilities and infrastructure. 

 
• Newnham - located on the north eastern fringe of Plympton. The area is 

constrained from major development due to landscape and transport 
considerations. A small urban extension at Newnham would be suitable 
providing a relatively self contained extensions and appropriate design would 
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enable good integration into Plympton. The area is suitable for a modest urban 
extension of around 500 dwellings with associated facilities and infrastructure. 

 
• Seaton Valley - located within the existing urban area. Seaton Valley would 

be located within close proximity to established services and transport 
infrastructure. The area is a valuable open area within the city and careful 
consideration should be given to the location of any development within the 
Seaton Valley. The area is suitable for a modest addition of up to 500 
dwellings with associated facilities and infrastructure, or with a more drastic 
change in the nature of the area substantially more development could be 
accommodated. Development at Seaton would not be an urban extension as 
it lies within the existing built up area of Plymouth.  However, it has not 
been identified through the Plymouth Urban Capacity Study.  We consider that 
it should be identified in our assessment as additional to Plymouth's urban 
potential, therefore increasing the urban potential total to 18532 dwellings. 

 
11.17 The addition of Seaton Valley to Plymouths Urban potential alters the urban 

extension requirements for the Plymouth sub-region. Tables 10.3 and 10.4 have 
been revised to reflect this change: 

 
Table 11.1 Sources of housing provision (10.3 revised) 

 
Development Level Growth Strategy 

Low 
Growth Strategy 

High 
Housing requirement 28800 37000 
TTWA Commitments 6522 6522 
Remaining Housing 22278 30478 
TTWA Urban potential 18532 18532 
Urban Extension Requirement 3746 11946 

 
Comparison with the SWRA test figures 

 
11.18 For comparison the requirement for housing that would arise outside the existing 

settlements from meeting the SWRA test figures for the RSS is set out below, 
using the same data on commitments and potential. 

 
Table 11.2 Applying commitments and potential data to the SWRA RSS test 
figures (10.4 revised) 

 
 RSS Test Figures RPG  RPG +25% RPG + 50% 
Housing Requirement       26675 30667 34667 
TTWA Commitments 6522 6522 6522 
Remaining Housing 20153 24145 28145 
TTWA Urban Potential 18532 18532 18532 
Urban Extension Requirement 1621 5613 9613 
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accessibility and transport implications, and making use of the investigation of 
the opportunities that has been undertaken.  

 
12.5 With commitments removed and potential taken into account (including Seaton 

Valley), the economic growth scenarios point to a level of housing provision to be 
made in the strategy through extensions to the main urban area or to other 
settlements of between 2,000 and 12,500 dwellings. 

 
12.6 The following table outlines the scale and distribution options used in the study.  
 

Table 12.1 Scale and distribution options 
 

Existing Development 
& Future Distribution 

Option 1 
 

Option 2 
 

Option 3 Option 4 

TTWA Commitments 6522 6522 6522 6522 
TTWA Urban Potential 18532 18532 18532 18532 
Sherford 4000 5500 5500 5500 
Plymstock 0 2500 2500 2500 
West of Saltash 0  0 1500 0 
Woolwell 0 500 500 0 
Newnham 0 500 500 0 
Significant settlements 0 0 0 2500 
Totals 29,054 34,054 35,554 35,554 

 
12.7 The illustrative options have been devised as follows: 
 

• option 1 represents the lowest level of development in effect, since it takes 
forward the development at Sherford which is already agreed, this is at the 
figures associated with the lower economic growth scenario, and higher than 
the lower figure that SWRA require to be tested 

 
• option 2 takes the capacity identified in the locations that represent the best 

opportunities for development closely related to Plymouth, including increasing 
the Sherford development and pulling development back towards Plymouth at 
Plymstock, giving an overall level of provision that represents an ‘interim level 
in relation to economic growth potential and also the extremes of the SWRA 
test figures 

 
• option 3 brings the provision level up from option 2 by including the proposal 

of development west of Saltash. This figure is comparable with the higher 
SWRA test figure. 

 
• option 4 emerged in discussion with the Steering Group of the consultation 

process and makes provision for  some development associated with the 
economic growth in the sub area to take place around the important 
settlements in the sub area rather than it all taking place in Sherford and the 
development locations closely related to Plymouth.  Such development is a 
separate consideration from anything provided for in the districts and possible 
to be directed to such settlements by the RSS. 

 
12.8 The options are presented in maps 12.1 to 12.4. 

 
Assessment 

 
12.9 The assessment of the options is informed in this study by a number of technical 

investigations and the outcomes of the consultation process will be taken into 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Part C 
 
Towards a development 
strategy for the sub area 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Plymouth, South East Cornwall and South West Devon Sustainable Growth Study  
Final Report March 2005 

 
 

61 
Baker Associates    TPi    Enderby Associates 

 

12 Identifying options for consultation and further testing 
 

Introduction 
 
12.1 The identification and exploration of options as part of the development of a 

preferred strategy is a requirement of the SWRA brief to the JSAs, and hence of 
the brief for the study from the Steering Group.   

 
12.2 The identification of options can be a valuable way of exploring what might be 

possible and of indicating the consequences of different ways forward. Options 
were used to assist in describing the issues to be considered for the sub area in 
the consultation undertaken by the Steering Group and the strategic authorities on 
the way forward in the sub area.  The options that the Steering Group decided to 
describe included one not put forward in the emerging technical work at that point, 
but this option is now referred to in this report.  The outcome of the consultation is 
not a matter addressed in this report. 

 
Identifying options 

 
12.3 Options cannot deal with every possibility, but a range of options can demonstrate 

the choices available and the implications of some of the choices to be made, and 
so assist in the development of the eventual strategy.  The determinative issues for 
the strategy and hence the issues that can generate different options and illustrate 
the choices to be made, are as follows: 
 
• what level of economic development should be promoted to achieve the 

objectives of the sub area, subject to what appears to be achievable? 
 
• should the highest level of development that appears to be possible within the 

city be promoted and relied upon, with the positive aim of helping develop 
Plymouth into a modern dynamic city offering a higher quality of life for a 
greater number of residents and a place to which people from the sub area 
and well beyond are attracted for commercial, cultural and leisure activities? 

 
• what level of development can and should take place outside the urban area 

of Plymouth in closely related areas, and where the environmental implications 
are acceptable, in order to accommodate part of the housing requirement 
associated with economic growth and to provide choice? 

 
• should some development outside of the existing the urban areas that this 

strategy is to deal with be directed to settlements further from Plymouth, to 
assist in the maintenance and development of those communities? 

 
12.4 For this study and with the views of the Steering Group incorporated, four 

illustrative options have been identified.  These represent different approaches to 
the scale and distribution of strategic development, and have been developed 
from: 

 
• the level of additional development to 2026 under the two different economic 

growth scenarios that have been identified 
 
• the level of development that it is estimated can come forward in Plymouth 

and the other urban areas in the sub area 
 
• different distributions of the development that would be needed beyond the 

existing settlement boundaries having regard to settlement function and to 
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account in moving forward to a preferred strategy.  The technical assessment has 
been conducted by a combination of assessing the deliverability of the levels of 
growth in the options, and by comparing the benefits and disbenefits of the spatial 
distribution of development provided for in the options. 

 
12.10 The particular parts of the process concerned with the deliverability of the 

development have been: 
 
• how achievable are the economic growth scenarios? 
 
• what level of development will be supported by the market in the urban area of 

Plymouth and in closely related areas and what mix would be beneficial by 
helping to accommodate economic and housing growth and to provide market 
choice? 

 
12.11 The particular parts of the process concerned with the implications of the different 

locations for development have been: 
 

• taking into account the examination of the capacity of areas to accommodate 
development without breaching significant environmental thresholds 

 
• investigating the transport implications of new development in different 

locations and to different scales, including the consideration of new 
infrastructure and additional public transport services. 

 
12.12 The sections that follow describe the findings of the work on the achievability and 

desirability of the levels of development within the different options from the 
viewpoint of economic potential, the housing market and transport issues.  
 

12.13 The study is required to examine the consequences of different courses of action 
according to the process of Strategic Sustainability Assessment, and this is 
considered in section 16. 
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13 The achievability of economic growth 
 

Introduction 
 
13.1 The objectives of the study have already established and it is clear that the 

Steering Group and wider stakeholders wish to see the sub area fulfill its economic 
potential to support the economic, social and cultural development of the far south 
west and transform Plymouth into one of Europe’s, finest, most vibrant waterfront 
cities, with excellent cultural, leisure and sporting facilities and a place where 
people choose to live, work and play was also consider of paramount importance. 
The crucial question is whether this can be achieved. 

 
 How achievable are the economic scenarios? 
 
13.2 The two growth scenarios presented in section 8 are not forecasts, but show how 

the economy might be expected to perform, and how it would need to perform to 
achieve the kind of population growth envisaged in the Mackay vision for 
Plymouth, or that SWRA require to be tested for the RSS.   

 
13.3 Although the employment growth envisaged in GSL is similar to trend growth over 

the past decade, and in GSH only a few percentage points above trend, there are 
some concerns about whether Plymouth can in fact achieve even trend growth 
over the next decade, given that Objective 2 status will end during that period and 
that any transitional funding to help the Plymouth economy over the threshold to 
open competition with other areas of the UK has yet to be agreed. 

