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Plymouth Urban Fringe Site Specific Allocations
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June 2006

INTRODUCTION

The Planning and Compulsory Purchase Act 2004 introduced major
changes to the way the planning policy system operates. The old
system of Structure Plans, Local Plans and Supplementary Planning
Guidance is replaced with a new system of Local Development
Frameworks (LDFs).

South Hams District Council welcomes the new system and is aiming
to produce, consult on, and adopt its new planning framework as soon
as possible. The South Hams LDF will be shorter and more focused
than the Local Plan. It will be a portfolio of documents, with more
scope for community involvement and a positive approach to
sustainable development.

The Plymouth Urban Fringe Development Plan Document (DPD) will
be one of the key LDF documents. It will focus upon the provision of
approximately 500 dwellings and new employment land opportunities in
the South Hams part of the Plymouth Principal Urban Area (PUA) as
required by the Devon Structure Plan to 2016. It will provide an
important mechanism for ensuring development of an appropriate
scale, mix and quality. The document does not deal with the Sherford
New Community which is covered by a separate LDF document — the
Sherford Area Action Plan - which the Council is also publishing in
June 2006.

This document sets out the Preferred Options for the Plymouth Urban
Fringe DPD and is available from the Council or on the Council’s
website: www.southhams.gov.uk. It was preceded by consultation on
the Issues and Options stage during Autumn 2004.

The Council has set a challenging timetable and is amongst the first
authorities to progress LDF documents under the new system. A
project plan setting out the timetable for producing the Plymouth Urban
Fringe DPD and other LDF documents is included in the Local
Development Scheme.

The Council is determined to vigorously address local priorities,
particularly the delivery of affordable housing. It has adopted the aim
of; “improving the well-being of the people of the South Hams”

and has set itself the following priorities:

Secure a supply of housing for local people at affordable levels.
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1.8

1.9

1.10

Create the conditions for the growth and maintenance of quality
economic activity.

Maintain the district’s distinctive environment whilst enabling access
and sensitive development.

Maintain a clean environment.
Work with others to improve access to key services.
Improve core service performance in a cost-effective way.

The South Hams LDF Plymouth Urban Fringe document reflects these
priorities, particularly those with a spatial dimension.

We want to involve our communities and other interested parties to
help shape the contents of the new development policy framework.
The LDF includes a Statement of Community Involvement which
establishes the minimum standard the Council will deliver in engaging
people in the process. If you would like to make any comments on the
Plymouth Urban Fringe document please feel free to do so. Your views
are important and the Council needs to receive them by 11" August
2006.

To help you structure your views, a response form and guidance note
to assist in the completion of the form have been produced. Any
objections to the DPD must be linked to the 9 LDF tests of soundness
as set out in PPS12: Local Development Frameworks (available at
www.odpm.gov.uk). These tests are also reproduced in the guidance
note which accompanies the response form. The DPD must meet the 9
tests if it is considered ®@ound©Therefore, if you wish to make an
objection you will need to explain why the DPD is unsound, specify
which test has not been met and explain what needs to be done to
make it sound. The Examination of the DPD will determine whether it is
sound based upon the tests, so it is important that your comments
relate to them.

Copies of the response form are available at the Council offices, in
local libraries or via the Council’'s website (www.southhams.gov.uk).
Completed forms should be sent to the forward planning team by post,
fax or e-mail.

Post: to the Forward Planning Team, South Hams District Council,
Follaton House, Plymouth Road, Totnes TQ9 5NE

Fax: marked Forward Planning, Plymouth Urban Fringe Preferred
Options to 01803 861404.

E-mail to: forward.planning@southhams.gov.uk
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2.3

2.4

All comments must be received by 4.00pm on 11" August 2006.

THE NEW PLANNING SYSTEM

The Planning and Compulsory Purchase Act 2004 requires local
planning authorities to produce a Local Development Framework (LDF)
for their area. LDFs must contain clear up to date spatial planning
frameworks to enable efficient delivery of new development, especially
housing. They are a major plank of the Government's reform
programme and objectives for culture change in planning, particularly
building around three themes:

Sustainable Development (which is the underlying purpose of the
planning system)

A Spatial Planning approach (which deals with not only the use of land,
but also the activities on it); and

Community Involvement in planning (the Council has an adopted policy
for working with our communities).

Planning shapes places where people live and work and has a critical
role to play in achieving balanced housing markets and sustainable
improvements in the economic performance of an area. It should make
places better for people and positively manage rather than simply
control the development. The South Hams LDF will aim to deliver
these objectives.

An LDF comprises a portfolio of documents that together set out the
planning policies and proposals for the area. It will include a Core
Strategy and Core Policies, site specific allocations, Area Action Plans
(such as Sherford), a Proposals Map and a Statement of Community
Involvement (SCI). More detailed guidance will be contained within
documents known as Supplementary Planning Documents (SPD).

The wider context for planning in the South Hams is set by national,
regional and county guidance. At national level, Planning Policy
Statements (PPSs) are replacing Planning Policy Guidance Notes
(PPGs). These are available on the Office of the Deputy Prime
Minister's website www.odpm.gov.uk. At regional level, guidance to
2016 (RPG10) was approved in September 2001 and will be replaced
by a new regional plan called a Regional Spatial Strategy (RSS) which
is being prepared by the South West Regional Assembly. This will have
an horizon to 2026. The Submission version of the RSS has just been
published and its content is of relevance to this document. At county
level, the recently adopted Devon Structure Plan sets the strategy for
Devon to 2016. Structure Plans have been abolished under the new
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3.1

3.2

3.3

3.4

Act but the Devon Plan will be saved for three years from adoption
(October 2004) or until replaced by the new Regional Spatial Strategy.

The Development Plan for the South Hams will ultimately consist of the
RSS and the South Hams LDF.

The South Hams Local Plan (1989-2001) was adopted in April 1996.
Although it had a 2001 horizon, its policies are still relevant to planning
in the South Hams today and are “saved” under the provisions of the
new Planning Act for a period of three years or more from September
2004 unless they are replaced before then by parts of the LDF.

The South Hams Local Plan Review (1995-2011) was published in

January 2002. The representations received in response to the plan,
comments made at subsequent meetings, and background research
carried out, will all be used to help inform the preparation of the LDF.

The South Hams planning documents can be found on the Council
website: www.southhams.gov.uk or can be obtained from the Council
offices at Follaton House, Plymouth Road, Totnes, Devon TQ9 5NE.

SCOPE OF THE PLYMOUTH URBAN FRINGE DPD

The Plymouth Urban Fringe Development Plan Document (DPD) deals
with those spatial planning issues that need urgent attention in the
South Hams part of the Plymouth Principal Urban Area (PUA).
Regional Planning Guidance for the South West (RPG10) identifies
Plymouth as one of 11 Principal Urban Areas (PUA) which offer the
best opportunities for accommodating the majority of development in
the most sustainable way.

The DPD covers the period up to 2016 but also has an eye to the
emerging strategic planning scenario being set by the Regional Spatial
Strategy (RSS) to 2026. It does not, however, deal with Sherford New
Community, which is dealt with in a separate LDF document — the
Sherford Area Action Plan (the Submission stage of this document is
available on the Council's website at www.southhams.gov.uk).

The Urban Fringe DPD covers the area of western South Hams
immediately adjoining the City of Plymouth (the PUA). There is no
precise geographical definition of the Plymouth PUA, but it should be
part of the continuous built-up urban area of the city.

It establishes the future planning framework for the area and in
particular, includes site specific allocations of land for new housing and
employment land. It also sets out the policy context for the settlements
of Woolwell and Roborough which both lie within this area. The
document sets out and prioritises development principles and
objectives, specifying and co-ordinating the requirements for new
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infrastructure and services. It also provides guidance on matters such
as design requirements and affordable housing targets.

The local spatial context for the document is set by the LDF Core
Strategy document which sets out the planning vision and strategy for
the district. The Urban Fringe DPD must accord with the content of the
Core Strategy and in particular, it needs to provide a spatial expression
of the policies that relate to the PUA. Further detail on the Core
Strategy is provided below.

Timetable

3.6

3.7

3.8

The Plymouth Urban Fringe DPD is at the Preferred Options stage. It
builds on earlier work, particularly the Issues and Options stage in
October 2004. It is accompanied by a formal Sustainability Appraisal
report which considers the social, environmental and economic effects
of the options proposed.

The document provides an opportunity for communities and
stakeholders to respond to the options proposed. It is also an
opportunity to examine alternative proposals provided that these meet
the key objectives set out and are compatible with the spatial vision
and spatial objectives of the South Hams LDF Core Strategy.

The timetable for the Plymouth Urban Fringe DPD is as follows;

Preferred Options Stage — June 2006

Submission and Formal Consultation — March 2007
Examination — February 2008

Adoption — August 2008



4.

PLANNING POLICY CONTEXT

National Level

4.1

4.2

4.3

The Government's key planning objective is to create sustainable
patterns of development. Options that are likely to deliver sustainable
development include:

) development within urban areas around existing town and
suburban centres and other areas which are or can be well
served by public transport, and

1)) extensions to existing urban areas which exploit or improve
existing infrastructure and services and are well served by public
transport, including developing in public transport corridors, or
will generate good public transport as part of the development.

