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Issue to be Examined 
1. The Inspector has identified the following issue to be examined:   

“Is SH3 correctly defined, and what are the implications of development 
for the historic environment and townscape enhancement?” 

 
Summary of Key Points 
2. The Council considers that the submitted Sutton Harbour Area Action Plan 

is sound.  It does not believe that any of the comments made in the 
representations regarding Proposal SH3, and summarised in the grey 
boxes below, bring into question the soundness of the AAP.  The Council 
believes Proposal SH3 is correctly defined and is sensitive with regards to 
the conservation and enhancement of the historic environment.  The 
Council believes that Proposal SH3 would create a significant 
improvement of this key townscape corner by restoring important street 
frontages lost during World War II.  The Council considers that SH3 would 
also deliver significant community benefits including more employment 
opportunities, better public access to the quayside and an enhanced 
Bretonside local centre to improve the sustainability of this fast-growing 
neighbourhood. 

 
3. Nevertheless, in the interests of improving the Plan, some potential 

changes are suggested to assist the Inspector, should he feel these are 
necessary.  These are contained in paragraphs 22 and 23 below.  The 
Council does not believe that any of these suggestions render the 
document unsound. 

 
Detailed Points 

      
 

SH3 is contrary to the aims, objectives and policies enshrined in the Core 
Strategy 

4. The Council disagrees that SH3 is contrary to the aims, objectives and 
policies enshrined in the Core Strategy.  It is considered that SH3 is 
entirely consistent with the Core Strategy and contributes towards 
achieving Objectives 1, 2, 3 and 4 as set out in Core Strategy Area Vision 
5. 

 
5. SH3 is consistent with Core Strategy Policy CS02 (Design) which states 

that new development should “promote the image of the city, through 
enhancement of […] local gateway locations and key approach corridors”.  
The site is an important local gateway location, particularly at the junction 
of Bretonside and Hawker’s Avenue.  Bretonside is a key strategic 
approach to Sutton Harbour and the Barbican, while Hawker’s Avenue is a 
key approach to the quayside from the north.  CS02 states that new 
development should “protect important local and longer-distance views”.  
SH3 would protect and frame views towards the waterfront from Hawker’s 
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Avenue extending along the axis of North Street into Greenbank to the 
north of Exeter Street.  SH3 provides for a high-quality landmark feature 
on the important Bretonside / Hawker’s Avenue corner.  SH3 also provides 
for “active ground floor frontages”. 

 

      
 

Concerns that the boundary and title of SH3 is misleading 

6. The Council disagrees that the title and boundary of SH3 is misleading.  
The Proposal supports, and allows flexibility for, extension to the North 
Quay House or development of an independent building, and 
improvements to the quayside frontage to encourage greater public use of 
the waterfront.  It is therefore considered reasonable to include North 
Quay House in the Proposal title.  It is not always practical for the 
Proposals in the Plan to list all the street names within their boundaries in 
their Proposal titles.  The omission of Lower Street from the title of SH3 is 
not considered misleading, as the Proposals Map clearly illustrates the 
Proposal boundary. 

 

      
 

Concerns that SH3 represents overdevelopment 

7. The Council disagrees that SH3 represents overdevelopment.  It 
considers that surface level parking represents an under-use of this site 
and has a negative impact on the Barbican Conservation Area, the setting 
of adjacent Listed buildings and the vibrancy of the Bretonside 
neighbourhood centre.  The principle of redeveloping brownfield sites such 
as this is entirely consistent with the planning and urban design guidance 
in Planning Policy Statement 1 and By Design.  The Barbican 
Conservation Area Appraisal and Management Plan recommends taking 
opportunities to reduce or remove car parking provision that has a 
negative impact on the Conservation Area and Proposal SH3 would 
enable this.  Characterisation analysis in the Barbican Conservation Area 
Appraisal and Management Plan highlights the importance of “the 
enclosed nature of the historic town” with its intimate views and glimpses.  
The Appraisal identifies the importance of the view looking south along 
Hawker’s Avenue towards the harbour.  Principle 8 in the Management 
Plan is that “The historic views and vistas identified in the appraisal will be 
retained, enhanced, and restored”.  Proposal SH3 will support this by 
repairing the “enclosed nature” of the street and enhancing and framing 
the historic view south along Hawker’s Avenue to the quayside. 

 

3 



PCC SHAAP 03 – Sutton Harbour AAP 

8. Although North Quay House itself represents a positive use, there should 
be greater activity along its quayside frontage to encourage greater public 
use of the waterfront.  The Plymouth Employment Land Review highlights 
the importance of providing new employment space close to the City 
Centre. 

 
9. Before World War II the site contained buildings and created a well 

defined street frontage for Bretonside (then Exeter Street) and Hawker's 
Avenue as illustrated in Figures 1 and 2 below.  Redevelopment of the site 
therefore presents an opportunity to repair the historic townscape.  It will 
improve the definition of the Bretonside and Hawker’s Avenue street 
pattern and create active ground floor frontages to improve the Bretonside 
neighbourhood centre and the North Quay waterfront. 