 
13.4 It would clearly be helpful if any transitional funding could be focused on the 

delivery of the growth strategy and on the removal of barriers to Plymouth 
residents in terms of taking up new jobs created. We have assumed that this is in 
fact the case in developing our scenarios. There will therefore be an ongoing need 
for resources to support the change process in Plymouth, and an ongoing role for 
the RDA in the city. The essential justification for this is that while the market, left 
to its own devices, may well deliver further employment growth to Plymouth, it is 
unlikely that the structural changes needed to transform the city into a ‘vibrant 
waterfront city’ will be achieved without active intervention and investment by and 
for the wider community. 

 
13.5 The private sector view is that the ending of Objective 2 status will not in fact 

impact greatly on the delivery of the growth strategy, which is essentially about 
building on Plymouth’s strengths and working with companies that have a reason 
to be there and some commitment to the city.  However, that is not the same as 
saying that Plymouth will need no further support. The local business community 
tends to be much more exercised about the perceived lack of public sector 
investment in infrastructure, particularly transport infrastructure.  

 
13.6 Other infrastructure investment (public/private) may well be required in the cultural, 

retail and leisure sectors if Plymouth is to become a truly attractive city to a wide 
range of people, including the wealthy residents of the surrounding districts whom 
at present it does not attract in large numbers. Other cities undergoing 
transformation have used a high-profile, iconic public attraction (museum/art 
gallery, concert hall, or whatever) to spearhead the change in public perceptions.  
The key role played by the Burrell Museum in Glasgow, the Tate Northern in 
Liverpool or Guggenheim in Bilbao is well documented in this regard. If there is a 
similar view in Plymouth, action may now be needed to identify a suitable 
project/site and assemble a funding package.  Something like this is likely to be 
necessary if the higher growth scenario is to be achieved. 
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13.7 In many respects the growth scenarios presented are quite conservative.  They 
allow for job losses in some sectors (manufacturing, transport and 
communications). The household numbers assume increasing economic activity 
rates (which reduces the demand for housing). This assumption deflates the 
growth in household numbers over time, as more of the additional jobs are 
presumed to be taken up by existing residents. 

 
13.8 In addition, we have assumed that the ratio between the working age population 

and the total population remains constant over time.  In fact, it is more likely to 
decrease, which would tend to inflate the growth in household numbers over time, 
as generated by employment-based scenarios. 

 
13.9 Our analysis has suggested that employment growth in Plymouth over the past 

decade has been successful in mopping up a large pool of unemployment (actual 
and disguised). With the Plymouth economy now approaching full employment, we 
think it reasonable to assume that continued employment growth will start to attract 
in-migrants and reverse the previous decade’s trend of slight population decline.  

 
13.10 However, Plymouth still has a relatively high proportion of people who are 

economically inactive though not defined as unemployed.  Some of these may be 
attracted back into the labour market by continued job growth (and by tax and 
benefit initiatives designed to do so).  If this is a significant factor it could mean that 
there was some delay before continued job growth leads to a reversal of migration 
trends.  

 
13.11 Taking all these factors into account, we think it realistic to expect the Plymouth 

economy to grow. The lower growth scenario is roughly what might be expected if 
recent trends were to continue over the plan period. The higher growth scenario 
assumes that in future growth will be somewhat higher than this as the successful 
implementation of the City Growth Strategy leads to a higher rate of job and new 
business creation.   

 
 Achieving Increased Economic Growth 
 
13.12 While there is evidence that the transformation of the Plymouth economy is 

already underway, and that at least some of this transformation is being led by the 
private sector, it is unlikely that the long term vision of Plymouth as a significantly 
larger “vibrant waterfront city” can be achieved without a concerted effort by public 
sector bodies (Central Government, regional bodies, and local authorities), the 
private sector, and other stakeholders. Decisions taken outside Plymouth – on 
Government re-locations, airport development, rail upgrading for example – could 
have a very significant impact. 

 
13.13 However, Plymouth does not lack champions and compared to some other UK 

cities of similar size is possibly better placed to achieve its vision. The planning 
framework should therefore seek to accommodate Plymouth’s vision and to 
facilitate and encourage the physical changes and developments that will be 
necessary. 
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14 Investigating the market deliverability of housing 
 

Introduction 
 
14.1 This section explores the likelihood of the operation of the housing market 

delivering the amount of development required, and in the locations required, by 
the different options. 

 
14.2 The work has involved the examination of statistical information, on the 

performance of the housing market in the past for instance, and discussions with 
people active in the provision of housing.  

 
The growth scenarios 

 
14.3 The study is investigating different growth options both in terms of level and 

location. In terms of employment and housing requirements and provision, it 
assesses the Plymouth Travel to Work Area (TTWA).  Essentially, two growth 
scenarios are being investigated, a ‘low growth’ strategy, which is considering the 
construction of 28,800 additional dwellings between 2001 and 2026, and a ‘high 
growth’ scenario for 37,000 dwellings. 

 
14.4 These alternative growth levels derive from an examination of the local economy 

and its potential to support additional employment, and the required additional 
housing has derived from the implied job growth. The growth model has also taken 
account of demographic change, and changes in household size. 

 
14.5 Commitments at April 2004 amount to 6522 units in the form of completions 2001 - 

2004, and outstanding uncompleted permissions. The dwelling shortfall scenarios 
that need to be addressed are therefore reduced to 22,650, and 30,850 
respectively, and this is illustrated in Table 14.1. 

 
Table 14.1  Dwelling provision and required completion rates 

 
 Growth strategy low Growth strategy high
Dwelling provision 28,800 37,000 
Commitments April 2004 6522 6522 
Shortfall 2004 - 2026 22,278 30,478 
Average annual completion 
requirement 2004 - 2026 

1012 1385 

 
The operation of the housing market 

 
14.6 Any assessment of how the housing market may operate in the future to 2026 

must take as its first reference point the past performance of the market.  Many 
factors affect the level of development, in the past and in the future, including: 

 
• the overall performance of the national, regional and local economy, including 

government policy and tax relief allowances 
 
• within the overall economy, the performance of the housing market, and the 

various elements of the housing market, both in terms of dwelling type and 
tenure 

 
• the availability of funding for affordable housing, or in the past, dwellings 

provided and managed by the local authorites 
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• the availability of sites for housing, in different locations reflecting different 
markets 

 
• the time taken to negotiate a planning permission. 
 

14.7 Table 14.2 shows net completion rates for the constituent elements of the TTWA, 
for the various periods for which records are available. These date from 1966 for 
Plymouth City, and from the early 1990s for the other parts of the TTWA. The use 
of completion rates rather than planning permissions granted each year has the 
advantage of demonstrating what the market actually delivered, and illustrates 
precisely the extent to which the market takes up the development opportunity 
offered by the consent. In this way, it is a very accurate reflection, not only of the 
prevailing economic and market conditions, but also of the interaction of all the 
other factors that influence the entire housing market, such as the provision of 
local authority and affordable housing, and the operation of the planning system. 

 
Table 14.2 Completions 1966-2004 by District and Plymouth Travel to Work Area 

Year Plymouth 
Caradon 
District 

Caradon 
TTWA 

S Hams 
District 

S Hams 
TTWA 

W Devon 
District 

W Devon 
TTWA 

Total 
TTWA* 

         
1966-1967 1335        
1967-1968 1811        
1968-1969 2252        
1969-1970 1356        
1970-1971 1409        
1971-1972 1872        
1972-1973 1266        
1973-1974 1405        
1974-1975 1199        
1975-1976 1488        
1976-1977 949 683       
1977-1978 1596 439       
1978-1979 1713 595       
1979-1980 1284 576       
1980-1981 850 511       
1981-1982 585 401  370  180   
1982-1983 809 467  640  165   
1983-1984 974 472  760  215   
1984-1985 1125 462  655  200   
1985-1986 1046 373  710  235   
1986-1987 1018 443  785  255   
1987-1988 1269 544  935  215   
1988-1989 1111 581  915  360   
1989-1990 811 710  960 492 430   
1990-1991 537 442  690 289 275   
1991-1992 646 431  526 277 237 58  
1992-1993 416 334  265 139 167 74  
1993-1994 494 341 100 438 209 131 47 850 
1994-1995 657 364 100 440 165 134 58 980 
1995-1996 477 159 80 484 219 170 42 818 
1996-1997 477 356 120 283 101 140 82 780 
1997-1998 459 181 150 412 205 202 139 953 
1998-1999 423 336 118 505 209 117 78 828 
1999-2000 646 245 98 416 93 149 94 931 
2000-2001 61 85 49 263 63 330 94 267 
2001-2002 436 409 321 229 53 176 45 855 
2002-2003 446 378 277 172 36 173 59 818 
2003-2004 339 332 286 317     

Total 37047 11650 1699 12170 2550 4656 870 8080 
Per Annum 975 416 154 529 182 212 73 808 
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* The Total TTWA only uses averages for years when Plymouth, Caradon TTWA, S Hams TTWA and W Devon 
TTWA all have entries 
 
Using the annual average for each component in isolation results in the following averages: 
1966-2004 = 1384  
1976-2004 = 1073  
1993-2003 = 808  
1999-2003 = 740  

 
 
14.8 The time series of completions is illustrated graphically below, only for Plymouth 

City. 
 