To identify the most appropriate forms of development, local planning
authorities need to explore the order of preference for the location of
development and the sequence in which development should take
place. The principle of reusing previously-developed sites is the most
sustainable option. However, reuse of land (and buildings) is only one
aspect of sustainable development. Other aspects relate to resource
and energy implications, including the need to travel.

The scope for development in the Plymouth PUA as a whole has been
examined at length in the context of the Devon Structure Plan and
Regional Spatial Strategy. It has been concluded that there is a need
for some development to take place outside the built up area of the
city. Within the South Hams part of the Plymouth PUA there are very
few previously developed land opportunities, thus, some greenfield
development is required. In sustainability terms, greenfield sites that
are most attractive include extensions to urban areas which are
accessible by public transport, and have access to local employment
opportunities and a range of facilities and services.

Regional Spatial Strategy & Devon Structure Plan

4.4

4.5

The strategic context for the western South Hams is largely geared
towards meeting the needs of the Plymouth area which cannot be
accommodated within the city boundary. This is currently reflected in
the adopted Devon Structure Plan 2001 to 2016 which was adopted in
October 2004. The structure plan allocates 4,500 dwellings in the
South Hams part of the PUA, including a proposal for 4,000 dwellings
in a new community east of Plymouth (Sherford). The remaining 500
dwellings are to be provided elsewhere within the PUA. It also allocates
80 hectares of employment land in the PUA. These are the principal
matters which this DPD deals with.

The Regional Planning Guidance for the South West (RPG10)
published in September 2001 provides the regional strategy within
which local authority development plans are prepared.
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Under the new planning system this is being replaced by the
preparation of a new South West Regional Spatial Strategy (RSS)
looking forward to 2026. This will provide the context for the
preparation of future South Hams development plans. As an input to
the RSS, a number of Sub-Regional Studies have been carried out.
The findings of the Plymouth Sub-Regional Study were published for
consultation in 2005. The findings confirm the importance of the
provision of development within the South Hams part of the PUA,
including Sherford new community, to assist Plymouth's growth and
expansion as a PUA in the South West region up to 2026. The results
of this work have informed the preparation of the RSS which is being
published in June 2006 in its Submission form.

The RSS has particular significance as when adopted, it will replace
the Structure Plan and provide the new strategic context for the PUA.
The Submission version of the RSS increases the housing provision at
Sherford new community from 4,000 to 5,500 dwellings. Significantly,
however, it does not increase the allocation elsewhere in the South
Hams part of the PUA. For this area it maintains the existing
requirement for 500 dwellings with no increase to 2026. The RSS does
not make any specific employment land allocations to the South Hams;
therefore, the Council will continue to plan for the 80 hectares on
employment land required in the PUA by the Structure Plan. The RSS
to 2026 is beginning to provide a further degree of certainty in
developing the planning framework for the area.

South Hams Local Plan

4.8

The First Deposit South Hams Local Plan Review (January 2002)

proposed a new community at Sherford of 3,500 dwellings but it did not
include any other site specific allocations within the South Hams part of
the Plymouth Area of Economic Activity (the name given at that time to
the western part of the District but now replaced by the Plymouth PUA).

LDF Issues and Options

4.9

In October 2004 the Council prepared a document entitled “Town and
Village' (Area Action Plans/Site Specific Allocations: Issues, Options
and Preferred Options) as one of its first steps in the LDF process. This
contained a section on the South Hams part of the Plymouth PUA
which set out the strategic context and put forward a number of initial
site options for the provision of new housing and employment land. The
Council canvassed opinion on three possible site options which at that
time from the evidence available to the Council appeared the most
sustainable options for development. These options were Newnham,
Staddiscombe and Woolwell. Langage was identified as the principal
option for accommodating new employment land in this area.



4.10 Public opinion was gathered through the issues and options

consultation with each site receiving a similar level of support. The
level of support was Woolwell (81% of respondents), Newnham (78%),
Staddiscombe (68%) and Langage (77%). Comments received on this
document have helped shape the content of this DPD.

LDF Core Strategy

4.11 The Core Strategy is at Submission stage and its Examination is

5.

programmed for July 2006. This document contains the planning
vision and strategy for the district and the Urban Fringe DPD must
accord with it. The Core Strategy is available on the Council's website
(www.southhams.gov.uk). Policy CS3 of the Core Strategy allocates
approximately 450 dwellings to the PUA between 2001 and 2016 and
estimates a further 50 additional dwellings will be delivered on urban
capacity sites during this period. This is shown in Table 1 of the Core
Strategy and reflects the Structure Plan requirement for approximately
500 dwellings in this part of the PUA to 2016. The Core Strategy is not
site specific about the precise location of these dwellings. A thorough
and detailed assessment of alternatives is needed + a job the Plymouth
Urban Fringe DPD is required to do.

CROSS BOUNDARY ISSUES

Joint Working

5.1

5.2

The draft local plans prepared by South Hams and Plymouth in 2002
sought cross-border co-ordination of major developments inside and
outside the city, for example, in relation to major developments at
Sherford and Plymstock Quarry. Similarly, other smaller proposals to
be advanced on the Plymouth urban fringe should seek to deliver or
contribute to improved cross-border infrastructure, including transport,
recreational and social infrastructure, and support the creation of
sustainable communities.

Several joint studies have been commissioned within the sub-region.
These have demonstrated the commitment which exists between
public authorities and other bodies within the sub-region to securing a
strong and sustainable partnership approach to the issues, and have
included:

Housing Needs Studies - a Housing Needs Survey (1998) of
Plymouth and South Hams and an update to this survey (2002),
jointly commissioned by South Hams District Council, Plymouth City
Council and the Housing Corporation and carried out by Opinion
Research Services (ORS). A 2006 joint Housing Needs Survey is
currently being undertaken by South Hams District Council,
Plymouth City Council, West Devon Borough Council, Caradon

10
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District Council and the private sector and being carried out by
David Couttie Associates (DCA). The results are due in June 2006.

A Study into Planning for Quality of Life in a Sensitive Rural
Environment jointly commissioned by South Hams District Council
and the Countryside Agency and carried out by the Planning Co-
Operative (2002).

Plymouth Sub Regional Study + 2005. Recent work on potential
development site options undertaken by local authority partners in
the Plymouth Sub Region using Baker Associates. This forms an
input to the emerging Regional Spatial Strategy (RSS). Further
details on the results of this study are provided in Section 8 on Site
Selection Process.

This joint working is continuing and South Hams District Council and
Plymouth City Council are progressing work on LDFs in tandem. The
Sherford AAP produced by South Hams District Council and the North
Plymstock AAP produced by Plymouth City Council which also deals
with that part of Sherford within the city boundary demonstrate the
extent of this joint working. The Plymouth Urban Fringe DPD has also
been produced with the ongoing involvement of Plymouth City Council,
together with the involvement of other statutory bodies and
organisations in the area including Devon County Council, the
Environment Agency, the Highways Agency and South West Water.

Current Issues

5.4

Because the development proposals within the South Hams part of the
Plymouth PUA will be close or adjoining the boundary between South
Hams and Plymouth there are a number of issues including detailed
and ongoing infrastructure requirements for example, which need to be
resolved between Public Authorities including South Hams, Plymouth
City and Devon County Councils and other public service providers.
Joint working will continue and be fed into the next stage (Submission)
of the DPD which is due to be published in March 2007.

11



6. VISION
The Vision

6.1  The vision for the South Hams district is set out in the Core Strategy
which provides the spatial context for the LDF. All elements of the
vision are relevant to this document but of particular relevance in
developing the planning framework for the South Hams part of the PUA
are:

¥ Meeting communities' needs locally

% Securing sustainable development

¥ Prioritising developments for affordable homes and new jobs

% Protecting and enhancing the area's precious environmental
heritage

6.2 These aspirations can be translated to create a specific vision for the
PUA as follows:

The Vision for New Development in the South Hams part of the Plymouth
PUA:

To create high quality, distinctive sustainable development which meets the
joint needs of South Hams, Plymouth and the Plymouth Sub Region,
particularly for affordable housing and jobs, in a way that protects and
enhances the environment and is well related to the existing urban fabric.

6.3  Achievement of this vision will require close working and co-operation
with Plymouth City Council and other key organisations and agencies
which cover the area. Unlike Sherford new community, the scale of
new development planned elsewhere in the PUA is unlikely to support
significant new community facilities and services. Whilst it will be
expected to deliver essential affordable housing, employment
opportunities, improved public transport provision and some local
services, it will need to be located where it also has access to a full
range of existing facilities and is able to build a successful relationship
with Plymouth's urban fabric.

12



7.1

OBJECTIVES

The vision for new development is underpinned by a range of strategic
objectives contained in the Core Strategy. This section sets out those
objectives which are of particular importance to the planning framework
in the PUA and explains how the Urban Fringe DPD will help to
achieve these objectives.

