
Awakening the West End
20 Projects in 20 Years

A vision for the regeneration of Plymouth’s West End



” 

The City Centre Company was established to prepare and submit 
proposals for the promotion of business, shopping, residential, cultural, 
entertainment, leisure and tourism activities within the City Centre. 

The City Centre Company; 

• Believes that a successful West End is critical to the health and  
 vitality of the City as a whole. 
• Recognises that the West End has a unique energy, but also has  
 particular negative associations.  
• Wants to reinvigorate and harness the strengths of the West  
 End.

Duncan Currall
Chairman of Plymouth
City Centre Company

November 2006
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Preface

Opening up the West End. LHC 
Urban Design has been commissioned by the Plymouth City Centre 
Company to identify opportunities that exist for the regeneration of 
the City Centre’s West End. The work is the first stage in a visioning 
process. Initially this will look at opening up the West End and later 
lead to a longer term strategy, a more detailed masterplan and project 
development briefs.

The City Centre Company has identified the need for this work so that 
the West End is better placed to respond to major changes happening 
in the City Centre. An important objective is to engender greater 
confidence about the future role and direction of the area so that there is 
clarity about its relationship with other parts of central Plymouth.

The West End has seen a declining level of footfall and retail business 
since the early 1990’s. It is anticipated that the opening of the Drake 
Circus shopping centre in autumn 2006 will further exacerbate 
this problem. There is widespread concern amongst the small and 
independent business community and other stakeholders about the long 
term future of the West End. 

The West End has assets, not least its strong community- this gives 
its great potential. Our vision seeks to harness the potential, respond 
to immediate threats and recommend a programme of short and long 
term projects set within a flexible framework that will awaken the West 
End.
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Abercrombie’s ‘Plan for Plymouth’.



A West End Story

The story of the West End is embedded with and inextricably influenced 
by the story of the post-war City Centre. This story began with the blitz 
of March 1941 which devastated the Victorian City Centre. In 1943 
Abercrombie’s ‘Plan for Plymouth’ was published. This formed the 
basis for a clean sweep approach to rebuilding. 

There have been a number of important milestones in the evolution of 
the West End. These have moulded the area we know today:

1943: Plan for Plymouth. A new zoned retail core in  a Beaux Arts grid. 
Accessed by traffic. Decision to keep Colin Campbell House. 

1947: Implementation of Plan commenced.
 
Late 1940’s/ early 1950’s: Laying out of main streets. Early West End 
buildings on Derry’s Cross. New George Street and Cornwall Street 
completed. Change of plans for Frankfort Gate- decision to introduce 
housing and a broader use mix. 

Mid 1950’s: Architectural ‘codes’ of ‘Plan for Plymouth’ varied. Brick 
buildings introduced. 

1956-1959: Plymouth Pannier Market developed in the heart of the 
West End. 

1960’s: Most of West End as we know it today developed. Architectural 
quality and scale generally less than envisaged in 1943 plan. Range of 
uses broader. Many small shops, cafes, restaurants and flats.
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The West End: 1. Raleigh Street  2. New George Street  3. Frankfort Gate  4. Market Avenue
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A West End Story

1970’s: West End’s role as neighbourhood centre and focus for 
independent trading and value retailing fully established.

1980’s: Western Approach Car Park and Pavilions developed. Theatre 
Royal completed. Armada Centre completed. 

Pedestrianisation of City Centre shopping area implemented. A safer 
less congested public realm created but vehicular access to the West 
End is reduced. 

1990’s: Public realm and street enhancement works to key parts of the 
West End. Improvements begin to highlight the Pannier Market as the 
heart of the West End. A role which had previously been neglected.

In 2004 the Mackay vision brought a strategic vision for change that 
highlighted the importance of connecting the West End to the wider 
City Centre and Millbay. It also identified Derry’s Cross as a location 
for a grand new civic space.

Our vision provides an opportunity to create a dynamic, dignified and 
very positive story for the future. 
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West End Roles 

The West End performs two key roles; as both a neighbourhood centre 
and as a strategic hub for City movement and activity. The West End is 
the interface between Stonehouse, Millbay and the wider City Centre. 
Increased economic activity associated with the regeneration of Millbay 
will make this role increasingly important in the future. As a result the 
West End will be pivotal to the regeneration of Plymouth as a whole.  It 
is essential that the regeneration of the West End takes account of these 
roles so that success can be measured in terms of the neighbourhood 
and the City.

The West End is principally characterised by its distinctive and specialist 
independent retail community. This is critical to the health and vitality 
of the City as a whole and contributes a unique energy. In spite of this 
however the overall impression of the area is associated with poor 
architecture, poor housing and a generally negative environmental 
image. 