Plymouth annual housing completions, 1966 - 2004, time series trend line 
 

14.9 The 5-year rolling average for Plymouth City is as set out in Table 14.3. 
 

Table 14.3 Housing completion averages for Plymouth City  
 

year 5-year average 
1970 1630 
1975 1450 
1980 1280 
1985 900 
1990 980 
1995 600 
2000 490 
2004 460 

 
14.10 It is clear that there is a downward trend in housing completions over the period of 

almost 40 years. A peak were reached in 1969 when 2252 units were completed, 
coinciding with a renewal scheme, involving the demolition of large numbers of 
bungalows built as temporary accommodation after 1945, and their replacement 
with a major Council housing development in the north of the City. Again in the mid 
to late 1980s there was a peak of 1269 completions at a time when the private 
housing market was very buoyant, the government was releasing many greenfield 
sites on appeal, and the planning system was particularly favourable to the private 
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housebuilding industry. After the ‘Lawson’ bust of 1989, completions dipped down 
towards 400 dwellings per annum (dpa), and completion levels within Plymouth 
City have never recovered. 

 
14.11 There is a similar position across the TTWA, with average completion levels of just 

over 800 dpa for the period 1993 to 2003. 
 
14.12 The view of the development industry is that the reason for lower completion rates 

over the past 10 years, which in 2001 were the lowest since 1945, is the operation 
of the planning system. The planning and local political agenda leading up towards 
the publication of PPG3 in 2000 was opposed in principle to the release of 
additional greenfield sites. PPG3 has firmly set in place the sequential approach to 
the prior release of previously developed land, and since 2001 completion rates 
have slightly recovered nationally, but this is not yet evident in the TTWA. The 
HBF’s view is that, generally speaking, the increasing complexities in negotiating a 
planning consent with complex and onerous obligations sought through S.106 
agreements are a further significant factor in slowing down the delivery of 
permissions and therefore completions. 

 
14.13 There will be other reasons why housebuilding has not recovered in the TTWA, 

relating for instance to the effects of the performance of the local economy.  
 

The future: growth scenarios and the operation of the market 
 
14.14 The low and high growth scenarios under consideration require average 

completion levels of 1012 and 1385 dpa respectively every year from 2004 to 
2026. This requires an increase of 200 to 600 dpa from the current base level of 
completions of about 800 dpa. In the past, with a good supply of both greenfield 
and PDL sites, completions for the PTWWA have been about 1500 dpa in 1990, 
1650 dpa in 1985, and 1780 dpa in 1980.  

 
14.15 Discussions have taken place with a range of agents and developers, both 

currently active in the housing market, and actively seeking too invest in future 
developments. The consistent view to emerge is one of optimism, both for the 
immediate, and medium/long term future. This is echoed in the range of current 
developments, and those about to start, illustrated in Table 14.4. 
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Table 14.4  Current housing developments 
 
Developer Location  Type 
Urban Splash Royal William Yard, Stonehouse appartments 
Westbury Eau One, Sutton Harbour, Barbican appartments 
Prestige Latitude 52, Devonport Refurb of 8-storey hall of 

residence. 1/2 bed flats 
Barratt Lunar Rise, Barbican flats 
Devington Homes Azure, the Hoe appartments 
McCarthy & Stone Wesley Court Retirement flats 
Wainhomes Kingfisher Quay, Radford Guarry, 

Plymstock 
3/4-bed houses 

Persimmon/Westbur
y 

Raleigh Woods, Plymstock 3,4 5 bed houses 

Barratt Hedgerows, Carew Avenue, off 
Crownhill Road (B.3413)  

3 bed houses 

Barratt Explorer Court, Scott Road, off 
Outland Road (A.386) 

2-bed appartments 

Wimpey Albion Park, Beacon Park Road 1-2-bed apartments, 3-4 
bed houses 

Persimmon Pilmere Drive, Saltash 2-4 bed houses 
Persimmon White Lady Road, Plymstock 3-5 bed houses 
Persimmon Woolwell 2-4 bed houses 
McCarthy & Stone Highbridge Court, the Ridgeway, 

Plympton 
1-bed flats 

Midas Gun Wharf, Devonport 1-2-bed apartments, 
2-3 bed houses 

Westbury Future development at Plymstock 
Quarry 

1 – 4 bed flats and houses 

 
14.16 These developments are across the range of dwelling types and tenures, and 

locations from the City Centre to peripheral former greenfield sites. Taking current 
developments as a starting point, the housing market was broken down into 
component elements for the purposes of sub-market assessment. Discussions 
with developers and agents focussed upon the future potential to deliver housing 
completions on a number of different sites, what type of development could be 
expected, and the likely completion rate which could be delivered. The discussions 
took place in the context of past delivery, the state of the TTWA economy, and the 
prospects for the future performance of the economy. The developers and agents 
involved had responsibility for long-term investment decisions which will translate 
into developments from about 2011 onwards, so an informed view has been 
acquired on the market’s assessment of long-term future prospects. 

 
14.17 The TTWA has been sub-divided into the following locational market sub-areas, 

and other sources of housing by genre: 
 

• Plymouth City Centre 
• Plymouth suburban areas 
• Plymouth (Devon) urban extensions 
• Plymouth (Cornwall) urban extensions 
• Sherford New Community (and extension) 
• Other TTWA settlements, such as Tavistock, Callington and Ivybridge 
• Affordable housing 
• Windfall. 
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Table 14.5  Achievable housing development rates -  Plymouth TTWA - 2001-2026 
 
Identified market areas and potential capacities 
 

 
Identified Market Areas 

 
2004/05 

 
2005/06 

 
2006/07 

 
007/08 

 
2008/09 

 
2009/10 

 
2010/11 

 
2011/12 

 
2012/13 

 
2013/14 

 
2014/15 

 
2015- 
2016 

 
20016- 
2026 
10 yrs 

Total  
2004- 
2026 
22 yrs 

Plymouth City Centre   300 300 300 300 300 300 300 300 300 300 3000 6000 
Plymouth suburban areas   300 300 300 300 300 300 300 300 300 300 3000 6000 
Plymouth urban extensions        70 70 70 70 70 700 1050 
Sherford & Plymstock    250 250 500 500 500 500 500 500 500 5000 9000 
Saltash        60 60 60 60 60 600 900 
Other TTWA settlements, eg, 
Tavistock, Ivybridge, 
Callington 

       60 60 60 60 60 600 900 

Affordable housing 310 310 310 310 310 310 310 310 310 310 310 310 3100 6820 
Windfall/ 
Small Sites 

80 80 80 80 80 80 80 80 80 80 80 80 800 1760 

Total 390 390 990 1240 1240 1490 1490 1680 1680 1680 1680 1680 16,800 32,430 
 
Notes 

Location comment 
Plymouth City Centre A significant number of schemes currently under construction, being planned, and assembled. Significant capacity in identified sites, and potential for 

many redevelopment schemes. National developers involved, who confirm a strong current demand, and strong potential future demand. Developers 
& agents estimate that subject to sites becoming available, the market could expect to develop an average of 6 significant sites in and around the City 
Centre, each producing about 50 dpa. This gives an overall capacity of 6000 units for the 20 years 2006-2026, allowing for site assembly and the 
planning process. 

Plymouth suburban areas A wide variety of schemes currently under construction, being planned, and assembled, by national and regional developers. Significant capacity in 
identified sites, and potential for many redevelopment schemes. National developers state a desire to be developing 3 sites concurrently, which may 
result in about 15 sites continually under construction, leading to a market capacity of some 750 dpa. Agents confirm a strong current and potential 
future demand, but doubt the ability of housebuildrs to source and develop this level of  development. We share agents doubts regarding the number 
of sites that can be developed at any one time. It is estimated that subject to sites becoming available, the market could expect to develop an average 
of 6 significant sites in the suburban areas of the City, each producing about 50 dpa. This gives an overall capacity of 6000 units for the 20 years 2006-
2026, allowing for site assembly and the planning process. 

Plymouth urban extensions National developers involved promoting sites under option agreements, who confirm a strong current demand, and strong potential future demand. 
However, it is likely that Sherford New Community, and its likely extension back towards Plymouth (Plymstock), will absorb a high proportion of 
housing demand, certainly for the eastern side of Plymouth. Opportunities for other urban extensions are limited around the City and for these reasons 
we limit the capacity to the equivalent of one development producing about 50 dpa or two developments producing 75 from 2011, to allow for the 
planning processes, and to focus market attention on the urban area, and on Sherford. 
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Sherford & White Hole Phasing strategy indicated in the Prince’s Foundation Enquiry by Design, shows a capacity of 4000 to 2016,starting in 2007/8, with at least 1000 units 

post 2017. The ‘extension back towards Plymouth at Plymstock could accommodate a further 2000 (tbc). Agents and the promoters of the New 
Community indicate an annual market capacity of some 350 dpa open market plus about 150 dpa affordable units, and the table above shows 500 dpa 
after a slower start to allow for gearing up. 