Housing

7.2

SO1: Provide affordable housing to meet the needs of local
communities;

SO2: Through the provision of housing to help ensure that all residents
of the district have the opportunity of a decent home;

SO03: Secure high quality, locally distinctive, sustainable housing
developments;

SO4: Promote mixed use, mixed type, mixed tenure schemes; and
SO5: Provide for housing at the highest densities suitable for the site.

The Urban Fringe DPD addresses all of the strategic housing
objectives and will help to achieve them in a number of ways. It will
help meet the strategic requirements for housing in the PUA. It will
require 50% of new housing development to be affordable to meet the
needs of local people from within Plymouth and South Hams. Mixed
use development will be promoted, incorporating mixed type and mixed
tenure housing at the highest density suitable for the site and
exceeding the government's minimum target of 30 dwellings per
hectare. Development will be expected to be high quality, locally
distinctive and sustainable. It should also be an attractive, well
designed environment that promotes health and safety.

Economy

7.3

SO7: Provide for business growth and development, supporting
indigenous growth, growth sectors, and providing year round
sustainable, well-paid employment;

SO08: Secure high quality, locally distinctive, sustainable economic
development including tourism; and

SO9: Improve the district’'s economic infrastructure.

The DPD will help to achieve the strategic objectives for the economy
listed above. It will allocate new land for employment use which will
help business growth and development to aid self-sufficiency within the
Plymouth sub region. The emphasis will be very much on producing
high quality employment development, particularly as part of the large
scale expansion of Langage which includes the new Energy Centre.
The DPD aims to encourage a step change in the quality of
development in comparison to much previous employment
development in this area. The DPD will also assist in providing year
round employment.

13



Accessible Services

7.4

SO013: Retain existing and promote new local services, facilities and
amenities; and

SO14: Development that generates a high number of trips must be
located where it is accessible to sustainable transport.

The DPD will include a specific policy for Woolwell Local Centre to
protect the range of services and facilities that exist. Apart from at
Sherford, new development in the PUA is unlikely to provide significant
new community facilities; however, it will be required to contribute to
the enhancement of services and facilities that already exist. For
example, improvements will be required to pedestrian and cycleways,
public transport provision, recreation and open spaces. The
development will be expected to be located where it is accessible to
sustainable transport and, where provision does not currently exist, this
will be required from the development. Development should also
ensure there is access for all including those with disabilities.

Environment

7.5

7.6

S015: Conserve and enhance the quality of the district’'s countryside
and coastal landscapes;

S016: Conserve and enhance the district’s geological resource and
the diversity and abundance of wildlife habitats and species;

S017: Conserve and enhance the historic and archaeological
character and features of the district;

S018: Provide for recreational use and enjoyment of the district’s
towns, villages, countryside and coast;

S019: Achieve development which is of a high quality, respects its
location and is compatible with the sustainable management of land,
soil, air and water; and

S020: Promote development which will help to reduce the
consumption of fossil fuels and the emission of greenhouse gases.

The DPD will aim to ensure that development respects and responds to
the landscape and topography of the site and is compatible with the
sustainable management of land, soil and water. It will require
development to be environmentally sustainable through the
minimisation of non-renewable resource usage and maximise the
utilisation of renewable resources (including energy). It will also seek to
ensure that development minimises its demand for energy and water
and minimises waste and pollution. Development will be required to
conserve and enhance biodiversity, local historic and archaeological
features wherever possible.

The development proposals and policies contained in this DPD provide

the mechanisms for the delivery of these strategic objectives of the
South Hams LDF.

14



8.1

8.2

8.3

DEVELOPMENT PRINCIPLES

The form of housing and employment development proposed for the
Plymouth Urban Fringe has been guided by a set of principles centred
on the maximisation of social, economic and environmental
sustainability principles and design quality. Good design and layout of
new development is important to achieving quality of life, a sense of
place and a healthy and safe environment. This applies as much to
new employment development as it does to new housing development
and mixed use development.

The design of new development should respect the landscape
character and special features of the area. Developments should
incorporate scale, density, massing, height and materials compatible
with the locality and respect local distinctiveness. In respect of housing
developments, it is important that community facilities and services are
within convenient walking distance. It is also necessary that a distinct
urban/rural edge is created to discourage sprawl beyond the
development. This approach discourages previous trends of building
housing estates on the outskirts of towns that lack amenities and are
outside walkable neighbourhood boundaries.

The proposals for the South Hams part of the Plymouth PUA must
combine to ensure the delivery of high quality, sustainable, mixed used
urban extensions and high quality, sustainable employment land
proposals. They must have access to a range of facilities to help meet
the needs of their residents. It should also be recognised that many
higher order facilities will need to be assessed within Plymouth as the
urban extensions will not be large enough to support them. This
reinforces the importance of securing good public transport links.

Key Principles for Housing Development

8.4

The key principles for the design of new housing development in the
Plymouth Urban Fringe are as follows:

The development should contain all the daily needs of its community
within (a five minute) walking distance or a short public transport
journey.

It is compact and pedestrian friendly.

A variety of dwelling types, prices and tenures to accommodate a
mixed and balanced community.

The presence of cars is acknowledged and accommodated, but streets
are designed to avoid excessive speed, traffic volumes and air pollution
in order to protect pedestrians, cyclists and the mobility impaired.

15



8.5

The development should have access to a variety of open spaces.
Sustainable drainage for all surface water and foul drainage provision.

Principles for good community making should also incorporate the
following:

Walking, cycling and regular, clean, comfortable and efficient public
transport should be prioritised.

Residents and other stakeholders should be involved in the planning
and design process and in the future management of community
resources.

Valuable local ecology should be conserved and enhanced wherever
possible.

Strategies should be developed for the optimisation of energy
conservation, reduced energy demand, maximised generation of
energy and space heating from renewable sources on site or locally.

Public parks and other open spaces should be ecologically productive
and integrated to maximise recreational use, environmental learning,
civic involvement and community development opportunities. This
connects residents to each other and to the place in which they live,
reinforcing a sense of ‘place' and deepening their commitments to and
support of their community.

Key Principles for Employment Development

8.6

The key principles for the design of new employment development in
the Plymouth Urban Fringe are as follows:

The development should be at a scale, massing, height and materials
compatible with the locality.

Strategic landscaping should be provided to create a setting for the
development, providing a natural edge to development and help to
assimilate it into the surrounding countryside.

The development should incorporate open spaces and internal
landscaping.

A safe and convenient pedestrian, cycle and vehicular network linking
with destinations beyond the site.

Sustainable drainage for all surface water and foul drainage provision.

16



Affordable Housing

8.7

8.8

8.9

8.10

Housing proposed in the PUA including Sherford is largely geared
towards meeting the needs of the Plymouth area which cannot be
accommodated within the city boundary, but also to the needs
generated within South Hams itself. It is therefore crucial that the level
of affordable housing provided properly addresses the needs that gave
rise to it. Affordable housing in this context is defined as homes which
are intended to provide accommodation for local people within
Plymouth and South Hams who cannot afford to rent or buy homes on
the open market.

The level of affordable housing required within the PUA is informed by
the results of the 1998 joint housing needs study undertaken by South
Hams District Council, Plymouth City Council and the Housing
Corporation, the 2002 Housing Needs Study Update. The latest 2006
Plymouth Housing Market and Needs Study jointly commissioned by
Plymouth City, West Devon Borough, Caradon District and South
Hams District Councils. Based on the evidence in these studies, the
Council will require that at least 50% of the dwellings to be provided
should be affordable houses to meet local needs, of which about 15%
should be social rented and about 35% should be intermediate
affordable. The Council's LDF Core Strategy (Policy CS3) includes a
target of 225 affordable homes to be provided within the PUA outside
Sherford, up to 2016.

The Council will expect developers, Registered Social Landlords and
other organisations to work in partnership with the Council to secure
through planning conditions, agreements, or other mechanisms, that
affordable housing remains available to meet local need in the long
term. A mix of house types, tenures and sizes will be required to meet
local housing need, and to achieve a balanced community which
addresses issues of community cohesion, social inclusion, and
community safety.

All housing developments should at least meet a ‘very good' standard
at ‘eco-homes' level to reduce their running costs and contribute to
sustainability. Affordable units should be designed to be
indistinguishable from open market units.

17



9.1

9.2

SITE SELECTION PROCESS

The Council has considered a range of possible locations for housing
and employment development within the South Hams part of the
Plymouth PUA. In doing so, it has sought the informal views of a
number of key organisations including Devon County Council,
Plymouth City Council, the Environment Agency, South West Water
and the Highways Agency. A detailed comparison of a number of
potential development sites has been undertaken and these include
land put forward by landowners throughout the LDF process. The site
selection process has been predominantly guided by the sustainability
appraisal which considered all the options and accompanies this DPD
document.