Whilst independent retail provides the most activity, the West End has 
a number of quite different character areas which have separate and 
distinct atmospheres. The positive civic character of the area within the 
sphere of influence of the Theatre Royal is, for example, quite different 
to the negative characteristics of Colin Campbell Court and Western 
Approach. During the evening in particular, these areas fall within the 
sphere of influence of Union Street. Quite different again is Cornwall 
Street. This is characterised by a variety of shops, cafés and restaurants 
and the general hustle and bustle of street life. 
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Assets

The assets created by the independent retail sector in the West 
End generate a level of diversity and vitality rarely seen on today’s 
homogenous retail streets. The number and variety provide choice 
and generate a unique and responsive street life. They also form the 
backbone to a strong and established community.  

Cornwall Street and Frankfort Gate have good enclosure, continuity 
of facade and mature tree planting. In addition three of the West End’s 
larger buildings are important in their own right. The Theatre Royal 
gives a cultural aspect to the area; the Pannier Market a unique retail 
offer; and, Colin Campbell House is one of only two pre-war buildings 
which survived the Blitz and post-war rebuilding of the City Centre. 
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Problems

The West End is difficult to find and complicated to navigate. There is 
a lack of reference points for pedestrians; as a result it can be difficult 
to find your way around.  This is aggravated by routes which meander 
through semi-private service areas, over bridges and under subways. Too 
few connections make it hard for people to move easily and efficiently 
into and around the area.  

Car borne visitors are crucial to the success of local businesses and add 
to the vitality of the street particularly in the evening. Accessing the 
area by car is not easy.

The negative image of the area is created by poor quality architecture, 
poor signage and street clutter. The quality of the pedestrian environment 
is seriously impaired by the scale and impact of major roads. Western 
Approach has a particularly negative impact. 

Residential accommodation is limited and currently does not 
generate significant population levels. In many cases the residential 
accommodation above shops is of low quality and responds poorly to 
the streetscape.

The area has many inter-related socio-economic and environmental 
problems. These need to be addressed to secure the potential of the area 
into the future. 
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Potential

There is great potential to harness the existing qualities of the West End 
and to resolve existing problems through a programme of sustained and 
targeted investment. 

Critical to the success of such a strategy is to work with the existing 
retail and residential community in order to support the principal assets 
of the area and to create a series of development and environmental 
opportunities which will help to realise positive incremental change. 

In this way it is possible to realise the West End’s potential to: be an 
attractive gateway and pivot, spread the influence of the Theatre Royal, 
make the area more visible and accessible, introduce high quality 
living throughout the West End, improve the quality of streets, create 
outstanding new civic spaces, capitalise on the regeneration of Millbay, 
improve connections and linkages, break down barriers, introduce new 
civic functions, make more of the Pannier Market and Colin Campbell 
House, create better links to existing car parks, and to create a new City 
Centre community which is sustainable and adaptable in the future. 

Whilst playing its new role the West End will continue to service 
the needs of its adjacent residential communities. It will become the 
antithesis of a single use retail environment and an exemplar for City 
Centre living.
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Capturing the feeling of the place...



The Vision for the West End will be achieved through sustainable and 
identifiable change. 

2026. The West End is the cross roads of city life in Plymouth. 
It is famous as a great place to live, for its alternative shops, cultural 
quality, bars, restaurants, The Plymouth Produce Market, the Theatre 
Royal and as a sought after place to live. There are a wealth of places 
and activities to be discovered. Plymouth’s West End is characterised 
by a network of streets and plazas packed with independent niche 
shops, restaurants, the City Museum and art galleries. It is home to 
The Plymouth Symphony Orchestra. Integral to Plymouth’s cultural 
experience, the West End is recognised as a quality destination.

Discover the real Plymouth. Visit the West End while staying in near-
by Millbay, absorb the atmosphere of the West End and experience for 
yourself why ‘Westenders’ take their holiday at home!
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Framework

Change. We propose a framework for change to realise the 
full potential of the West End and to secure the delivery of the vision 
through a series of immediate, short, medium and long term interventions. 
These will vary in scale and be implemented as appropriate and when 
circumstances permit between 2006 and 2026. We propose 20 projects 
in 20 years.

The projects will create a different quality in the West End. They will 
generate confidence and momentum to encourage other opportunities. 
The projects are geared toward creating a dramatic shift in image which 
will spread throughout the area and alter the current economic role 
of the West End in the City. Crucial to the success of this strategy is 
marketing the right physical connections and linkages to ensure that the 
sphere of influence of key projects is widespread. 

Our 20 projects require greater examination and development. The 
‘immediate’ projects are important to the whole as they will demonstrate 
a clear commitment to change, and against a backdrop of a programme 
of projects for the future, will help to engender confidence in the area 
which is currently lacking. 

The large block structure of the City Centre prohibits easy north-south 
movement. The wide east-west boulevards, with relatively low rise 



development on both sides, create a poor microclimate. Pedestrian 
movement is restricted by the ring road’s infrastructure resulting in 
tortuous pedestrian connections. 

Sustainable, identifiable change requires: more north-south routes, 
optimised development opportunities, management of the mix of uses, 
improvements to the public realm, vehicular management, and the 
strengthening of existing assets. 

Promotion of city living, new public spaces and new opportunities for 
comparable retail will be supported by wider investment i.e. car parks, 
streets and spaces. 