Saltash A relatively self-contained settlement with its own retail, employment, education, community facilities etc, unaffected by Sherford. A significant scheme 
currently under construction. National developers and agents confirm strong current and potential future demand. Market capacity is more limited than 
in Plymouth, at about 60 dpa, shared between two developers. Opportunities investigated west of Saltash. Development could start post 2011 allowing 
for the planning process 

Other TTWA settlements Settlements like Tavistock, Ivybridge, and Callington are attractive to the market, and could be expected to deliver completions throughout the RSS 
period. The planning context of the sub-regional spatial strategy, however, will naturally direct most of the growth to be accommodated within 
Plymouth. It is unrealistic, and undesirable, to allow no development in these towns, and in some villages. Limited development is required to 
accommodate locally generated household formation and a small element of in-migration, as well as providing opportunities for affordable housing. 
Within these market characteristics and planning constraints, it would be realistic to assume that at any one time there will be two developments under 
construction throughout the rest of the TTWA, in Tavistock, Ivybridge, and Callington, and in some villages, at an annual rate of 60 dpa. Allowing for 
the planning processes, these could come on stream post 2011. This includes the current allocation for 600 at Tavistock. 

Affordable housing  There is an acute shortage for affordable housing (AH) in the Plymouth TTWA. In Plymouth the annual shortfall is around 330 dwellings per annum 
(dpa), whilst the AH need in the TTWA falling within the other three districts has not been quantified, although HNSs are completed for each of the 
three Districts. It is intended that the shortfall is addressed in three main ways: through the annual development programme (ADP) funded by the 
Housing Corporation, through S.106 agreement funding on housing development sites, and through the re-occupation of empty homes (ROEH). Over 
the 22 year period 2004 - 2026, there is a demand for some 7250 affordable units in Plymouth City, including current unmet need. The Plymouth City 
Housing Strategy 2004 - 2007 envisages a net annual provision of about 335 units from ADP, S.106 sites and from ROEH. This includes ROEH at 85 
dpa, for which allowance has already been made in calculating overall provision. The net allowance for PCC is therefore set at 250 AH dpa. To this 
needs to be added the reasonable assumption that there is an annual shortfall of 20 dpa in each of the three districts adjoining the City.  

Windfall/Small Sites Estimates for small windfalls in Plymouth amount to 440 units 2004 to 2026 or 20 units per annum. It is considered that this level is well below the 
actual continuing development on small sites. A rate of 100 dwellings per annum would be more realistic resulting in potentially an additional 1760 
units. It is recommended that further investigation is conducted by Plymouth City Council. 
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14.19 Table 14.5 shows the outcome of the assessment of the identified market areas 
and sectors. It shows a reasoned market capacity, which is in addition to current 
commitments, and allows for the planning and land assembly processes. 

 
14.20 The investigation demonstrates that the market estimates that the realistic capacity 

to deliver housing completions can build up from the current level of about 800 dpa 
to almost 1700 dpa from 2011, given a sufficient supply of sites with planning 
consent. This has a base made up of a constant level of supply of 310 dpa of 
affordable housing, 80 dpa windfall, 300 dpa from each of the City Centre and 
suburban areas, and 500 dpa at the Sherford New Community, and can be 
achieved from 2009 when Sherford should be producing at capacity. This base 
level of completions amounts to 1490 dpa. Additional urban extension sites could 
add another 190 dpa. 

 
14.21 The overall result of the market consistently performing at the level anticipated that 

it capable of doing, would be the delivery of more than 32,000 additional dwellings, 
2004 – 2026. This is about 1000 in excess of the shortfall identified in the Growth 
Strategy High scenario that is being tested. There are a number of caveats that 
must be made: 

 
• there must be an average of 6 significant sites under construction at all times 

in both the City Centre, and the suburban areas, capable of delivering an 
average of 600 dpa. This depends on the sites being available and being 
granted planning permission, and requires the City Council to demonstrate 
adequate capacity through its Urban Housing Potential that sufficient suitable 
sites exist, that they are deliverable and viable. 

 
• adequate funding must be available for the provision of affordable housing 

beyond that which might reasonably be delivered by private developers 
through the operation of S.106 agreements. 

 
• further evidence is required, particularly from Plymouth City Council, on the 

continuing future level of windfall development, which needs to ensure that 
there is no possibility of double-counting with the supply identified in its Urban 
Housing Potential Study. 

 
14.22 Developers and agents involved were invited to consider the effects of the 

performance Plymouth economy upon future prospects for higher and sustainable 
levels of housing development, particularly in the City Centre. The consistent view 
was that there was confidence that the economy will diversify, has considerable 
potential to perform better, attracting a higher proportion of managerial and 
professional staff who have in the past chosen to live outside the City, but who, it is 
felt, can be attracted into the City Centre. A number of developers and agents 
drew a comparison with Swansea, so long in the shadow of Cardiff, which is in the 
process of major regeneration embodied in a number of high quality residential 
and mixed use schemes. 
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Implications for the growth options 
 
14.24 The economic growth scenarios of 28,800 additional dwellings (Low), and 37,000 

dwellings (High) between 2001 and 2026 need to be set against the emerging view 
on deliverability expressed by the market.  The study has considered four spatial 
distribution options, as set out in section 12 of the report.  

 
14.25 Each of these options is compared below with the market‘s ability to deliver (given 

the availability of sites with consent), as discussed above.  Affordable housing 
capacity is added as a separate source, as these have been assessed 
independently, and rounded down to 6800. 
 
Option 1 

  
Distribution Option 1 Market 

capacity 
Comment 

Plymouth 18,500 12,000 
Affordable Housing 
in Plymouth 

 5,500 
Shortfall of 1,000 units in 
Plymouth urban area  

Sherford & 
Plymstock 

4,000 9,000 Capacity excess of 4,000 
units 

Total 22,000 26,500 Overall market excess of 
3,000 units 

 
Option 2 

 
Distribution Option 2 Market 

capacity 
Comment 

Plymouth 18,500 12,000 
Affordable Housing 
in Plymouth 

0 5,500 
Shortfall of 1,000 units in 
Plymouth urban area 

Sherford & 
Plymstock 

7500 9000 Capacity excess of 1,500 
units 

Devon extensions 1000 1050 Capacity excess of 50 
Total 26500 27,550 Overall market excess of 

550 units  
 

Option 3 
  

Distribution Option 3 Market 
capacity 

Comment 

Plymouth 18,500 12,000 
Affordable Housing 
in Plymouth 

 5,500 
Shortfall of 1,000 units in 
Plymouth urban area 

Sherford & 
Plymstock 

8,000 9,000 Capacity excess of 1,000 
units 

Devon extensions 1000 1050 Capacity excess of 50 units 
West of Saltash 1500 900 Shortfall of 600 units  
Total 28,500 28,450 Overall market shortfall of 

550 units 
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Option 4 
 

Distribution Option 4 Market 
capacity 

Comment 

Plymouth 18,500 12,000 
Affordable Housing 
in Plymouth 

0 5,500 
Shortfall of 1,000 units in 
Plymouth urban area  

Sherford & 
Plymstock 

7500 9000 Capacity excess of 1,500 
units 

Ivybridge, 
Callington and 
Tavistock 

2500 900 Shortfall of 1,600 units 

Total 28,500 27,400 Overall market shortfall of 
1,100 units  
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15 Transport implications 
 
 Introduction 
 
15.1 The ability of the area’s transport infrastructure and services to accommodate 

future development growth is of key importance. The constraints and opportunities 
of the transport networks inform both the quantum of development that can be 
serviced and its distribution. In addition, the quality and choice of transport and 
access provision available influences the attractiveness of the area for inward 
investors and hence the rate of growth and the nature of this growth. 

 
15.2 This section of the report focuses on these transport-related issues. In turn it sets 

out the various types and sources of transport data used in this assessment, a 
summary review of current conditions and constraints, the transport policy and 
plans context and the impacts of the growth scenarios on transport.  

 
 Transport Data 
 
15.3 At the outset of the study, a round-table discussion was held with the local 

authority transport representatives and the Highways Agency. This meeting served 
the twin purpose of assembling the available transport data and identifying the key 
transport issues affecting the area and its potential for growth. The key issues 
identified were; 

 
• The need for consistency to be applied for all growth scenarios 
• The need to take account of travel demand management across the City 
• The reliability of existing  transport modelling work 
• Future traffic management applied on the A38 
• The capacity of the Tamar bridge 

 
The Traffic Model for Plymouth and Associated Traffic Data 
 

15.4 The only current model available is a “Paramics” micro-simulation model updated 
from an earlier SATURN model. The Paramics model uses the SATURN demand 
matrix and updates the highway network and junction details. The model area is 
the travel to work area (TTWA). This model validates reasonably well for existing 
am peak hour and off peak conditions but performs less well for the pm peak.  