The Council has undertaken a thorough assessment of all the
development options. It has looked at a number of sites around the
edge of the City and included areas within the search that have been
put forward by landowners but go beyond what could be considered as
the PUA. This was done to ensure that a robust and comprehensive
assessment was undertaken and in the interests of transparency.
Furthermore, in some cases the areas identified will accommodate
considerably more than the 450 dwellings required but these areas
have still been tested for the same reasons as above. The options that
have been considered are set out below (an indication is given in
brackets of the suggested primary uses) and their location is shown on
Plan 1.below.

Development site options (not in order of preference):

1. Tamerton + west of village (mixed uses)

2. Tamerton + area immediately east of village (housing)

3. Tamerton * wider area to east of village (housing)

4. Roborough * south of Roborough House (mixed uses)

5. Woolwell £ land adjacent Child Support Agency building (mixed
uses)

6. Woolwell £ land to the north of Woolwell (mixed uses)

7. Boringdon £ (mixed uses)

8. Newnham * south of West Park Hill (housing)

9. Newnham = north of West Park Hill (housing)

10. Langage * north of Holland Road (employment)

11. Langage - east of planned Energy Centre & Energy Park
(employment)

12. Langage * south of existing estate (employment)

13. Chittleburn £ (mixed uses)

14. South of Elburton £ (mixed uses)
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Site Assessment Criteria

9.3

9.4

10.

10.1

10.2

The Council has looked at the above housing and employment sites in
the Plymouth Urban Fringe DPD to establish their potential for
accommodating new development. The following criteria (which have
been produced in consultation with the Council's Sustainability
Appraisal Consultants) have been used to assess each alternative
development site:

Planning context

Physical & environmental constraints and opportunities
Landscape impact

Development capacity

Access to urban transport networks (including public transport
potential)

Access to strategic transport networks

Access to local employment and existing facilities
Availability for development

Economic viability

Contribution to sustainable development

~h ~h ~h —h ~—H ~h ~h ~h —h ~—H

Appendix 1 includes a matrix summarising the findings of the
assessment of the development options.

HOUSING PROVISION

A site at Staddiscombe on the southern edge of Plymouth within the
South Hams part of the PUA was subject to an outline planning
application for the development of 160 dwellings for which the Council
refused planning permission in June 2005. The site measures 3.95
hectares in size and abuts the administrative boundary of Plymouth
City Council. The applicant, George Wimpey Ltd, appealed against this
decision and an appeal hearing was held in March 2006. The appeal
was allowed and outline planning permission was granted for 160
dwellings, including 50% affordable. It is important to note that these
160 dwellings now count against the 500 dwellings required in the
PUA. The Council also estimates that another 50 dwellings are likely to
be accommodated within existing urban areas within the PUA (40 at
Darklake Farm, Woolwell and 10 on other sites within Woolwell and
Roborough), leaving a balance of 290 dwellings to be provided to meet
the strategic requirement.

Many of the development site options assessed by the Council were
previously considered as part of the preparatory work for the Devon
Structure Plan Examination in Public (EIP) in 2003. It is important to
note that this was in the context of accommodating a level of strategic
housing requirement higher than the 500 dwellings now being sought.
The results may not necessarily hold true for smaller scale
developments but are still of some relevance in guiding the process
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10.3

10.4

10.5

10.6

10.7

now being undertaken. The Joint Structure Plan Authorities' (JSPA)
assessment of alternative options focussed on a number of key
strategic criteria and represented a detailed comparison of specific
development alternatives. The key finding of this work showed that
Sherford was the most appropriate location for achieving sustainable
strategic development within the PUA % a finding endorsed in the EIP
Panel Report.

The study also looked at a number of sites on the edge of Plymouth.
To the north of the City the Tamerton and Woolwell areas were
considered. To the north east of Plympton, Boringdon and Newnham
were considered. To the east of the city, Lee Mill and the
Plympton/Plymstock (Sherford) area were considered.

Although it has to be stressed that this work was in the context of
finding a larger strategic site/s, the study concluded that the Tamerton
and Boringdon areas do not offer scope for achieving sustainable
strategic development and should not be identified as potential
locations for large scale development. Given their characteristics (their
peripheral nature, the scale of development possible and their
detachment from the existing urban area) a smaller scale of
development in these locations would not be appropriate or viable. The
EIP Panel confirmed these views.

At Newnham the study concluded that the location does not offer scope
for achieving sustainable large scale development. The EIP Panel
broadly confirmed that view but also suggested it was a matter for the
LDF to explore further.

At Woolwell, the study concluded that scope for major development is
severely constrained by its poor accessibility by car and public
transport. A limited amount of development could be accommodated in
this location but not on a strategic scale unless these access
constraints can be effectively overcome. The EIP Panel had a number
of criticisms of Woolwell as an area for strategic development although
again suggested the LDF process was the appropriate method for
exploring these further.

Recent work on potential development site options on the urban fringe
has also been undertaken by local authority partners in the Plymouth
area including South Hams District Council, as part of the work on the
Plymouth Sub-Regional Study. This work formed an input into the
current Regional Spatial Strategy process. The output of this joint work
was a report by Baker Associates consultancy entitled the Plymouth,
South West Devon and South East Cornwall Sustainable Growth
Distribution Study (March 2005). This study assessed a wide range of
development site options and amongst its conclusions was that the
Woolwell and Newnham areas in the South Hams part of the PUA both
had potential to accommodate modest urban extensions of up to 500
dwellings. The study also acknowledged that both areas had
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10.8

10.9

constraints. However, the general conclusion is of clear significance to
the Plymouth Urban Fringe DPD.

Thus, various studies have concluded that the main options for growth
within this area of search appear to be in the Woolwell and Newnham
areas. These areas have a clear potential for future growth.
Staddiscombe at a smaller scale has also long been considered an
option for development with clearly defined boundaries and potentially
a lesser impact than many of the other urban fringe sites considered.
The appeal decision confirmed the principle of development there on
the basis that it is squarely on the Plymouth fringe, self contained and
that its boundaries restrict the potential for further expansion of the site.

Taking information from the various studies described above together
with the results of the 2004 LDF Issues and Options stage consultation
work, information gathered from previous structure plan and local plan
consultation exercises and information provided by landowners, each
site was thoroughly assessed against the sustainability matrix at
Appendix 1. A brief comment is contained as to how each site performs
against each of the matrix criteria. What follows are the results of that
exercise with a description of those options that have been selected as
preferred options and the reasons why other options were not chosen.

Preferred Development Site Options

10.10

10.11

10.12

Woolwell — Land adjacent to the Child Support Agency building

The results of the site evaluation process show that land adjacent to
the Child Support Agency (CSA) building with planning permission for
employment use and within the existing Development Boundary at
Woolwell is the clear preferred option for development, not only at
Woolwell, but also within the PUA generally. The location of this site is
shown on Plan 1 (site 5).

The site adjacent to the CSA building is considered to be a highly
sustainable urban extension. Part of the site is within the administrative
boundary of Plymouth and as such is outside the control of the district
council and its LDF. However, the Council is working with Plymouth
City Council to develop a comprehensive mixed use scheme for the
whole site.

The part of the site within South Hams is most suited to primarily
residential use. It extends to 5.5 hectares, (including the area currently
covered by the CSA temporary car park - the precise future location for
which could be reassessed as part of a mixed use proposal for the
wider site), and could accommodate at least 250 - 275 dwellings at an
average density of 45 + 50 dwellings per hectare. At least 50% of these
dwellings are affordable.

22



10.13

10.14

10.15

10.16

10.17

The site accords with the search sequence set out in PPG3 and PPS3
and performs well as a sustainable urban extension. The principle of
development is already firmly established, albeit for employment rather
than residential use. As this employment use has not been taken up
over many years it has been reassessed for mixed use development in
line with government guidance and found to be well suited to such use.
It lies within the existing Development Boundary and has a minimal
landscape and visual impact. The site benefits from its close proximity
to Woolwell Local Centre and the Tesco superstore and associated
shops. The site also lies adjacent the Strategic Cycle Route network
that includes parts of the A386.

The main access to the site would be via Towerfield Drive which is
currently used to access the CSA building. There are traffic and
parking issues in the area surrounding the CSA building and these
could be addressed as part of the wider scheme involving land within
both South Hams and Plymouth. There would also be a limited impact
on the A386 which has capacity limitations. However, the principle of
development on this site has already been established and thus the
traffic generated by the site has to a degree already been taken into
account. Indeed, a mixed use proposal should actually reduce the need
to travel by placing housing adjacent to jobs and local services.

The area is well served by public transport and has clear potential to be
incorporated into existing public transport networks to help minimise
traffic generation. Pedestrian and cycle links between the site and the
Woolwell Local Centre will be required as well as linkages to the wider
pedestrian and cycle network.

The development would also be required to make an appropriate
financial contribution towards the provision of recreation facilities in the
area. There is an outstanding proposal for a playing field to the north of
the site which should be developed to provide a junior sports pitch and
changing facilities together with an informal amenity area on the
remainder of the site. The development will need to make an
appropriate financial contribution towards this. There is also need to
improve access to the Woolwell Community Resource Centre adjacent
to this site and the development will also need to make an appropriate
financial contribution to this improvement.