The location of the West End within the City Centre and its proximity 
to Millbay should be exploited. Site specific investment will be used as 
leverage. The Theatre Royal, the Pannier Market, a major new public 
building and two new public spaces will provide the catalyst to underpin 
the new role of the area within Plymouth and the region. 
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20 Projects

1. Frankfort Gate: Opening the West End for Business
2. Cornwall Street
3. New George Street
4. New George Street/ Raleigh Street Junction
5. Street and Facade Cleaning
6. Market Way/ Western Approach Junction
7. Raleigh Street 
8. Colin Campbell Court
9. Derry’s Cross
10. Open Air Theatre 
11. New Retail Units
12. Market - Including Market Lane and Market Square
13. Mayflower West Car Park
14. Western Approach 
15. Harwell Court
16. Theatre Royal Extension
17. Special Architectural Project
18. A New Public Building
19. Toys ‘R’ Us (resolution of footprint reliant on Millbay Link)
20. Western Approach Car Park 

Full descriptions of the 20 projects can be found in the appendix at the end of 
the document. 
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Immediate Projects 
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Transport	

This	 section	 is	 intended	 to	 initiate	 a	 detailed	 stakeholder	 discussion	
focusing	 on	 how	 transport	 solutions	 can	 assist	 regeneration	 in	 the	
West	 End.	 Technically	 the	 ideas	 opposite	 are	 achievable	 and	 allow	
key	 environmental	 and	 economic	 gains	 to	 be	 made.	 However,	 any	
alteration	will	 in	due	course	need	to	be	fully	 tested.	This	 testing	will	
include gaining a greater understanding of how the proposals fit within 
the	City’s	transport	strategy.	This	will	need	to	be	undertaken	in	close	
liaison	with	the	Highway	Authority.

There	are	 four	main	 transportation	 issues	which	are	 important	 to	 the	
success	of	the	vision.	The	plan	demonstrates	that:

1.		Proposals	to	create	a	new	civic	space	at	Derry’s	Cross	are	achievable	
in	transportation	terms.	This	will	form	the	basis	of	a	new	civic	focus	
for	the	West	End.	

2.		It	will	be	possible	to	open	up	the	area	so	that	it	is	penetrated	more	
easily	by	cars.	Frankfort	Gate	will	provide	a	new	vehicular	entrance	
into	the	area,	adding	positively	to	its	vibrancy	and	vitality.	

3.		It	will	be	possible	to	create	a	more	seamless	relationship	between	
Western	 Approach	 car	 park	 and	 Colin	 Campbell	 Court.	 It	 also	
demonstrates	that	it	would	be	possible	to	create	a	much	improved	
public	realm.	

4.  That by subtly reconfiguring the landscape and highway design of 
New	 George	 Street,	 Cornwall	 Street	 and	 Market	Avenue,	 it	 will	
be	possible	 to	 improve	 the	quality	of	 the	 streetscape,	create	more	
opportunities for parking and allow freer movement of traffic.

Peter	Brett	Associates
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Phasing

Projects/ Year 0-18 months 0-5 years 5-10 years 10-20+ years

1. Frankfort Gate

2. Cornwall Street

3. New George Street

4. New George Street/ Raleigh Street Junction

5. Street and Facade Cleaning

6. Market Way/ Western Approach Junction

7. Raleigh Street 

8. Colin Campbell Court

9. Derry’s Cross

10. Open Air Theatre 

11. New Retail Units

12. Market - Including Market Lane and Market Square

13. Mayflower West Car Park

14. Western Approach 

15. Harwell Court

16. Theatre Royal Extension

17. Special Architectural Project

18. A New Public Building

19. Toys ‘R’ Us (resolution of footprint reliant on Millbay Link)

20. Western Approach Car Park 

Construction	Complete

The	phasing	diagram	above	highlights	the	potential	sequence	of	project	delivery.



MAZE	have	been	appointed	to	provide	an	overview	on	deliverability	
at	this	early	‘visioning	stage’	of	the	study.	As	a	company	of	chartered	
surveyors	 and	valuers	we	have	particular	 experience	 in	development	
consultancy,	and	have	a	very	good	working	knowledge	of	the	property	
market	in	Plymouth.

The	scope	of	the	study	is	limited	at	this	stage	by	the	lack	of	detailed	
information	on	existing	ownerships	and	tenancies,	which	will	be	needed	
in	due	course	 to	 fully	 analyse	 the	 commercial	viability	of	 individual	
projects.	To	 achieve	 success	 and	 certainty	 of	 deliverability	 they	will	
need to be either profitable in their own right or subsidized by public 
sector	funding.

The	existing	climate	to	begin	an	assessment	on	viability	for	the	West	
End	Vision	is	good,	following	a	period	of	strong	rental	growth	in	both	
commercial	and	retail	space	and	with	investment	yields	at	their	lowest	
levels	 for	decades.	The	 residential	 sector	also	 remains	 strong	despite	
a	dip	in	the	market	last	year,	and	the	concept	of	City	Centre	living	in	
Plymouth	is	now	well	established.