 
15.5 In this assessment we use only the validation data (which compares existing and 

simulated flows on the network) presented in the model reports made available. 
The number of model runs carried out for future year tests (to 2016) are limited 
and no run has been carried out to explore the effects of demand management. 
The 2016 results assumed a 20% increase in trips on the network over 2002 levels 
and these resulted in a 25-30% increase in travel distance but a 65% increase in 
total travel time. The conclusions made in the future year model report stated that 
there were large variations in travel times in the Yealmpton and Ivybridge corridors 
that could not be fully explained and that the Paramics forecasts may be optimistic 
in predicting travel times. 

 
15.6 The observed and simulated traffic flows on the principal road links around 

Plymouth for the am peak hour are presented in Table 15.1 below. 
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 Table 15.1: AM Peak Hour Base Traffic Flows on Selected Principal Roads 
 

Location Direction Observed Flow Simulated Flow 
A 386 
Woolwell 

South 1084 1213 

 North 800 995 
A 374 Ferry 
Road 

East 224 269 

 West 174 274 
A 379 
Elburton 
Road 

West 579 449 

 East 265 285 
A 374 
Embankment 
Road 

North 1298 1417 

 South 2117 2215 
A 386 
Tavistock 
Road 
(Manadon) 

South 2489 2524 

 North 2984 2688 
A 386 
Saltash Road 

South 1922 2022 

 North 1107 1293 
A 374 Exeter 
Street 

East 1441 1452 

 West 2521 2449 
A 379 Laira 
Bridge 

East 1272 1367 

 West 2246 2442 
A  386 
Outland Road  

North 1710 1715 

 South 1906 1941 
A 374 Union 
Street 

West 495 460 

 East 618 474 
 
 The Tamar Bridge 
 
15.7 We have been supplied with detailed data on the use of the Tamar Bridge by the 

Tamar Bridge and Torpoint Ferry Joint Committee and further material on the 
capacity of the bridge and its operating regime and plans for the future. Bridge 
strengthening and widening (for safety and bus priority reasons) have recently 
been implemented. 

 
15.8 Tolls are applied on the bridge only for eastbound traffic. The capacity and use 

characteristics may be summarised as follows; 
 

• link capacity 4600 vehicle per hour 
• capacity through the tolls c.3000 per hour ( 6 booths @ 500 per hour) 
• maximum observed flow 2728 per hour 
• electronic toll collection to be installed in 2006/7 with minor increase in 

capacity likely 
• possible scope for additional booths but no plans as yet for these. 
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• plans for park and ride on the western approaches 
• time series crossing data has been influenced by bridge works and works in 

the Saltash Tunnel. Trends year on year show an overall increase in total 
traffic of 14% over a period of 6 years.  

• queueing is confined to peak periods. The am peak has delays of 5-10 
minutes and the pm is less. 

• orders are required to change toll levels and the procedure might take 1-2 
years and could involve a public inquiry. The current toll levels are £1 for 
cars and up to £5.50 for the larger articulated lorries. 

 
Torpoint Ferry 
 

15.9 The maximum recorded vehicle flow west bound is 528 per hour with a peak daily 
(August) usage of just over 4000 vehicles. A similar toll structure applies as the 
Tamar Bridge. The ferry vessels are due to be replaced over the next 18 months 
providing greater capacity and improved interpeak services. 

 
Current Transport Operating Conditions 

 
 Roads and Traffic 
 
15.10 The north-south approaches (particularly the A386) to the City are generally 

constrained at peak times and there is particular congestion in the employment 
areas adjoining these approaches. The A38 westbound is at capacity in the am 
peak to the east of the City notably at the Marsh Mills roundabout. To the west of 
the City, the A38 is at capacity eastbound in the am peak at the Tamar Bridge and 
the Saltash tunnel. To the south east, the A379 Laira Bridge is also under 
particular pressure.  

 
15.11 In recognition of these current patterns of congestion there is an intention to 

pursue the implementation of strategic park and ride schemes (both rail and bus 
based) to the west of the Tamar and on the A 386 northern corridor (initially bus 
based) together with bus priorities and eventually higher quality public transport 
systems on largely dedicated route lengths on their respective approaches to the 
City. Studies have been completed for the Eastern Gateway which address the 
current and future problems facing the Laira Bridge taking account of the planned 
new settlement at Sherford.  

 
15.12 The Local Transport Plan (LTP) for the City and its related Annual Progress 

Reports set out the current operational problems for traffic and buses and details 
the scope and progress of the 5 year programme of schemes designed to remedy 
these. The LTP sets out prioritised, integrated strategies for the northern, western 
and eastern corridors respectively affording particular priority to the northern 
corridor. The strategy for the northern corridor is to provide selective improvements 
and bus priorities on the A 386 and a bus based park and ride near the northern 
boundary of the City. For the western corridor the plans are to develop further park 
and ride at Carkeel and Menheniot. The scope and timing of improvements in the 
eastern corridor are seen as being dependent on the future housing proposals to 
the east of the City.  

 
Strategic Transport Links 
 

15.13 The SWARMMS work recommended improved driver information and incident 
detection on the A 38 between Plymouth and Ivybridge and improved rail 
frequencies to Plymouth from London, Bristol and Penzance. This work also 
proposed additional rail based park and ride facilities on the A 38 to the east and 
west of the City and the reinstatement of the Rail link to Tavistock.     
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Local Public Transport 

 
15.14 The following paragraphs summarise the present operating characteristics, 

problems and opportunities facing public transport in the area. 
  
Saltash Bridge – occurrence of peak hour congestion, vehicle breakdowns and 
difficulties with bus gate accessibility 
 
 Torpoint Ferry - ferry breakdown or not operating to timetable 
 
 Royal Parade (inclusive of Drake Circus, Charles Cross Roundabouts) - City-
centre, high frequency of service, lack of bus stop capacity and 'drop- off' space, 
conflicts between other motorised traffic and congestion.  
 
 Mutley Plain - General peak hour congestion and congested bus stop clearways 
through   parked cars  
 
 Mannamead Road - conflict between bus lane and non-bus lane integration  
 
 Outland Road A386 -. High levels of peak hour congestion with additional 
pressures from business/employment development. This should be alleviated by 
new park and ride, improvedbuspriorityatsignalsandbuslanes.  
 
 Laira Bridge/Eastern Gateway - links between Plymstock and the City centre. 
Large-scale housing and new settlement development could present a future risk 
of bottlenecks. Local issues may also be sought from the operating companies 
Plymouth Citybus, First Devon and Cornwall and Target Travel. 

 
Derriford Hospital - Capacity issues exist regarding Tavistock services leaving 
Derriford Hospital at school departure times. However, these issues will be solved 
when the Airport park and ride becomes operational.  

 
Tamar Valley Line - There are recurring issues regarding capacity loads on this 
line.  

 
 15.15 Live projects include the following; 

  
 Urban Bus challenge development 2001 - improved west east City links with off 
peak demand responsive service. 

 
City-wide Community Hire Network 2002 
  
This Project seeks to create a co-ordinated, inclusive and flexible community hire 
transport network across the City. A pool of strategically located community hire 
vehicles will be available throughout the City enabling community access to 
employment, health and leisure services both within the City and surrounding 
hinterland. Additionally the vehicles will be able to provide Demand Responsive 
services to employment opportunities where no alternative scheduled services 
operate. 
 
 Enhancements to Northern Corridor Services 2002 
 
Seeks to enhance existing commercially operated corridor services. Off peak the 
same vehicle will operate a demand responsive 'Employment Zone Flier' providing 
a safe and convenient, pre-bookable service for northern corridor employment and 
residential zones.  
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Kickstart Project for SE Cornwall Service Upgrade 2003 

 
2003's Plymouth City Council Urban Bus Challenge submission to the Department 
for Transport (DfT) seeks to develop a Kickstart project with the operator First: 
Devon and Cornwall to enhance and improve services linking south east Cornwall 
to the City of Plymouth and vice versa. 
 
 South East Cornwall offers a unique ability to dramatically increase bus patronage 
and decrease single occupancy car trips into the city. The operator is aware of a 
latent demand for the bus services because of the self-acknowledged poor vehicle 
quality. Accessibility to the City is also extremely arduous by car with high 
congestion and variable journey times caused by both the Torpoint Ferry and 
Tamar Bridge. In these circumstances, improved bus service quality can really 
compete with the private car. 
  
The Torpoint ferries are due to be replaced over a rolling programme over the next 
18  months - larger capacity ferries and interpeak timetabling will ensue.  

 
Park and Ride; there are presently two park and ride sites operating Monday to 
Saturday Services for a fare of £1.10 return. Services are ever 10-12 minutes with 
multiple drop off's in the city centre. Coypool has around 300 spaces and regularly 
reaches capacity while Milehouse has around 700 but shares its use with 
Plymouth Argyle FC and with the rising popularity of Plymouth this will increasingly 
become a problem until the Airport park and ride comes on stream.  

 
The Transport Implications of the Growth Scenarios 

 
15.16 This section examines the broad impact that the growth scenarios would have on 

the transport networks in terms of travel demand and levels of service. The 
quantities of development assumed in the development distribution scenarios are 
converted into vehicle trip generations. The existing patterns of movement from the 
surrounding settlements to the City derived from the ONS TTWA data are 
assumed to apply.  

 
15.17 Travel demand growth outside the Plymouth PUA is derived from the local 

development growth assumed and from the forecast of growth due to increased 
activity in the wider regional and national economy. The DfT’s traffic growth 
forecast (TEMPRO) by the year 2026 is 34%.  