That part of the site within Plymouth will need to be brought forward
through the Plymouth LDF. To ensure cross border consistency the
Council has worked together with the City Council on this proposal.
The City Council are supportive of a mixed use scheme being brought
forward on this site and support the general principles for the site
outlined here.
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PROPOSAL 1

Mixed use development at Woolwell

A site of about 5.5 ha at Woolwell to the south of Roborough village
adjacent to the Child Support Agency building, as shown on Plan 2, is
proposed for residential development as part of a wider mixed use
development of a sustainable urban extension. Development must be
planned on a comprehensive basis in accordance with a Concept
Statement for the site approved by the Council and satisfy the
following:

(a) of the total number of dwellings provided on the site, 50% should be
affordable houses to meet local needs, of which about 15% should be
social rented and about 35% should be intermediate affordable;

(b) the housing development on the site should be at a medium to high
density and provide at least 250 dwellings;

(c) safe and convenient pedestrian, cycle and vehicular access to the
residential areas will be required, including vehicular links to Towerfield
Drive and a new footpath/cycle link from Woolwell estate to Roborough
village; and

(d) development will be required to include provision for:-

(i) protection of existing important hedgerows and trees;

(i) internal landscaping and public realm;

(iif) improved car parking arrangements associated with the Child
Support Agency building; and

(iv) sustainable drainage for all surfaces and surface water on the
site.

(e) development will be required to make an appropriate financial
contribution towards:

(i) the provision of a playing field and amenity area to the north of
the site including a junior sports pitch and changing facilities;

(i) improved access arrangements to the Woolwell Community
Resource Centre;

(i) the provision or improvements to play and youth facilities; and
(iv) the provision of education in the local centre and any needs for
physical, social or economic infrastructure arising from the
development.
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INSERT PLAN 2: PROPOSED MIXED USE DEVELOPMENT AT
WOLLWELL: CONCEPTUAL DIAGRAM
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10.18

Staddiscombe

The development of a 3.95 hectare site at Staddiscombe has recently
been allowed following a planning appeal as explained earlier in this
document. The site abuts the administrative boundary of Plymouth City
Council which runs along Staddiscombe Road on the northern
boundary of the site. The site has outline planning permission for
approximately 160 dwellings, including 50% affordable. These 160
dwellings within the PUA count against the 500 dwellings required in
the study. The location of the Staddiscombe site is shown in Plan 3
below.

Plan 3: Staddiscombe Site

INSERT MAP TO SHOW STADDISCOMBE SITE WITH PLANNING
PERMISSION

10.19

10.20

10.21

Urban Capacity Sites

A site at Darklake Farm within the Woolwell Development Boundary is
also the subject of a current planning application and is likely to be
released early in the plan period for residential development for
approximately 40 units. The Council has conservatively estimated that
a further 10 units will be generated within the PUA either at Woolwell,
Roborough or at other locations from currently unidentified urban
capacity sites. Thus at least 50 units are expected to be produced on
such sites within the plan period.

Summary

Table 1 below shows the Council's preferred strategy for meeting the
Devon Structure Plan housing allocation of approximately 500
dwellings required in the PUA. There is a considerable degree of
certainty in this strategy. Approximately 460 to 485 dwellings can be
generated early in the plan period to 2016 through this strategy as the
Staddiscombe and Woolwell sites identified in this document already
have the principle of development established and the site at Darklake
Farm already lies within the Woolwell DB.

The minor shortfall (15 + 40 units) when compared to the target of 500
is not considered significant enough to warrant the release of further
major sites in the PUA. When considered against the global figure of
14,500 for the whole PUA including Plymouth itself, or against the
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4,500 for the South Hams part of the PUA (which includes 4,000 at
Sherford) this figure represents a small percentage of the overall total
and is not sufficient to justify further land releases.

10.22 Promotion of an additional site or sites over and above those identified
would undermine the ability to deliver the new community at the rate
required. It would also be likely to undermine investment in the
regeneration of the city of Plymouth, which is the foundation of the
planning strategy for the Sub Region.

10.23 The government's requirement for a process of Plan, Monitor and
Manage (PMM) to be applied to all LDF documents aims to ensure
they are meeting their key objectives. Should PMM across the PUA as
a whole indicate the need to identify additional sites this could require a
review of this document. Any such review would be likely to bring
forward the site or sites which have performed best against the
sustainability assessment criteria. The following section makes
reference to this issue.

Table 1: Housing Proposals in the South Hams part of the Plymouth
PUA and Affordable Housing Targets to 2016

Location of new Approximate number Target number of
housing site of dwellings affordable homes
Woolwell 250 - 275 125 -138
Staddiscombe* 160 80

Urban capacity sites 50 25

Total 460 - 485 230 -243

* The site at Staddiscombe has already been granted outline planning
permission.

Alternative Site Options Considered

10.24 The findings of the assessment of housing development site options
indicate that some sites, such as Newnham, appear to offer some
potential for development should the need arise in the future, whilst
others are considered to be inappropriate options for development.
Some sites have been ruled out particularly on landscape, visual and
sustainability grounds, and because of their physical separation from
the main urban area of Plymouth. These include sites at Tamerton,
Boringdon, Roborough, Woolwell (site outside the Development
Boundary), Chittleburn and South of Elburton. Evidence gathered as
part of the assessment exercise and summarised at Appendix 1
demonstrates that these options perform poorly against the
assessment criteria. Plan 1 shows the location of these sites.
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10.25

10.26

10.27

10.28

Newnham

Newnham can be split into two distinct sites, land to the north of West
Park Hill (site 9) and land to the south of West Park Hill (site 8). The
Newnham area generally has a number of physical constraints
including the main railway line to the south of Tory Brook valley to the
west. Highways access to Newnham is difficult and would involve
existing residential roads, which would require considerable
improvements, particularly to railway bridges. There is scope for an
improved bus service although the road system is relatively poor.

Comparing the two sites at Newnham, the site to the south of West
Park Hill has a prominent ridge running east-west and steep sloping
land across the southern part of the site making it difficult to develop,
although the area could accommodate some development in
landscape character terms. The site to the north of West Park Hill lies
in an attractive valley which is in part an identified flood plain and
across which runs a high pressure gas pipeline. Towards the foot of
that valley is Old Newnham, which is a Grade | listed building, the
setting of which should be protected. To the east of the valley is
Hemerdon village which should be safeguarded.

On the basis of studies carried out over recent years as referred to
earlier, and recent assessments, the Council concludes that the
Newnham area offers less potential than the land adjacent to the CSA
building at Woolwell to accommodate new housing development in a
sustainable way. It does however acknowledge that there is some
development potential on land to the south of West Park Hill should the
need arise in the future. However, on the one hand landscape and
topographical constraints may limit the scope for development
whereas, on the other hand, it could only be achieved in a sustainable
manner if development were at a scale large enough to support local
services and facilities. At this time the Council believes, as stated
earlier, that this scale of development is not justified. Development in
this area would also require substantial improvements to public
transport provision and local road networks.

Woolwell (land to the north of Woolwell)

The site option adjacent to the CSA building inside the Development
Boundary emerged by some margin as the favoured site for
sustainable development through the site selection process. The
Council also considered a second site at Woolwell outside the
Development Boundary on part of Bickleigh Down located between
Woolwell and Roborough (site 6). It comprises a high plateau area,
with land falling away to Bickleigh Vale to the north and east. No
landscape designations would be directly affected although an Area of
Great Landscape Value is close to the site. However, this area is open
to panoramic views from the north and north east and any development
would be prominent from Dartmoor National Park.
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10.29

10.30

10.31

10.32

There is no clear logical visual limit to development in this vicinity nor is
there any distinct point of change of slope to act as a limit.
Consequently, the area does not have a clear defensible boundary,
which could lead to a substantial extension of development into the
open countryside. Whilst physically this site could accommodate large
scale development it would have a major visual impact and major traffic
impact on the A386. The site is not therefore considered appropriate
for development.

Roborough

The Council considered the development potential of the land to the
south of Roborough House (site 4). Visually this area is well contained
with extensive planting within and around the site. However,
development of the area immediately surrounding Roborough House
would have a detrimental impact on the building and its parkland
setting. Whilst in landscape terms, the site offers some development
potential, it is significantly detached from the existing built urban area
and isolated from facilities and services and is therefore not considered
a sustainable location for development. The site would also need to
feed onto the A386 which has capacity limitations. The scale of
development required is unlikely to generate the funding to provide
new facilities and overcome the accessibility problems referred to
above and therefore this site is not a preferred option.

Tamerton

The area at Tamerton to the north of Plymouth, including sites to the
east and west of Tamerton, is not recommended for any kind of
development. A substantial portion of the site to the west of Tamerton
village (site 1) has been designated as an Area of Outstanding Natural
Beauty (AONB). The area also offers poor access and development
would add to traffic pressure within Tamerton Foliot itself and on the
A386. The scale of development required is unlikely to support new
sustainable transport links into Plymouth. Local facilities and services
in the Tamerton area are also limited.