Judgment	 on	 deliverability	 will	 need	 to	 extend	 well	 beyond	 current	
market	 conditions	 as	 the	 extent	 of	 potential	 development	 proposals	
need	to	evolve	over	the	long	term	with	the	objective	of	gaining	some	
‘early	wins’	 from	within	 the	wider	 strategy.	We	have	provided	 some	
guidance	on	those	projects,	which	should	be	taken	forward	early,	as	they	
represent good ideas and have the best chance of being profitable and 
consequently deliverable. Longer term projects will also be influenced 
by	the	success	of	regeneration	initiatives	elsewhere	in	the	City	Centre	
and	Millbay.

Maze Consulting
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Financial	
Deliverability
The basis for selection will also be influenced by whether the Council 
owns	the	freeholds	and	if	there	are	limited	third	party	leasehold	interests	
to	 acquire	 with	 no	 serious	 demolition/site	 clearance	 costs.	 Many	 of	
the	projects	will	 require	 infrastructure	work	and	changes	 to	 the	 road	
system	to	create	the	land	for	development,	which	would	have	the	added	
advantage	of	improving	accessibility	and	the	perception	of	generating	
a	more	vibrant	place	to	live	and	work.	It	is	also	crucial	to	create	new	
footfall	to	support	and	regenerate	the	retail	climate.

The	area	around	Frankfort	Gate	and	the	Pannier	Market	is	a	key	target	
for	early	development	as	it	will	give	local	businesses	a	positive	message	
about	‘recreating	a	heart’	for	their	community.	However	it	will	involve	
the	acquisition	of	expensive	retail	investments	on	the	frontage,	which	in	
rental	terms	may	not	be	easily	reproduced	in	the	newly	created	Market	
Lane.	The	viability	would	be	assisted	by	a	much	higher	quality	offering	
within the revitalized Pannier Market.

To	 make	 these	 individual	 projects	 work	 there	 needs	 to	 be	 a	 series	
of	 value	 generators	 and	 inevitably	 cross	 subsidy	 between	 them.	The	
strongest	addition	of	value	is	the	introduction	of	new	housing	at	high	
levels	of	density.	There	will	be	an	absolute	need	to	deliver	high	quality	
design and specification whilst trying to maintain levels of affordability 
for	both	housing	and	commercial	space.	This	will	be	one	of	the	greatest	
challenges	and	will	necessitate	 the	Council’s	 full	 support	 in	 terms	of	
planning	conditions	and	the	acceptance	of	capital	value	created	being	
recycled	into	projects	needing	a	 level	of	‘gap	funding’.	Public	sector	



financial support to ‘kick start’ environmental change will be vitally 
important	to	the	success	of	the	strategy.
	
In	summary,	provided	the	design	evolution	is	supported	by	a	development	
viability	appraisal,	and	there	is	full	Council	commitment,	then	some	of	
the key projects could be delivered in the short term as identified in the 
phasing plan. The concept of change and inevitable financial investment 
in	the	area	should	help	subsequent	projects	become	fundable	as	the	end	
values	begin	to	increase	attracting	further	interest.

It	 is	 important	 that	 the	very	positive	 foundation	 laid	out	 through	 the	
vision	 is	 explored	 in	 more	 detail	 from	 an	 economic	 perspective.	 In	
order	 to	move	 the	 projects	 on,	 detailed	development	 appraisals	 need	
to	be	undertaken	 in	relation	 to	all	projects.	 In	addition	 investigations	
will	 need	 to	 be	 undertaken	 into	 the	 availability	 of	 public	 funding	 to	
secure	 the	crucial	 immediate	projects	 (those	around	the	market).	The	
appraisals	will	need	to	be	undertaken	in	the	context	of	wider	city	centre	
initiatives which will influence the economic picture in the West End.   

Maze Consulting
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Flexibility

Promoting a sustainable city requires a focus on its ability to maintain 
viability in the longer term. This is recognised by Government policy 
and is acknowledged in the principles of this document. 

In order for complex urban environments to be sustainable they must 
be robust enough to accommodate change over time. This requires 
flexibility to be built into the planned urban fabric.

Pragmatic and positive urban planning respects this requirement. The 
strategies identified in this document equip the vision with a flexible 
framework for growth and change in the: political, economic and social 
dynamic of the City.

Connections, robust block sizes and the planned relationship between land 
uses will ensure viability and economic integration with neighbouring 
areas of the City Centre and Millbay, thus ensuring sustainability. 

The framework accommodates projects that can be individually secured 
and developed. Projects can inform future development briefs enabling 
more detailed promotion through the Local Development Framework 
and, in particular the Area Action Plan process. 

Opposite: The proposed Colin Campbell Court by Horden Cherry Lee 
Architects within the wider vision for the West End. The vision can 
adapt to accommodate new schemes and changing circumstances as 
they come forward. 
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Selling
Regeneration 
This vision articulates the aspirations for change. It aims to illustrate the 
potential for and impact of change on the West End.