 
15.18 Inside the PUA, the main determinant of growth is considered to be due to the 

quantum of new development but with the sum total of trips (existing and new) 
moderated by demand management measures designed to encourage a switch 
from private transport to more sustainable modes. In view of this, the existing 
vehicle trips in the PUA are not expanded by the TEMPRO factor. 

 
Trip Generation Rates and Flows 

 
15.19 The trip rates used for the new development are derived from the TRICS national 

database. These compare closely with those rates used in the forecasting 
methodology in the Paramics modelling work. The volume and spatial distributions 
of the development tested for trip generation correspond with the four development 
options presented earlier in the report. 
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15.20 Figures 15.1-15.4 show the estimated additional arrivals and departures for each 
settlement and the PUA for each option for the am peak period. These trips are 
then split into am peak hour movements between each settlement and the PUA to 
produce an estimate of the additional vehicle trips likely to access the City. From 
these movements, the combined, additional peak hour vehicular flows can then be 
assigned to the individual major approach roads to the City. 

 
15.21 Although the focus here is on the new traffic generated by the housing 

development external to the City, this should be seen in the wider context of traffic 
growth caused by development within the City and the general increase of travel 
demand fuelled by increased wealth. The traffic generated externally to Plymouth 
for each development option is shown in Table 15.2. 

 
 Table 15.2  AM Inbound Vehicle Flows  
 

Route Existing 
Flow 

Option 1 Option 2 Option 3 Option4 

A 374 
Embankment 
Road 

2117 +283 +614 +660 +790 

A 379 Laira 
Bridge 

2246 +425 +1612 +1680 +1680 

A 386 
Manadon 

2489 +142 +362 +385 +340 

A 38 Tamar 
Bridge 

2728 0 0 +300 +62 

A 374 Union 
Street 

618 0 0 0 0 

 
15.22 With regard to the A 38, the section of the route from Exeter to Penzance between 

Ivybridge and Plymouth is the busiest overall (with 51,000 vehicles a day) and 
further grade separation and active traffic management will be needed within the 
planning period to cope with the forecast overall increase of 34%. Up to 94% of am 
of the peak hour (88% off peak) traffic on the route is seeking to access parts of 
the City although this is expected to grow more in line with the volume of 
development in the hinterland and the City itself. To the west, at the Tamar Bridge, 
the flows are less and are constrained by the current capacity of the bridge. 

 
 15.23 Table 15.3 serves to illustrate the effects of future growth on the Tamar bridge. 

This example is particularly important as the bridge should be tested for its current 
and potential ability to accommodate both external traffic growth and significant 
local growth. 
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 Table 15.3 Traffic Growth and Capacity – Tamar Bridge 
 

Condition AM Peak Eastbound Flow Eastbound Capacity per 
Hour 

Year 2004 2728 3000 through toll, 4600 on 
link 

2026 Tempro 

Growth (+34%) 

3656 c. 3800 with 2 additional toll 
booths and electronic tolls 

2026, 2,500 units at 
Saltash.  Traffic 
Growth (assumed to 
be included within 
TEMPRO) 

3656 c.3800 

 
15.24 Within the City, the growth in housing and jobs tested within the options could 

potentially add some 20% to existing traffic levels with option 2 and some 25% 
with options 1, 3 and 4. Clearly, inbound am and outbound pm trips would be 
constrained by the capacity of the road network and therefore this level of traffic 
growth is unlikely to be experienced generally. Instead the growth would be 
expected to be around half of its potential as a greater proportion of trips would 
switch to alternative modes and particularly to public transport. The traffic growth 
potential discussed here may be compared with that used in the PARAMICS model 
(to 2016 only) of 19.9% for internal trips. The Paramics tests for the year 2016 
however forecast an overall increase in travel time of 65% which is what the model 
suggests could occur without a significant change in travel mode. 

 
15.25 It can be seen from Table 15.3 that the Laira Bridge (if unconstrained) would need 

to accommodate very high additional flows with flows with development options 2, 
3 and 4. City- bound traffic from the Sherford development is assumed to split 
equally between the A 38 and the A 379 approaches. With these options there 
would appear to be a strong case to plan for additional highway capacity over the 
River Plym here possibly along the lines of the “Do Maximum” proposals made in 
the Eastern Gateway Vision study where a second bridge is advocated. There is 
also a need to provide a new high quality public transport corridor to capture trips 
coming from the east.  

 
 Traffic Levels within the City 
 
15.26 A significant proportion of the additional housing within the City would be built to a 

high density and much of this would be close to the waterfront and mixed with 
other land uses and particularly employment. This clearly affects the volume and 
characteristics of trip generation.  

 
15.27 By applying ‘traditional’ trip rates to the quantum of development assumed for the 

City, the new housing would generate between 11,000 and 14,000 internal vehicle 
trips (arrivals plus departures) in the am peak hour spread reasonably broadly 
across the road network. However, given the scope and demand for smaller 
housing units close to the waterfront and City centre, it is likely that a much smaller 
vehicular trip rate will arise. Recent studies comparing typical TRICS generation 
rates with those from surveys of new, smaller scale city-style units suggest that the 
latter are likely to generate little more than half the amount of traffic of the former. 
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 Demand Management 
 
15.28 Using the best evidence available on the traffic effects of introducing a range of 

demand management measures (parking charges and controls, park and ride and 
the softer measures such as travel awareness and travel planning), a reduction of 
10 to 15% would seem to be achievable in the peak periods. A greater reduction 
(20 to 25%) could be achieved by adopting more rigorous parking and possibly 
congestion charging measures. All these measures would need to be supported by 
improved public transport provision in terms of both quantity and quality. 

 
15.29 Taking into account the above considerations, the higher growth scenarios 

(options 3 and 4) could be accommodated on the City roads without general 
increases in traffic capacity provided that demand management measures are 
applied together with effective priority measures for bus operations and, on the 
three principal corridors, plans progressed for an LRT or equivalent “dedicated” 
public transport system.  

 
 Transport Priorities to Support the Strategy Options 
 
15.30 Having reviewed the Plymouth Local Transport Plan, the PARAMICS modelling 

work, the Eastern Gateway Vision study and the SWARMMS work we are now in a 
position to indicate the priorities for investment in transport infrastructure to support 
the development options under consideration. 

 
15.31 The transport schemes and measures needed to support the future of the City’s 

development are indicated in Table 15.4 below. The measures are grouped 
geographically broadly according to the three principal approach corridors and the 
City centre. The current LTP schemes within the 5-year programme are all 
regarded as being of prime importance to support the City’s transport needs 
regardless of the nature of the development options. These schemes are therefore 
top-rated in the Table. The remaining schemes and measures are those flagged 
up in the LTP for the longer term and those identified from this study, the Mackay 
Vision or the Eastern Gateway Vision as additional ones to support the City to 
2026. In a number of cases within a given corridor, schemes may be regarded as 
alternatives. Examples of these include the LRT or standard rail link to Tavistock 
and the widening of the Tamar bridge or the provision of a second crossing. The 
choice of these alternatives must clearly become the subject of further assessment 
and feasibility work. 

 
15.3 From Table 15.4 we conclude that option 1 is likely to require the least investment 

in transport and options 3 and 4 require the heaviest investment - particularly in the 
eastern corridor and the strongest application of demand management measures. 
Option 2 would require investment levels between these two extremes. Option 3 
would require a marginally more even spread of investment between the corridors 
and would arguably be more advantageous by providing greater flexibility for future 
development patterns. Against this, the spread of investment to support option 3 
could risk incurring additional cost. It can be seen from the Table that further 
investment in park and ride facilities on all three corridors is a common 
requirement. 
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Table 15.4  Transport Priorities to Support the Strategy Options 
 

Scheme Source 
Status 

Option 
1 

Option 
2 

Option 
3 

Option 
4 

Notes 

Northern 
Corridor 

      

5-Year Plan 
Schemes 

APR ‘04 on 
LTP  

***** ***** ***** *****  

Longer Term 
Proposals 

      

Tavistock Rail 
Service 

LTP  ** *** *** *****  

LRT – 
Plymouth to 
Tavistock 

LTP  *** *** *** *****  

Increased rail 
frequencies to 
the Bere 
Peninsula  

LTP  ** *** **** ****  

Improve 
access to the 
airport 

LTP  **** **** ***** *****  

A 386 
improvements- 
Woolwell to 
Derriford 

LTP  *** **** ***** *****  

Additional 
measures 

      

Park and ride 
extension – A 
386 

This study *** *** **** *****  

Western 
Corridor 

      

5-Year Plan 
Schemes  

APR ‘04 ***** ***** ***** *****  

Longer Term 
Proposals 

      

Carkeel park 
and ride (bus) 

LTP *** **** ***** ****  

Torpoint park 
and ride (bus) 

LTP ** *** **** ***  

LRT – 
Plymouth-
Liskeard/Looe 

LTP *** **** ***** ****  

Additional 
Measures 

      