The two sites to the east of Tamerton (sites 2 & 3) are less constrained
by landscape designations than the site to the west of the village.
Development in this area, whilst visually contained from the north
would be a significant break into open countryside. Although this area
may have the scope to accommodate a small development in
landscape terms, it has the same access and community facility
constraints as the site to the west. The scale of the development
required is unlikely to support improved transport links and local
facilities and is thus not a preferred option.
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10.33

10.34

10.35

10.36

10.37

Boringdon

The Boringdon option consists of high ground, which is particularly
prominent from within the existing PUA and is physically detached from
the city (site 7). Access to this area is severely constrained and would
be extremely difficult to achieve effectively as a prominent ridge
unsuitable for development separates Boringdon from existing
development at Plympton. There are no facilities or services currently
existing within this area and the scale of development required is
unlikely to support the necessary infrastructure to deliver a sustainable
urban extension. The Boringdon area is therefore not proposed as a
preferred option.

Chittleburn

The Chittleburn area has been considered as part of the site selection
process associated with the Sherford new community (site 13). The
detailed suitability of this area for development was considered during
the Enquiry by Design (EbD) process led by the Prince's Foundation
for Architecture and the Built Environment. This process concluded that
the Chittleburn area was less appropriate for development compared to
the northern part of the Sherford valley. The Council has also assessed
the ability of this area to accommodate a smaller scale development.

In landscape terms the area is relatively contained with views into the
area from the west and high ground to the north, east and south. There
are also some current employment uses and other development in the
vicinity. However, the Council does not believe that this is sufficient
justification to promote further development in this location. It believes
that development in this area would effectively be freestanding and the
scale of development required would not support the necessary social
and physical infrastructure to deliver a sustainable form of
development.

South of Elburton

This site is close to Plymstock but it is not well related to the built urban
area (site 14). Development of this site would be visually intrusive,
particularly on the south facing slopes. On a similar basis to
Chittleburn, development at the scale required would not provide
enough benefits to deliver sustainable development. For these reasons
the site is not proposed as a preferred option.

Summary
The above is a brief summary of why the above options are not

considered appropriate for further development. The detailed findings
of the site assessment and its conclusions are set out in Appendix 1.
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11.

111

11.2

EMPLOYMENT PROVISION

The strategic context for employment land provision within the South
Hams part of the Plymouth PUA is set by the Devon Structure Plan and
the LDF Core Strategy. The Structure Plan states that 80 hectares of
employment land should be provided in this area during the period
2001-2016. Approximately half of this allocation has been developed
since 2001 or has been granted planning permission but has not yet
been developed. Thus 42 hectares of new employment land remain to
be provided. The Core Strategy distributes this allocation as set out in
Table 2 below. The Urban Fringe DPD will deal with the Langage and
Roborough allocations. The Sherford allocation is dealt with in the
Sherford Area Action Plan.

Table 2: Employment Land Provision in the South Hams Part of the
Plymouth PUA

Sherford New Community 18.0
Langage Employment Estate 20.0
Roborough 4.0
Total for the PUA 42.0

The same site evaluation process as described earlier in this document
has been used to assess employment land sites. A range of options
have been assessed against sustainability criteria and a matrix
produced. From this, the Council has established a number of clear
preferred options.

Preferred Development Site Options

11.3

11.4

Langage

The Devon Structure Plan identifies Langage as one of six Strategic
Employment Sites within the county. This site is capable of providing
the scope for significant inward investment as well as the needs of the
sub region and the rural South Hams which should include a range of
B1/B2 uses with some limited B8 alongside the existing proposals for
an Energy Centre and Energy Park. An additional 20 hectares of
employment land is to be provided at Langage.

In 1999 the Council considered proposals at Langage for the
construction of a 1,010 megawatt gas fired power station (known as the
Energy Centre) and an accompanying planning application for
approximately 50,000 square metres of employment floor space
(known as the Energy Park). The energy centre proposals involved
approximately 8 hectares of the proposed 25.5 hectare eastward
expansion to the existing Langage estate proposed in the 1996 local
plan.
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11.5

11.6

11.7

11.8

11.9

11.10

The Council resolved to raise no objection to the power station, subject
to a detailed planning agreement and a comprehensive range of
planning conditions covering visual impact, air quality, residential
amenity, transportation and economic issues. The package required
substantial landscape provision outside of the proposed development
area for mitigation purposes. Furthermore, a major financial
contribution was required to a trust fund for the establishment of wider
planting proposals across the area to provide screening for the
development in the longer term.

The Secretary of State for the Department of Trade and Industry
approved the Energy Centre, and the Council's conditions and
requirements for it, in November 2000. The Council concurrently
granted planning permission for the development of the Energy Park
comprising office, light industrial, general industrial and warehousing
uses.

The approval of the Energy Centre and Energy Park has set the
context for further growth at Langage based upon maximising the use
of new and upgraded infrastructure associated with the Energy Centre
proposals, and the levels of strategic landscape provision at this
location through earth mounding and planting on land outside of the
northern and eastern boundaries of the consented Energy Park.
Subsequently the Council proposed an additional 20 hectares of
employment land to the east of the Energy Centre and Energy Park in
the 2002 First Deposit South Hams Local Plan Review.

Recognising its potential for expansion, the Council has now re-
assessed the area allocated in the 2002 Deposit Local Plan Review
together with two other site options within the Langage area which are
shown on Plan 1, including:

) Land north of Holland Road (site 10)

i) Land east of the Energy Park (area covered by 2002 Deposit
Local Plan) (site 11)

1)) Land south of the Energy Park (site 12)

The Council initiated a stakeholder consultation process to consider the
development potential of the Langage area in early 2006. The aim of
this process was to produce a new masterplan for the site, to re-
examine the approved Energy Centre and Energy Park and establish
the preferred expansion area to accommodate the additional 20
hectares of required employment land. This process involved a number
of key stakeholders including Devon County Council, Plymouth City
Council, the South West Regional Development Agency, the
Environment Agency, the Highways Agency, Carlton Power and
Centrica.

The results of this work indicated that a further eastward expansion of
the planned Energy Park together with a smaller extension on land to
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11.11

11.12

11.13

11.14

11.15

the north of Holland Road are likely to be the most appropriate
locations for achieving sustainable development. This has been tested
using the sustainability matrix and the results confirm that this is the
most sustainable option.

Land to the east of the Energy Park is in close proximity to the
approved Energy Centre and Energy Park and is well situated to
capitalise on the upgraded infrastructure arising from these planned
developments. This is also the area of land proposed by the Council as
an extension to the Langage estate in the 2002 Local Plan Review.
Although some parts of the site are visible when viewed from the
south/southeast, they are largely hidden from the A38. There is
significant screening to the east by Devon hedgerows. The committed
Section 106 landscaping scheme to be delivered in association with the
energy centre provides a valuable design opportunity to help assimilate
new development into the landscape. Although the gradients of part of
this land constitute a limited constraint, the area has very clear
potential to be developed as a high quality employment park.

The area of land to the north of Holland Road and north of the ridge is
extremely visible and is considered inappropriate for development
purposes. However, land immediately to the north of Holland Road but
south of the ridge is less prominent to views within the surrounding
area and is well connected to Langage Energy Park. This area is also
considered appropriate for development with the ridge line acting as a
limit to any northern extension of the estate and substantial screen
planting containing the development.

Thus, land to the east of the existing estate as far as Voss Lane, and a
limited area of land to the north of Cornwood Road are the preferred
option for additional employment land at Langage. Those areas ruled
out are covered in the section entitled Alternative Site Options
Considered.

The principal aim for the proposed employment site must be its
contribution to the achievement of the Council's corporate priority CP2
* “to create the conditions for the creation and maintenance of quality
job opportunities”. Its development should also demonstrably contribute
to the economic well-being of the Plymouth sub-region and the wider
South Hams. The site should be developed so to encourage a high
quality, sustainable exemplar business environment.

To ensure a co-ordinated and integrated approach is achieved when
considering the development proposals on the Energy Park, a
conceptual Masterplan will be produced outlining the likely layout of the
development in its context to the Energy Centre, landscaping, its
facilities, and infrastructure. The Conceptual Diagram (Plan 4) is the
first stage of that process. The development will also require an
Environmental Impact Assessment (EIA) and Transport Assessment.
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11.16

11.17

11.18

11.19

11.20

The sensitive nature of the site must be fully respected so as to ensure
that its biodiversity is preserved and enhanced, whilst ensuring
development is sustainable, energy efficient, modern and built to a very
high quality. The development must incorporate a substantial, high
quality, on-site and off-site landscaping scheme.

The prime focus for this site should be the provision of Use Classes B1
(business) and B2 (general industrial) with more limited provision of B8
(storage and distribution) to facilitate a balanced employment base
across the wider Langage area. In the case of the Small and Medium
Sized Enterprises (SMEs) employment space, there should be a clear
focus on B1(a) (offices) uses which contribute to the local knowledge
economy which is considered environmentally friendly, Gross Value
Added (GVA) positive, and creates high-density, well-paid employment.
The SME employment space should provide a good quality
environment, flexible workspace, flexible terms, and ready access
business support; business / education links should be incorporated
(particularly with Plymouth based HFE institutions and the Science
Park developments) to improve generic skills development and to
provide the base of enterprise excellence.