Transparency and understanding of the vision and of the processes 
of implementation will be critical to on-going success. Transparency 
and understanding will be achieved by different measures designed 
to engage and support all existing and future stakeholders. Continuity 
during implementation of the vision will require a degree of branding. 
This will enable progress to be charted and encourage stakeholders to 
remain engaged. 

Good branding is selective, with direct association to the product. It 
promotes the exclusivity of the product which is not diluted or associated 
with other products. Good branding does not alienate potential 
supporters; it has wide appeal and is appropriately dynamic and long 
serving. Developing a ‘brand’ for the West End should have these same 
objectives. It will be important that the West End is perceived as part of 
the wider City Centre offer.
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Next Steps

The process of regeneration needs to be kicked off in a positive 
manner, but will inevitably be a long process. Some of this process 
will be predictable, but on occasion speculative interventions will also 
influence change.

Long term steps need their own management framework and will 
consider aspects associated with: political change, wider economic 
fluctuation, regional and local initiatives, funding opportunities etc. 

Forward planning associated with the management of these other 
influencing factors are the backbone for successful implementation 
of any urban design vision. Partnership between both the vision and 
the strategic drivers is critical. Partnership can be assisted by key 
personalities spear-heading change and policy direction in both camps.

As part of the adoption of the Framework it is important that there is 
support for key principles from the community and other stakeholders. 
This will provide investors with the confidence that the Vision will be 
sustained and supported over the next 20 years.

The principles outlined in this document require integration into the 
Local Development Framework and more specifically the City Centre 
Development Study and Area Action Plan for the City Centre. Delivery 
will require greater focus, achieved through project briefs, phased to 
respond to the anticipated and promoted timeline for change.
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Full Project 
Descriptions
Immediate Projects
Opening the West End for business

Immediate projects have been selected to instill an instant impact upon 
the fortunes of the West End and to capture the spirit of the Vision.  The 
projects can be achieved within 18 months. Their purpose is to open up 
the West End and to make it more visible within the City Centre and 
easier to get to.  The Immediate Projects seek to make it easier to drive 
to and park in the West End.  They also seek to enhance the quality of 
the environment as a precursor to projects of a bigger scale.

An important focus of the West End Vision is to create more of the 
independent trading community which currently underpins the character 
of the area.  The Immediate Projects seek to assist in supporting and 
creating a new confidence for businesses in the West End. This is 
the exciting beginning - instantly making a difference and showing a 
positive way forward. The projects are designed so that they may be 
implemented at varying levels of intervention to suit the availability of 
funding. 

1. Frankfort Gate - a new gateway entrance to the West End

This project should be targeted as an early objective – it is concerned 
with opening the area up for business.  To respond to the identified 
problem that the West End is a hidden and under realized asset - it 
is proposed to create a new vehicular access point into the area from 
Western Approach and through Frankfort Gate.  This would enable cars 



to enter the area at slow speeds and to park outside of shops on Frankfort 
Gate for short stays. The effect would be to make the West End more 
visible, more vibrant and easier to get to.  It would also allow cars to 
penetrate further into the area. This would be a particular advantage 
during the evening.

The project should include associated environmental improvements to 
create a dynamic impression at the entrance into the area.  This should 
involve the removal of the existing footbridge over Western Approach 
which currently dominates the Frankfort Gate space.  This would be 
replaced by a new surface crossing.  It should also involve a new public 
realm to complement the mature street trees which are important to the 
visual quality of the open space.

2. Cornwall Street - building on the asset

Cornwall Street has certain attributes which in our opinion make it one 
of the most attractive streets in the City Centre.  In many ways the street 
represents what is best about the West End.  A vibrant and colourful 
mix of generally small independent businesses including a variety of 
cafes, shops and restaurants, homes, an attractive avenue of trees and a 
high street vitality and dynamism, assisted by the presence of cars, all 
contribute positively to the success of the street.

There is an opportunity to reinforce these attributes by improving the 
design of the streetscape and by introducing more short stay car parking 
spaces where opportunities exist to do so around the Pannier Market.  
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Associated public realm proposals should be simple and clean and 
should utilize good quality long lasting materials.  Making it easy for 
people to park and shop underpins the future of the area.

An opportunity exists to allow cars to move from west to east along 
Cornwall Street across Armada Way.  This would create a joining up 
of the East End and West End of the City Centre.  More specifically it 
would permit traffic to penetrate into the heart of the City Centre during 
the evening contributing to a new life and vitality and introducing much 
needed eyes on the street.

3. New George Street – improving access and quality

As part of the wider strategic traffic calming and circulation strategy 
there is an opportunity to reorder the street design in order to allow 
service vehicles to penetrate further into New George Street and to enter 
Courtney Street from the north.  This would allow for the landscaping 
of the street to be simplified so that it is complementary with project 2.  
The proposal would create a more rigid structure to the landscape and 
would introduce more opportunities for tree planting.  The proposal 
opens the opportunity for general traffic to penetrate further into the 
City Centre during the evening.