Additional toll 
booths on 
Tamar Bridge 

This study *** **** ***** **** Subject 
to further 
study of 
Western 
Corridor 

Second Tamar 
crossing 

This study *** **** ***** **** As above 

Increased 
capacity for 

This study ** *** **** ****  
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Torpoint Ferry 
and feeder 
buses 
Passenger 
Ferry from 
Saltash 

SWARMMS ** *** ***** ****  

Eastern 
Corridor 

      

5-Year Plan 
Schemes 

APR ‘04 ***** ***** ***** *****  

Longer Term 
Proposals 

      

A 379 park 
and ride 

LTP *** **** ***** *****  

Ivybridge rail 
turn back 

LTP ** *** **** *****  

LRT – 
Plymouth - 
Ivybridge 

LTP *** **** **** *****  

Additional 
Measures 

      

Coypool park 
and ride 
extension 

This study *** **** ***** *****  

New crossing 
of the Plym 
and Eastern 
Gateway 
“Package” 

Plymouth 
Eastern 
Gateway 
Vision 

*** **** ***** ***** See 
Plymouth 
Eastern 
Gateway 
Vision 

City Centre       
5-Year Plan 
Schemes 

APR ‘04 ***** ***** ***** *****  

Longer Term 
Proposals 

      

Millbay ferry 
port multi-
modal access 
improvements 

LTP/Mackay 
Vision 

**** *** **** ****  

Millbay port 
infrastructure 
improvements 

LTP **** *** **** ****  

Additional 
Measures 

      

Re-defining 
the form and 
function of 
selected 
central and 
City-edge 
roads – 
Armada Way, 
Derry’s Cross, 
Bretonside, 
the University 
and Sutton 

Mackay 
Vision 

**** *** **** **** See 
Mackay 
Vision 
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Harbour 
A 38 Active 
Management 

SWARMMS **** **** ***** *****  

Improved rail 
services –
Exeter, 
Penzance, 
Bristol 

SWARMMS **** *** **** ****  

Demand 
management 

This study **** *** ***** *****  

 
Notes : 
The number of asterisks (*) indicates the relative need of an option for a particular 
transport improvement. It should be noted that some schemes within the same 
corridors are alternatives. 
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Cars to Plymouth      c140

60% TTW to Plymouth
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Option 4 AM Peak Traffic Generation From Development Figure 14.4

Notes
1. Average household occupancy = 
        2.3 people per household
2. Plymouth PUA TTW car mode = 71%
3. Ex Plymouth PUA TTW car mode = 77%
4. Working population = c. 50%
5. Average work journey car occupancy = 1.15
6. Wor journeys in peak hour = 67%

Study assumption

Travel to Work and urban area of SW Region
Travel to Work and urban area of SW Region
Travel to Work Statisitcs
Study assumption
Study assumption

Callington
750 households

All Arrivals                90
All Departures          330
Cars to Plymouth      c62

16% TTW to Plymouth

Tavistock
750 households

All Arrivals                90
All Departures          330
Cars to Plymouth      c80

20% TTW to Plymouth

Ivybridge
1000 households

All Arrivals                120
All Departures          440
Cars to Plymouth      c190

37% TTW to Plymouth

Plymouth

All Arrivals                3180
All Departures          11,660
Cars to Plymouth      14,840

83% TTW within Plymouth

Plymstock
2500 households

All Arrivals                300
All Departures          1100
Cars to Plymouth      c900

70% TTW to Plymouth

Sherford
5500 households

All Arrivals                660
All Departures          2460
Cars to Plymouth      c1560

60% TTW to Plymouth
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16 The strategic sustainability assessment 
 

Introduction 
 

16.1 We have noted that a sustainability appraisal of the RSS will be required as a 
consequence of the Planning and Compulsory purchase Act 2004, and that this 
will need to be done in such as way as to meet the requirements of the SEA 
Directive.  SWRA intends that these requirements be met by undertaking a 
Strategic Sustainability Assessment (SSA) of the RSS.  It does not follow that the 
sub area studies undertaken should be subject to either a SSA and the statutory 
provisions that set the requirements for SAs and SEAs do not apply to the task that 
is being carried out by the Steering Group with the assistance of consultants.  
Neither has it been stated that the assessment of the various sub area studies 
submitted to SWRA will use the SSA approach.   

 
16.2 It is the requirement of the SWRA however, that its work be assisted by the JSAs 

providing material from the product of the studies that will assist in carrying out the 
SSA of the RSS.   

 
The SSA framework 
 

16.3 SWRA has published material for use in the SSA of the RSS, including a SSA 
framework intended to provide a systematic means of examining the likely 
performance of the RSS against the overall objective of delivering a contribution to 
sustainable development.  The SSA framework includes a set of  ‘high level 
objectives’, and these are to: 

 
1 improve health 
 
2 support communities that meet people’s needs 
 
3 develop the economy in ways that meet people’s needs 
 
4 provide access to meet people’s needs with least damage to communities and 

the environment 
 
5 maintain and improve environmental quality and assets 
 
6 minimise consumption of natural resources. 

 
16.4 These are all desirable objectives for any strategy for the region or significant part 

of the region, and we would encourage the Steering Group to adopt a strategy that 
sought to contribute to these objectives.  They are essentially the objectives of the 
UK Strategy for Sustainable Development with the addition of a concern for health, 
a variation on the objective from the UK Strategy concerned with the economy, 
and a specific reference to communities.  Each objective is not distinct however, 
with the mixing of two different aspirations in the fourth objective for instance, and 
the meaning or intended interpretation of the objectives is not always clear. 

 
16.5 The user is assisted by the breaking down of the ‘high level objectives’ with 

additional objectives in each case, providing more understanding of what is seen 
as a more sustainable situation, though inevitably adding to the complexity of 
managing the assessment.  The full list is as follows: 

 
• improve health 
• reduce inequalities 
• promote healthy lifestyles, especially routine daily exercise 
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• help make suitable housing available and affordable for everyone 
• give everyone access to learning training skills and knowledge 
• reduce crime and fear of crime 
• increase access to and participation in cultural activities 
• give everyone in the region access to satisfying work opportunities, paid or 

unpaid 
• help everyone afford comfortable standard of living 
• reduce poverty and income inequality 
• meet local needs locally 
• increase the circulation of wealth within the region 
• harness the economic potential of the coast in a sustainable way 
• reduce vulnerability of the economy to climate change and harness 

opportunities 
• reduce the need/desire to travel by car 
• reduce the need/desire to travel by air 
• help everyone access basic services easily, safely and affordably 
• make public transport, cycling and walking easier and more attractive 
• encourage a switch from transporting freight by road to rail or water 
• protect and enhance habitats and species 
• promote the conservation and wise use of land 
• protect and enhance landscape and townscape 
• value and protect diversity and local distinctiveness including rural ways of life 
• maintain and enhance cultural and historical assets 
• reduce vulnerability to flooding, sea level rise 
• reduce non-renewable energy consumption and greenhouse emissions 
• keep water consumption within local carrying capacity limits 
• minimise consumption and extraction of minerals 
• reduce waste not put to any use 
• minimise land, air, light, noise and genetic pollution. 

 
16.6 The most striking feature of the SSA framework however, in relation to its intended 

use for developing the RSS and hence for application to possible strategies and 
options at different stages in the process of formulating the RSS, is that they 
provide relatively little assistance in determining the relative merits of different 
approaches.  This applies to the four options that have been presented in this 
report.   

 
16.7 It appears to us that: 
 

• each of the options would be similarly likely to meet objective 1 concerned 
with health 

 
• objective 2, concerned with ‘supporting communities that meet people’s 

needs’ is essentially about the provision of accessible housing and the role of 
development in assisting with and the maintenance of services and facilities, 
and whilst the study is not about the smaller settlements (it is about the 
Plymouth PUA), each of the options could provide for an element of the 
development taking place in smaller settlements according to arrangements 
set out for the LDFs to follow  

 
• objective 3, concerned with ‘developing the economy in ways that meet 

people’s needs’ is not very clear or likely to distinguish options, as the 
economy is an important driver for the work, but there is some uncertainty in 
which options would be best by this objective depending on which people are 
meant  
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• objective 4, concerned with ‘providing access to meet people’s needs with 
least damage to communities and the environment’ is exceedingly difficult to 
apply in any meaningful way, other than perhaps to say that development 
should take place within settlements, and within the larger settlements 

 
• objective 5, concerned with maintaining and improving environmental quality 

and assets would be best served by the options that achieve the highest level 
of development within settlements, if it is assumed that green land is inevitably 
of greater environmental value than unused land (green or brown), which 
cannot really be said, so greater levels of investigation would be required 

 
• objective 6, concerned with minimising the consumption of natural resources 

will be largely addressed through the performance achieved from development 
when it takes place, though at this strategic level options achieving less use of 
transport and particularly private transport by each person would be favoured.  
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17 Towards a development strategy 
 

Introduction 
 

17.1 A strategy for the sub area is required to take the City of Plymouth and the 
surrounding area forward in a proactive manner towards a positive future.  The 
strategic authorities and partners, assisted by the Steering Group for the sub area 
study, have a valuable opportunity to influence the RSS so that the strategy 
formulated in the RSS will assist in bringing about the implementation of the best 
strategy for the sub area.  