The new community proposed at Sherford, south west of the A38 Deep
Lane junction, is in close proximity to Langage. The proposal includes
4,500 homes and approximately 18 hectares of employment land. Due
to their complimentary uses of employment and homes and close
proximity, it is essential to establish good linkage between Langage
and Sherford. Langage and Sherford will provide a range of job
opportunities, with Sherford primarily addressing the sub-regional and
local employment needs and Langage primarily fulfilling a wider
strategic role. However, the commitment to improving the opportunity
to provide well paid quality jobs will require some flexibility of role
between the two areas.

To improve the linkage between these two areas and to accommodate
increased traffic flows generated from the extended employment
estate, a new southern access link from east Langage to Deep Lane
junction is proposed. It is intended that a high quality public transport
corridor be extended from Plymouth, through Sherford to the Langage
employment estate via a new southern access. The southern access
will complete a wider public transport and cycle loop at Langage and
provide direct linkage to Deep Lane junction and Sherford. This new
access should be mitigated by strategic landscaping and provide a
parkland routing into the strategic site.

The proposal also includes the potential for the re-use of Lower
Langage Farm and its immediate vicinity to provide directly related
support facilities such as a public house and other low key ancillary
activities. These facilities should not attract custom from outside of the
wider Langage employment area. They are designed to encourage
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workers to stay on-site during the working day, thus providing a more
sustainable, self-contained working environment.

PROPOSAL 2

Employment provision at Langage

1.

A site of 20 hectares at Langage, to the east of the existing estate, as

shown on the Plan 4, is proposed for employment development for B1
(Business) uses and B2 (General Industrial) uses and B8 (Storage and
Distribution) uses. These uses should be split on the following basis:

- B1 (a) (offices) £ a minimum of 25% of development footprint.

- B1 (b & ¢) (research and development of products or processes and
light industry) and B2 (general industrial) £ a minimum of 30% of
development footprint.

- B8 (storage and distribution) £ a maximum of 25% of development
footprint.

Development must be planned on a comprehensive basis and in
accordance with:

(a) a Master Plan and supporting Development Brief approved by the
Council; and

(b) an agreed phasing programme
Development should include the following:

(i) a high quality of design in every element of the development;

(i) strategic landscaping to provide a setting for the development,
assimilating it into the surrounding countryside, providing shelter and a
natural edge to the development, including areas of community
woodland;

(i) internal landscaping including reinforcing and extending existing
planting within the site area,;

(iv) protection of existing important hedgerows, trees and features of
landscape or wildlife importance;

(v) a safe and convenient pedestrian, cycle and vehicular network linking
with destinations beyond the site, including a direct southern road link to
the A38 at Deep Lane;

(vi) appropriate contributions to the improvement to Deep Lane junction
on the A38;

(vii) a high standard of bus penetration and high quality bus services
within the site and to and from Plymouth City centre and major
employment, community, recreational and leisure destinations;
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(viii) sustainable drainage for all surface water and foul drainage
provision;

(ix) an archaeological assessment/evaluation of the site prior to the
commencement of any development and protection of any important
historic or archaeological features; and

(x) re-use of Lower Langage Farm and its immediate vicinity to provide
directly related support facilities.

Development will be subject to the conditions and agreements necessary
to secure the above.

Development will not be permitted on the 20 hectares at Langage
proposed for employment development to the east and north of the
existing Langage estate, until the infrastructure and other works required
for the Energy Centre and Energy Park to proceed are completed.

Within the Employment Policy Areas shown on Plan 4, changes of use
resulting in the loss of land or premises from employment use will not be
permitted.

A Development Boundary is proposed at Langage within which
employment development is acceptable in principle and is defined on
Plan 4.
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INSERT PLAN 4: LANGAGE EMPLOYMENT ESTATE AND CONCEPTUAL
DIAGRAM OF PROPOSED EMPLOYMENT DEVELOPMENT
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Roborough/Woolwell

11.21

11.22

11.23

11.24

Whilst new employment land in the PUA primarily needs to be
accommodated at Langage, there is also a need to provide for a further
4 hectares to be accommodated elsewhere within the Plymouth PUA.
The Council allocated 4 hectares of employment development as an
extension to the Broadley Park employment estate in the 1996 Adopted
Local Plan. This land has not yet been taken-up and remains available
for development.

In its site selection process, the Council has considered the
development potential of a number of sites in the Woolwell/Roborough
area, including the site which is currently allocated at Broadley Park.
The majority of the sites that were considered had a range of
constraints including landscape, visual impact, detachment from
existing urban areas and lack of access to local and strategic networks.
Many options were not considered to offer a sustainable solution as
explained below.

The Council concluded that its preferred option continues to be land to
the south-west of the Broadley Park estate. Although the site has not
yet been taken up the Council considers that it remains the most
appropriate location for further employment development in this vicinity
and can capitalise on the existing infrastructure already in place in this
location to serve development of this nature.

The southerly and westerly boundaries of the preferred site
immediately adjoining the existing estate will be formed by the existing
woodland and established hedgerows. A continuation of the
landscaping belt flanking the existing employment estate will be
required to the new site's northern and western boundaries to help
assimilate the development into the landscape. The site extends to 4
hectares and is proposed for B1 (Business) uses and B2 (General
Industrial) uses.

PROPOSAL 3

Employment provision at Broadley Park

A site of 4 hectares at Broadley Park is proposed for employment
development for B1 (Business) uses and B2 (General Industrial) uses.
Development must comply with a Concept Statement for the site
approved by the Council. In particular, a strategic landscaping belt as
indicated on Map X will be required as part of the development.
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Plan 5: Broadley Park Estate, Roborough and Conceptual Diagram of
proposed employment development

INSERT DIAGRAM OF PROPOSED DEVELOPMENT SCHEME AT
BROADLEY PARK ESTATE (UNCHANGED FROM 1996 ADOPTED LOCAL

PLAN)

Alternative Site Options Considered

11.25

11.26

11.27

11.28

Langage

The Council considered all of the land surrounding the existing estate
and planned Energy Centre and Energy Park. The site to the east and
a small area of land immediately to the north of Holland Road were
considered to be the most appropriate for development. It also
considered land to the south of the existing estate and planned Energy
Park. However, this land is highly visible from some views from the
south/south east. The valleys within this area are a significant
constraint to development and there is also a flood risk associated with
development in this area. In general, land to the south of the Energy
Park is very sensitive to development, contributing substantially to the
open, green character of strategic views eastwards from Deep Lane
Junction area towards Dartmoor National Park.

Roborough/Woolwell area

As explained in the Section on Housing Provision a number of areas
were considered and tested in the Roborough/Woolwell area for
housing and mixed use development but the site immediately adjoining
the Broadley Park estate was considered to be the most appropriate
area for employment development.

The area to the west of Tamerton village has been considered as a
location for mixed uses but has a high landscape and biodiversity
value, it is physically detached from existing residential areas of
Plymouth and there is little prospect of linking with existing urban
networks. It is considered an unsustainable location for development.

Two sites at Woolwell were considered in the assessment for mixed
uses and the site adjacent to the Child Support Agency (CSA) building
has been identified as a preferred option for accommodating mixed use
development as outlined above. The alternative option considered at
Woolwell, was the site outside of the development boundary. Whilst
this area is reasonably well related to Woolwell, it is not considered to
be an appropriate location for development due to a combination of
landscape and topographical limitations as summarised in Appendix 1.
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11.29

11.30

12.

12.1

12.2

12.3

12.4

12.5

This site is highly visible across a wide area and lacks any clear
defensible boundaries.

The area to the south of Roborough House and to the north of
Tamerton Road was also considered for mixed uses. It was concluded
that this site offered limited potential for development but it was not a
clearly sustainable location. Detached from the existing urban area of
Plymouth, Roborough and Woolwell, this site would have to be
accessed via the A386 which has capacity constraints. It was
concluded that the scale of development required would not support
necessary community facilities and, therefore, self-containment would
be extremely limited with residents travelling for most of their needs.

Further details on the assessment of all of the alternative site options is
shown in Appendix 1.

WOOLWELL AND ROBOROUGH

Woolwell is a major housing development located on the northern
fringe of Plymouth, mostly within the South Hams. The Devon Structure
Plan provided for 1,400 dwellings to be built there between 1981 and
1996 to help meet the needs of Plymouth City. Development started at
Woolwell in the early 1980s and finished in 1995. Woolwell is identified
in the LDF Core Strategy (Policy CS1) as a Local Centre as it is
recognised as having an important function in providing some services
and facilities for its surrounding area. The Council considers that Local
Centres, such as Woolwell, having a range of services and facilities
should be a focal point for modest scale development.

Woolwell has a primary school which has a capacity of approximately
400 places. Adjacent to the school, there is a medical centre, day
nursery and several retail units. A community resource centre has also
been built at Woolwell which is a valuable facility. The provision and
retention of community facilities is essential to the success and vitality
of the local centre at Woolwell and the DPD therefore seeks to ensure
that these sites are retained and safeguarded for community uses.