Full Project 
Descriptions



4. New George Street/ Raleigh Street Junction
     – improving the public realm

Roads and junctions currently dominate the street here. As a result 
opportunities to provide on street car parking and an environment 
which is pedestrian friendly are not realized.  The existing junction 
can be rationalized to provide a better streetscape which works more 
positively for the West End.  The space is currently occupied by two 
lanes and an island, high kerbs and no place for delivery vans to unload; 
its performance can be improved for pedestrians and vehicles alike.

This project involves the creation of a shared surface street within 
which the junction and road are designed as tightly as possible to limit 
traffic speeds.  This would create a new and different quality of open 
space that introduces pedestrian priority but maintains traffic access and 
servicing which are so crucial in supporting local businesses.  Integral 
to the scheme should be additional street car parking.  The proposal can 
be implemented at different scales and has the potential to introduce a 
new quality to the public realm at an important gateway into the West 
End.

5. Decluttering and Street and Facade Cleaning 

This is an important aspect of the on going management and maintenance 
of the area.  Ensuring that streets and facades are clean and that fly 
posting, graffiti and damage to the public realm is kept in check are 
crucial to sustaining confidence and building a positive image for now 
and into the future.  
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0 - 5 Years 
Building an image of quality and changing perceptions

Projects identified for the short term have been identified to reinforce the 
positive beginning made by the Immediate Projects.  The projects seek 
to further open up the West End for business through more measures 
to improve visibility and accessibility. There are three key projects 
identified for the short term which aim to instigate a new quality and a 
new image.  The projects support the role of the West End as a pivotal 
destination within central Plymouth.  Proposals seek to build upon the 
positive character associated with the area about the Theatre Royal 
and are mindful of proposals for the restructuring of Millbay.  Projects 
for Colin Campbell Court, the Pannier Market and Derry’s Cross will 
be important in establishing a new image for the West End.  They are 
important in establishing the right environment for projects identified 
for implementation later in the 20 year period of change to succeed.   

6.  Market Way/ Western Approach Junction – open up for business to 
the north

An opportunity exists to further open the West End up to the wider 
City Centre.  This proposal would introduce a new vehicular access to 
the West End from Western Approach to build upon the new visibility 
of the area created within the first 18 months.  The new access would 
open Market Way to Western Approach and is an important proposal in 
relation to the new ’Market Lane’ which would establish a new north 
– south route through the area.
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7. Raleigh Street – an improved entrance from the south 

Raleigh Street is an important entrance into the West End.  This proposal 
seeks to improve the quality of the street and to introduce a better 
connection between Derry’s Cross and the Pannier Market.  The proposal 
would involve removal of the central reservation and barrier, narrowing 
of carriageway, new street tree planting and the reconfiguration of the 
existing taxi rank arranged on either side of the street.

8. Colin Campbell Court

The Colin Campbell Court area at present creates a very negative 
image for the West End.  There is an opportunity to turn this around 
and to make a very positive contribution to the quality and perception 
of the area.  Our proposal is that the area is characterized by quality 
architecture, cafes, restaurants, art, quality City Centre living, a tight 
grain of streets, and high quality niche retail.  In our proposal the area 
becomes an environment which associates itself with and complements 
the Theatre Royal, the new public space at Derry’s Cross, the new market 
and which has a seamless relationship with proposals for Millbay.  

The retention of Colin Campbell House in the heart of the area is an 
important component of the project providing much needed continuity 
and a pre-war reference point during a time of significant change.  
Buildings would generally be of about 5 to 6 storeys in the context of 
a vibrant street scene.  Ultimately new links would be made to the area 
from Derry’s Cross and Union Street.
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Buildings should be capable of adaptation and should be sustainable 
in this respect so that they may be flexible to the changing land use 
demands of the city over time.  In this respect Colin Campbell Court 
could set the standard for mixed use development in Plymouth City 
Centre for the future.  It might become the antithesis of the single use 
centre that evolved out of the Plan for Plymouth 1943 and much more 
about the dynamic centre envisaged in the Vision for Plymouth 2003.  

Planning consent has recently been approved for a mixed use 
development on Colin Campbell Court.  Our proposal does not seek to 
compete with this project but rather to express an alternative approach 
should the proposals which are currently being considered not be 
developed.

9. Derry’s Cross/ 10. Open Air Theatre/ 11. New Retail Units – a grand 
public space

This project proposes a grand new public space for Plymouth to 
celebrate the West End and to create a new focus.  The project builds 
on the suggestion to do this in David Mackay’s Vision for Plymouth 
and seeks to give purpose to a space which is currently under utilized.  
The project involves realignment of the existing carriageway in order 
to give the space back to the citizens.  Vehicle access to the heart of the 
West End is maintained. 

There is potential to enliven the space through the introduction of retail 
pavilions on the southern side.  This will also assist in its delivery.  The 
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space has the potential to embrace the Theatre Royal and become an 
important hub within the City Centre.  Open air plays may be possible 
in the future.  The space might become the entrance to a major new 
public building for Plymouth.