 
17.2 An integrated strategy for the greater good of the sub area should be sought, and 

designed to meet identified objectives. The strategy needs to be about far more 
than ‘what level of housing should we try and get the RSS to require the area to 
accommodate’. The preferred strategy will need to be deliverable as well as 
desirable, and will only come about if the main partners active in the area decide 
clearly on what is wanted and set about making it happen.  

 
What is wanted 

 
17.3 The objectives for an integrated development strategy for the sub area have been 

identified for this study as: 
 

• the creation of a sub area that fulfils its economic potential and therefore 
optimises its contribution to the national and regional economy, and supports 
the economic development of the far south west 

 
• the transformation of Plymouth into one of Europe’s, finest, most vibrant 

waterfront cities, with excellent cultural, leisure and sporting facilities and a 
place where people choose to live, work and play 

 
• continued protection of the sub area’s precious environment and landscapes 
 
• for deprivation throughout the sub area to be substantially overcome 
 
• for high quality infrastructure to be provided as an integral part of continuing 

development 
 
• for local housing and employment needs to be met in the all of the settlements 

in the sub area. 
 

17.4 The strategy should seek the best contribution to the desired outcomes for the 
area with the least unwanted outcomes, and for this to be delivered through a very 
dynamic process of promotion, awareness and readjustment. 

 
17.5 The principal aim of the strategy must be the revitalisation of the main urban area 

of Plymouth itself, promoting those forms of economic activity that have the most 
potential and that are most suited to a vibrant city, and providing within the city the 
offer of attractive living that will enable the population to stabilise and rebuild.   

 
17.6 This is a complementary strategy with the objective of changing the economy to 

create opportunities that will help to retain and attract that part of the population 
currently being lost from the City and not being attracted.  Meeting employment, 
housing and other requirements of these people will help to mend the fabric of the 
City, create better facilities and services for existing and new people alike, and to 
increase the contribution to the local and regional economy.   
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17.7 We believe there will need to be other growth associated with Plymouth as well as 
within the present urban area.  The development of a modern economy and 
modern city requires that different needs and desires are accommodated through 
the provision of choice, including in house types and locations (reflecting life 
stages and lifestyles).  The strategy should consider some complementary 
development urban extensions and in locations closely related to the City to assist 
in bringing about economic development. 

 
What is achievable 

 
Achieving high economic growth 

 
17.8 The strategy will be determined by views on whether high levels of economic 

development should be pursued for the area and whether economic activity of that 
level can be implemented to achieve the objectives of the sub area? 

 
17.9 The work has concluded that can be confidence that increased levels of growth in 

economic activity can be achieved, with the upper scenario level more likely the 
more proactively a strategy for economic growth is pursued.  

 
17.10 Benefits of higher growth would include: 
 

• greater opportunities for more people to get rewarding employment, and for 
young people to stay in the area if they want to 

 
• more housing that meets peoples needs, including affordable housing 
 
• greater prospects of tackling economic hardship and social division 
 
• potentially major improvements in the quality of retail, leisure and cultural 

facilities on offer in the City  
 
• more services becoming available at the airport. 
 
Potential for housing provision within Plymouth 
 

17.11 The level of identified potential within Plymouth extrapolated to 2026 is 
considerable.  The strategy can therefore count on significant proportion of the 
development that would be required to accommodate the potential economic 
change being achieved within the City, with all of the associated benefits. This 
development and the additional residents will greatly contribute to the 
transformation of the urban area into a vibrant and dynamic place.  Initial work 
being undertaken by Plymouth City Council indicates that the urban potential over 
the longer term is likely to be even higher than assumed for this work.  

 
 Development beyond the present urban boundaries  
 
17.12 Locations have been examined that offer the potential for development in close 

proximity to the City and hence to existing facilities and services, and which are 
acceptable in terms of environmental impact.  The environmental within the sub 
area is very distinctive with the National Park, the Area of Outstanding Natural 
Beauty, and protected coasts as well as general high quality.  From this 
investigation, locations and their capacity to accommodate development have 
been identified in order to develop the spatial strategy in light of the levels of 
growth believed to be achievable and desirable. 
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Deliverability 
 
17.13 Our investigations of the housing market, undertaken by reference to what has 

been achieved in the past and through interviews with representatives of the 
housebuilding industry, suggest that the upper levels of housing could be 
achieved, with a high proportion of this in Plymouth though with a need for housing 
coming forward in several locations at the same time to maintain an attractive 
offer.   

 
17.14 However the capacity of the market to deliver in locations such as Sherford and 

Plymstock within the period of the RSS is not as great as the overall capacity for 
these area, and this could restrain the level of development in urban extensions, 
and hence the overall level of growth within the RSS timescale.  When the 
economy of Plymouth begins to gain momentum this could well change but based 
oncurrent research the level of development is not sufficient to achieve the very 
highest levels of development adjacent to the built up area. 

 
 Comparison with SWRA test levels 
 
17.15 Throughout the study the economic growth scenarios have been compared to test 

figures provided by the SWRA reflecting increased or continued rates of housing 
development, and these are set out below.  

 
 Overall requirement As urban extensions 
Growth Strategy 
High 

37,000 11946 

RPG +50% 
 

34,667 9613 

RPG +25% 
 

30,667 5613 

Growth Strategy 
Low 

28,800 3746 

RPG continued 
 

26,675 1621 

 
 
17.16 This demonstrates that if the Steering Group put forward a preferred strategy 

based on the higher of the economic growth scenarios, it would be promoting 
growth in the sub area equivalent to and slightly beyond the levels which SWRA 
has asked the Steering Group to test.  

 
Towards a preferred strategy 

 
17.17 A preferred strategy is emerging from the consideration of the different forms of 

investigation and assessment included in the process.   
 
17.18 The preferred strategy should be one of: 
 

• taking a positive approach to the development of the sub area economy, 
aiming to achieve the full potential of the sub area over the period of the RSS 

 
• similarly seeking to promote development including housing provision within 

the City itself, using development to help bring about the greatest 
transformation of the quality of the physical fabric and the level of services and 
facilities that can be achieved 
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• seeking the maximum improvement in accessibility for all in the City, through a 
combination of planning the location of development, providing more and well 
located facilities, and achieving a great enhancement of public transport 
facilities together with better conditions for walking and cycling 

 
• bringing on stream development in urban extensions and closely related 

settlements to the full opportunity identified in this study, and doing so in ways 
which ensure that the maximum performance is achieved from those 
developments.   

 
17.19 The distribution suggested to 2026, using the opportunities for development 

closely related to the main urban area alongside the optimum use of opportunities 
within the urban area should take the form of: 

 
• at least 18,500 dwellings within the City, (including Seaton Valley) 
  
• the major mixed use development at Sherford on which a great deal of 

cooperative and progressive work has already been undertaken, but taking the 
scale of the development to 2026 up to 5500 dwellings  

 
• a further major urban extension at Plymstock, effectively connecting the 

Sherford development back towards Plymouth, and accommodating 2500 
dwellings 

 
• urban extensions at Woolwell and Newnham on the northern edge of 

Plymouth, and west of Saltash, each contributing 500 dwellings. 
 

17.20 These proposals would bring forward 9,500 dwellings, together with employment 
and community facilities in ‘urban extensions’, and with the use of potential in the 
urban areas on top of the existing completions and commitments for the RSS 
period, the total is around 35,000 dwellings.   This level of a level of development 
would be in line with the RPG +50% rate which equates to approximately 35,000 
dwellings. 

 
17.21 However the finding from the work reported here is that the economic potential of 

the sub area would support, and needs to be supported by, a greater rate of 
growth in population and hence a greater level of dwelling provision.  The study 
suggests a figure of least 37,000 dwellings.  The view from this study is that the 
strategy ought to seek to maximise the economic opportunity that exists, and to set 
out a strategy for doing so and for gaining the maximum benefit from this 
increased activity, and that this strategy should therefore look to making provision 
for at least 37,000 dwellings. 

 
17.22 There are a number of ways in which the additional development could be 

considered, including: 
 

• not making provision but monitoring the situation in the urban areas – 
Plymouth primarily – to see if housing comes forward at a rate faster than 
predicted by the work on urban potential  

 
• increasing the development level within Plymouth with significant development 

at Seaton Valley 
 
• increasing the amount of development west of Saltash  
 
• identifying an element from the sub area strategy to be distributed to the other 

settlements in the sub area, in order for LDFs to make provision in these areas 
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significantly above what a local need approach might suggest, and aside from 
what is provided for in these types of settlements from the RSS on the basis of 
work other than the sub area study. 

 
17.23 Of these approaches, the preferable one would be for the strategy to be set up to 

maximise the contribution new development makes in Plymouth and that this 
development makes to the sub area.  It must be very clear that this is not an 
approach of avoiding greenfield development and ‘waiting to see’.  Rather the 
approach is to be seen as dynamic and responsive, and there has to be a strong 
integrated approach evident to the nurturing of good new provision within the 
urban area and for provision to be brought on stream elsewhere if monitoring 
indicates that this is not producing the results required. 

 
17.24 The strategy outlined here is one that all of the work undertaken indicates to be 

both desirable and achievable. 
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