At the western edge of Woolwell, within the Plymouth City boundary, a
District Shopping Centre has been built, incorporating a major
supermarket and a range of small shops. These also help to provide for
the needs of Woolwell.

Roborough is located on the northern edge of Plymouth. The original
village comprises several terraces of estate cottages strung along the
former A386. This has been added to by more recent developments.

Roborough village has few community facilities. The pub lies at its

centre and a small Methodist Chapel at its edge. The Roborough
Recreation Hall, occupies a restricted site at the village's northern
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12.6

12.7

12.8

12.9

extremity. A Development Boundary was drawn around the village
within which development is normally acceptable and this boundary
was adopted in the 1996 local plan. Within the village only limited
scope for development exists.

Woolwell and Roborough are defined within the LDF Core Strategy
(Proposal CS2) as locations where a Development Boundary is
appropriate. The precise line of this Development Boundary is now
defined in this document for Woolwell and Roborough within which
development is acceptable in principle. The Council does not propose
to make any changes to the existing development boundaries as
defined in the adopted 1996 South Hams Local Plan. These were
based on a careful assessment of the character and setting of the
communities. The boundaries have been carefully re-examined and
remain valid. Employment Estates at Roborough are also defined
within the LDF Core Strategy (Proposal CS2) as locations where a
Development Boundary is appropriate. A similar re-assessment
exercise has been undertaken to these 1996 adopted local plan
boundaries to see whether they remain valid, as with the boundaries
for Woolwell and Roborough. A Development Boundary is defined
covering Roborough Employment Estates within which employment
development is acceptable in principle. The detailed criteria for
assessing whether proposals are acceptable within these Development
Boundaries will be contained within the Development Control Core
Policies DPD.

Existing employment estates in the Roborough area are protected in
order to help maintain a wide and stable economic base for the area.
Some employment sites are under pressure from other uses, therefore,
existing employment premises are safeguarded as the supply of new
employment land is limited.

Major landscaping, principally in the form of substantial tree belts, and
significant areas of open space have been required as part of the
development of Woolwell. These green spaces are integral to the
layout of the area and should be retained in order to maintain the
contribution they make to the amenity and visual character of the area.
Open space at Leat Walk in Roborough village is also protected in a
similar way in recognition of its amenity and visual value.

Alternative Options Considered

The Council has also considered alternative options for Woolwell and
Roborough. It considered the impact of not proposing development
boundaries and policies to protect the local centre at Woolwell,
employment areas and open spaces. It concluded that these policies
are consistent with sustainability criteria, are essential and provide an
important mechanism in sustaining these communities. In particular,
the policy protecting the local centre at Woolwell will help to maintain a
range of local facilities and services which may be lost to competing
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uses if they were not so protected. Development boundaries provide
the opportunity for small-scale development, including infill, conversion
and redevelopment and are a well established and well understood
policy tool. They are also effective for development control purposes.
Without these boundaries, development would be more restricted. The
open spaces and employment areas are also important to the
communities in providing recreational and work opportunities. Without
policies to protect these areas they too could be lost which would be
extremely detrimental to the sustainable function of these communities.

PROPOSAL 4

Development Boundaries at Woolwell, Roborough and Roborough
Employment Areas

Development Boundaries are proposed at Woolwell and Roborough
within which development is acceptable in principle. They are defined
on Plan 6. Development Boundaries are also proposed at Roborough
Employment areas within which employment development is
acceptable in principle are defined on Plan 6.

Woolwell Local Centre
Within the local centre site at Woolwell shown on Plan 6, development
will not be permitted which would harm the level of community facilities,
retail provision and other community related uses within this area.
Protection of Open Spaces at Roborough and Woolwell
The open spaces and tree belts at Roborough and Woolwell shown on

Plan 6, should be retained in order to maintain the contribution they
make to the amenity and visual character of the area.

Plan 6: Woolwell and Roborough Policies

INSERT MAP TO SHOW POLICY AREAS AT ROBOROUGH & WOOLWELL
(UNCHANGED FROM 1996 ADOPTED LOCAL PLAN)




13.

DELIVERY

Delivery Mechanisms

13.1

14.

The developers of sites proposed in the South Hams part of the PUA
will be expected to fund the infrastructure and facilities/services which
are directly required by the development. However, in order to ensure
the financial viability of schemes and to satisfy wider planning
requirements not wholly attributable to the schemes, the potential for
external funding should be maximised. For example, Deep Lane
Junction will need to be improved in order to accommodate Sherford
and employment development at Langage. Such comprehensive
improvements would place an unacceptable burden on either of these
schemes alone and therefore, both schemes will need to make
appropriate contributions. The relevant public authorities must also
consider additional sources of funding.

MONITORING

Targets and Measures

14.1

14.2

14.3

Review and monitoring is an important aspect of evidence based policy
making and it is a key factor of the Government's “plan, monitor and
manage” approach to the new planning system. An important aspect
of the new system is the flexibility to update components of the LDF to
reflect changing circumstances. The ability to produce various local
development documents will allow the Council to respond quickly to
changing priorities in the district. Monitoring will play a critical part in
identifying these and any review of the Plymouth Urban Fringe DPD
that may be required. Part of the test of soundness of the DPD will be
whether it includes clear mechanisms for implementation and
monitoring.

The Planning and Compulsory Purchase Act 2004 requires local
planning authorities to produce an Annual Monitoring Report (AMR)
every year and this will be the main mechanism for assessing the
DPD's performance and effects. The AMR must be based on the
annual period 1 April to 31 March and be submitted to the Secretary of
State no later than the end of the following December. AMRs are
required to assess the implementation of the Local Development
Scheme, and the extent to which policies in local development
documents are being successfully implemented. The Council produced
its first AMR under the new Act in December 2005 and it can be found
on the Council's website (www.southhams.gov.uk).

The Council will develop a means for monitoring the DPD that can
assess the extent to which the document is achieving its vision and
spatial objectives and establish the extent to which the strategic
objectives of the Core Strategy are being achieved and, where this is
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14.4

failing, explain why and set out what steps are to be taken to correct
this.

To measure the performance of the DPD, the Council will use the
objectives and related policies to guide the selection and measurement
of meaningful indicators and targets as a means of ensuring effective
policy implementation, monitoring and review. Targets and indicators

will be set for each policy/proposal to allow its direct effects to be
monitored.
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15.

SUSTAINABILITY APPRAISAL (SA)

Plymouth Urban Fringe SA Report

15.1

15.2

15.3

Local authorities are required to undertake a Sustainability Appraisal
(SA) during the preparation of local development documents. This is to
ensure that sustainable development is at the heart of decisions at
every stage of plan-making and is an integral part of the process. The
Plymouth Urban Fringe Preferred Options has been subject to an initial
SA to appraise the social, environmental and economic effects of the
DPD to ensure that it accords with sustainable development principles.
The SA incorporates the requirements of Strategic Environmental
Assessment (SEA) in accordance with European UK legislation. (EU
directive 2001/42/EC on the assessment of the effects of certain plans
and programmes and Environmental Assessment of Plans and
Programmes Regulations 2004 (S| No 16330) respectively).

The SA is an iterative, ongoing process and is integral to the
preparation of the DPD. It has helped to shape and guide the
preparation of this document. The methodology for assessing the
alternative development site options (see matrix at Appendix 1) is
based on national planning policy guidance and has been reviewed
and modified by the Council's SA consultants as part of the SA
process. The SA has also considered the effects of the emerging DPD
on the environment and other aspects for sustainability. The findings of
the SA were generally supportive of the content of the DPD and
recommended a number of technical changes which did not
fundamentally challenge the soundness of the document.

A Sustainability Report accompanies the Plymouth Urban Fringe DPD
Preferred Options document. This report sets out the findings of the SA
and is available for comment.

SA Monitoring

15.4

The performance of policies and objectives in the DPD should also be
monitored in terms of their performance against the objectives and
targets included in the sustainability appraisal to assess the DPD's
contribution towards sustainable development. This should be used to
determine whether policies and objectives need to be amended or
replaced if adverse effects are identified. The outcome of this
monitoring will be provided in the AMR.
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16.

CONSULTATION AND COMMUNITY INVOLVEMENT

Statement of Consultation and Involvement on the Plymouth Urban
Fringe DPD

16.1

16.2

The Urban Fringe DPD is required to meet the LDF Statement of
Community Involvement (SCI) requirements by undergoing a six-week
period of consultation from 30™ June to 11" August 2006 at Preferred
Options stage. Copies of the document will be sent to a wide variety of
organisations including the Government Office for the South West, the
South West Regional Assembly, adjoining local authorities, and Parish
and Town Councils.

Statutory organisations, and all community and interest groups detailed
in the SCI will be consulted and views sought. Opportunities will be
provided for organisations and individuals to view and discuss the
proposals with the Council. The DPD document will be publicly
advertised in local newspapers and through a press release. The
document will be made available on the Council's website, at the
Council offices and at libraries across the district and in libraries in the
eastern part of Plymouth.
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