This project has the potential to make a huge difference to the fortunes 
of the West End.  To succeed it requires the commitment of public 
funds.  Experience from other British cities illustrates that investment 
in the public realm can assist in reshaping the image of a place and be a 
major catalyst for private investment into the regeneration of an area.

12. Pannier Market - Including Market Lane and Market Square

The Pannier Market is the only listed building within the City Centre 
triangle.  It is an under utilized asset of the City Centre and the West 
End.  This project seeks to revive the fortunes of the Market and turn 
it into a high quality destination within the city.  A key objective is to 
create many associated advantages for the wider area. 

The project seeks to create a new high quality ‘European’ style market 
offer which might be associated with the very best in West Country 
produce and crafts.  This would be achieved through introducing a new 
quality of product and private management of the facility.  It would also 
involve remodelling of the inside and outside of the building to achieve 
a quite different setting.
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The project would involve stripping away the retail units on the south 
side of the market and the introduction of a new glass wall which 
would make the inside of the market building much more visible from 
the outside.  It would also create the space to achieve a new market 
square.  Buildings opposite the new south elevation of the market may 
be redeveloped in the future. This could create an improved setting and 
scale to the space.  Cars should be able to drive through the market 
square but the design of the street should give priority to pedestrians.  
Cars might park in the square when it is not being used by the market 
or for events.

The project also involves the creation of Market Lane.  The proposal 
is to punch a new route from north to south from Cornwall Street to 
New George Street.  This is an important part of opening the West End 
up and making it easier to navigate through. The route would be lined 
by new high quality niche retail outlets which would seek to support 
the retail offer in new market and provide an alternative entrance to it.  
New residential accommodation would be built in association with the 
retail units.  Market Lane provides an opportunity to create a quite new 
shopping environment for the City Centre.

5 -10 Years 
Consolidating the new image and building upon a new quality

Projects developed within this period are important as they will 
sustain the momentum created by earlier projects. In some respects 
the earlier projects and the associated step change in quality that they 
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will engender in the West End are important to the success of these 
projects.  Nevertheless, cities and their economies are by their nature 
dynamic places and some projects identified within this period may be 
deliverable earlier within the 20 year period of change.  The projects 
seek to consolidate and reinforce the underlying and evolving quality 
image of the area.

13. Mayflower West Car Park

The Mayflower West multi storey car park is coming to the end of its 
life as a structure.  The need for a car park of the same scale in the same 
location is currently being reviewed by Plymouth City Council against 
a broader strategy for car parking in central Plymouth.  There is an 
opportunity to reduce the large scale of the block and create a new north 
south link which would further open up the area.

Redevelopment provides an opportunity for new residential development 
and new retail units.  If it is determined that new car parking should be 
provided, it should be within smaller blocks which are easier to manage 
and to make safe and secure.  The creation of tall residential blocks 
may introduce a better opportunity for quality city living by improved 
aspect. They may also help to mark the City Centre from other areas.

14. Western Approach - a new public realm

Western Approach is currently a significant barrier to pedestrian 
movements from Stonehouse into the West End.  It also creates a harsh 
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and negative first impression of the area. Realignment and alterations 
to carriageway and central reservation and the creation of a new high 
quality public realm on Western Approach would help to enhance the 
quality of the street and to create a more humane environment which 
is not dominated by the highway.  New structural street tree planting 
would form an important and integral part of the project.  The project 
should be developed so that it is designed in mind of proposals for the 
new boulevard to Millbay.

15. Harwell Court – improving the environment

There is an opportunity to make better use of land at Harwell Court.  
Opportunities should be explored to improve the quality of the 
environment for residents as well as the public face of the area to the 
wider City Centre. 

The scale of this project should be explored with Plymouth City Council’s 
Housing Service and with residents of Harwell Court and the wider 
residential area within the West End.  It is important that any change is 
developed in close liaison with the established residential community 
in the area and with West End traders.  The existing residential and 
business communities are an important asset of the West End and it is 
important to maintain continuity and balance during times of change.

16. Theatre Royal – a new face to Derry’s Cross

This project would involve the development of a new building adjacent 
to the west and currently blank façade of the Theatre Royal.  This would 
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create a more lived in frontage to the new public space and might form 
an extension of the existing Theatre Royal building.  The building might 
be a dynamic and light weight pavilion structure which would help to 
bring the grand new space to life.

17. Special Architectural Project

In order to further enliven the new public space at Derry’s Cross a 
new building to house the South West Architecture Centre might be 
considered within the space.  The Centre may also be considered as a 
component of project 16 above.  

18. A New Public Building –Derry’s Cross

This project proposes a major new public building for the West End 
which taken together with the Theatre Royal, the new market, the grand 
new public space and other quality initiatives, would reinforce a new 
mixed use and cultural identity for the area.  It would also enhance 
the strength and purpose of the new public space which would be the 
entrance for two important public buildings in the City Centre. The 
West End as a result has the potential to be a significant destination 
within Plymouth.

The importance of this project is to reinforce the pulling power and 
sense of place and destination that the West End has.  Importantly it is 
also about ensuring that the West End is able to properly perform its 
pivotal role within central Plymouth between Millbay, Stonehouse and 
the City Centre.  
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The public building might be a new Museum, Art Gallery and/ or Library. 
The project proposes that the building would occupy an extended Colin 
Campbell House and would have an entrance onto the new streets 
of Campbell Square and onto the new public space at Derry’s Cross.  
This would enable pedestrians to move between the new space and the 
Campbell Square area creating a positive relationship between the two 
areas and encouraging the ambience of each to impact upon the other.

10 -20+ Years
Longer term opportunities

These projects are unlikely to be economically viable in the near future 
but would become more realistic in time as other changes within the 
West End and Millbay alter the economic profile of the area. Given the 
negative impact upon the area of the existing buildings it is important 
that long term options for change are explored. 

19. Toys ‘R’ Us

This project would involve the demolition of the existing Toys’R’Us 
glazed conservatory building and the construction of a new mixed use 
development, including, a new residential tower which would mark the 
entrance to the City Centre from the west.

The project in the form indicated in the Vision is reliant upon the 
implementation of the new boulevard connecting Millbay to the City 
Centre. 
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20. Western Approach Car Park

This project proposes the demolition of the remainder of the Toys ‘R’Us 
building including the multi storey car park. It proposes the creation 
of a new route between Western Approach and Rendle Street and the 
development of two new mixed use blocks comprising new car parks 
if appropriate.
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Transport

There are three main areas of the road network to be examined in order 
to assist the regeneration of Plymouth’s West End. Together they in-
crease activity, permeability and help to create a positive public realm 
as well as providing increased on street car parking and better access for 
delivery and refuse vehicles. The 3 areas are:

• Derry’s Cross
• Frankfort Gate/ Market Avenue/ Cornwall Street network
• Western Approach

Derry’s Cross
In basic terms, whilst the highway at Derry’s Cross appears to be a 
roundabout, due to its geometric layout it does not operate as such. The 
green space at its centre is attractive but is severed from the surrounding 
public realm by the carriageway with no crossings. It provides a green 
backdrop but little further positive contribution.

The proposed solution removes the gyratory, dividing the central green 
area in two. This creates a simple highway layout with conventional 
junctions between the secondary routes and Union Street/ Royal Pa-
rade. As a result two large areas of public realm are generated on either 
side of the new Derry’s Cross highway. There is potential for new retail/ 
café units on the southern side.

The secondary road on the south eastern side has been narrowed and 
will become part of a shared surface to provide a new public space 
adjacent to the Theatre Royal. A Taxi rank facility has been provided to 
serve the Theatre. 



A link has also been provided along the south western side to provide 
limited access to the new commercial units which would front onto the 
new space. It is envisaged that due to the restricted traffic in this area 
that this would not resemble a typical highway.

Raleigh Street would be extended to meet the new carriageway. The 
taxi rank has been relocated towards the southern end of Raleigh Street. 
This reflects the existing taxi lay-by and incorporates an enhanced turn-
ing area.

Frankfort Gate/ Market Avenue/ Cornwall Street network
The proposals for Frankfort Gate open the street to all traffic, improving 
permeability and ensuring usage during the evenings. The pedestrian 
over bridge has been replaced with an enhanced at-grade facility. This 
facilitates a clear visual link to the residential area immediately to the 
east of the junction. It also provides a clear view of the main entrance 
of the Pannier Market.  The streets would be shared surface with an 
emphasis on the pedestrian environment but would have full vehicular 
access through a controlled one-way system.

Western Approach
The carriage width has been reduced to a single lane. Capacity at junc-
tions has been maintained with multiple lanes for filtered movement at 
junctions. Combined with a wider and landscaped median strip the road 
would no longer have a dual carriageway character, this would assist in 
lowering speeds. Bus lanes have been incorporated with extra width to 
provide for cyclists.
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Indicative
Schedule
Block	 	 Use	 	 	 	 Area	(m2/no.)

A	 	 Retail/	Commercial	 	 2600m2

	 	 Residential	 	 	 65
	 	 Parking		 	 	 590
B	 	 Retail/	Commercial	 	 7000m2

	 	 Residential	 	 	 140
	 	 Parking		 	 	 490
C	 	 Residential	 	 	 55
D	 	 Retail/	Commercial	 	 3000m2

	 	 Residential	 	 	 150	
E	 	 Retail/	Commercial	 	 5400m2

	 	 Residential	 	 	 240
	 	 Public	Use	 	 	 1300
F	 	 Retail/	Commercial	 	 2300m2

	 	 Residential	 	 	 35
G	 	 Retail/	Commercial	 	 1000m2

	 	 Residential	 	 	 70
	 	 Parking		 	 	 300
H	 	 Retail/	Commercial	 	 1800m2

	 	 Residential	 	 	 100
	 	 Parking		 	 	 210
I	 	 Retail/	Commercial	 	 350m2

	 	 Theatre	Extension	 	 n/a

Total	 	 Retail/	Commercial	 	 23450m2

	 	 Residential	 	 	 855
	 	 Parking		 	 	 1590
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