 

 
Figure 1:  1914 plan illustrating historic street frontage and buildings on Proposal 
SH03 site 
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Figure 2:  1938 aerial photo illustrating historic street frontage and buildings on 
Proposal SH03 site (bottom centre of image) 

 

 
 

Detailed concerns regarding the loss of trees and shrubs along the 
Bretonside street frontage 

11. On the land fronting Bretonside there is a line of cherry trees and shrubs 
alongside the pavement area.  This is not a “public open space” or 
“ornamental garden”, but rather left-over highways land – a retaining wall 
and bank, landscaped with the intention of providing visual amenity, but 
challenging to maintain, and currently in a poor condition.  This strip of 
land historically contained buildings.  It represents an important strategic 
street frontage in the Bretonside local centre.  The Sutton Community 
Planning Study identified people’s desire to see local shops, facilities and 
amenities here improved.  The Moon Street & Environs Planning & Urban 
Design Brief recognises the townscape merit of the trees, but also 
identifies the site’s poor enclosure to Bretonside.  Although the Council 
considers the priority to be the repair and enhancement of the Bretonside 
local centre and street frontage, it is agreed that the existing trees 
contribute positively to the townscape. 

 
12. The Plan states that a detailed design solution should aim to incorporate 

the trees.  If it proves that they cannot be retained, new high-quality street 
trees will be required as part of the public realm the development delivers 
for the area.  Since the Preferred Options stage the Council has 
strengthened the protection of the trees by adding a specific provision 
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SH3.4 for retention of existing trees along the site’s Bretonside frontage, 
or replacement with new high-quality street trees.   

 
 

 
 

Detailed concerns regarding the loss of Lower Street 

13. Although it falls outside the Barbican Conservation Area boundary, the 
Council is sensitive to issues relating to the potential loss of Lower Street.  
The proposal wording therefore requires that development proposals must 
include an appraisal of the site’s historical interest.  This would include 
Lower Street.  Lower Street will not necessarily be lost as part of the site 
redevelopment, but it is beyond the role of the AAP to explore a detailed 
design solution. 

 
14. Historically, Lower Street has always been a service alley rather than a 

proper street.  Plymouth is widely characterised by similar cobbled service 
alleys, particularly in Victorian areas.  Lower Street has always been of 
less importance in the street hierarchy than Exeter Street (now 
Bretonside) to the north.  It is set below the level of Bretonside and the 
retaining bank of trees and shrubs to the north, with the backs of adjacent 
office and residential development to its south.  Parts of Lower Street 
suffer from poor natural surveillance, and this provides opportunities for 
antisocial behaviour.  It is not a well trafficked pedestrian or cycle route, as 
it does not lie on a desire line.  Bretonside forms a more convenient, 
direct, and better overlooked, east/west route for pedestrians and cyclists 
to the immediate north.  If the loss of part of Lower Street proves 
necessary, it will not therefore create an unacceptable loss of pedestrian 
or cyclist permeability. 

 
15. The Council considers that a balance needs to be struck between 

retaining Lower Street, creating positive street frontages and enhancing 
the Bretonside local centre, while also improving strategic approaches to 
Bretonside, the Barbican and the quayside and improving natural 
surveillance in this area. 

 
16. Some local residents have seen a draft plan from Sutton Harbour 

Company showing one possible way the site could be developed.  This 
draft proposal is understood to have comprised a development option 
which bridged over Lower Street creating an under-croft route or “tunnel”.  
This has led to concerns about the creation of a space that could be prone 
to antisocial behaviour.  The Council has been keen to stress to those 
concerned that Proposal SH3 is for the site’s future redevelopment and is 
not a current planning application.  If and when a planning application 
comes forward, The Council will not support a development that is 
considered to generate unacceptable opportunities for antisocial 
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behaviour.  However, it is not the role of the Sutton Harbour Area Action 
Plan to explore detailed design solutions.  The Council does not consider 
that SH3 would compromise safe access to the Mariner’s Court residential 
development. 

 

 
 

Detailed suggestions of alternative site boundary for SH3 

17. Two alternative sites were suggested by Mr Beecher and the Action Group 
for Sutton Harbour through their Submission stage representations.  The 
alternative sites suggested restricting the SH3 Proposal to areas within the 
existing North Quay House car park boundary.   

 
18. Unfortunately, both alternatives are considered inconsistent with Core 

Strategy Policy CS02 (Design) which states that new development should 
“promote the image of the city, through enhancement of […] local gateway 
locations and key approach corridors”.  The site is a key local gateway 
location - the junction of Bretonside and Hawker’s Avenue being of 
particular strategic importance.  The alternative sites would not restore 
built form to the gateway corner of Bretonside and Hawker’s Avenue, and 
the opportunity to create a high-quality landmark feature here to improve 
way-finding would be lost.  Planning Policy Statement 1 / By Design also 
states that “development should promote legibility through development 
that provides recognisable routes, intersections and landmarks to help 
people find their way around”.  The alternative sites would not restore 
building frontage to Bretonside to create positive “continuity of street 
frontages and enclosure” (Planning Policy Statement 1 / By Design) in the 
street.  The opportunity to enhance a key strategic approach to Sutton 
Harbour and the Barbican from the east would therefore be compromised. 

 
19. Therefore, the Council does not consider that the alternatives are the most 

appropriate in all the circumstances.   
 
Conclusions and Potential Changes to the Plan 
20. SH3 included in the Area Action Plan because this is a prominent, but 

under-used corner site on the approach to Sutton Harbour from 
Greenbank via North Street and Hawker’s Avenue.  The aim is to make 
better use of the site; improving its relationship to the Barbican 
Conservation Area and the setting of adjacent Listed buildings, as well as 
enhancing the Bretonside local centre. 

 
21. The Submitted version of the AAP does differ, in its detail, from the 

previous versions.  This is because the Submitted version responds to 
comments made at previous consultation stages as well as more up to 
date information on site conditions and development potential.  However, 
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the principle of Proposal SH3 remains the same:  a mixed-use office 
scheme with active ground floor frontages (e.g. small-scale retail units, 
cafes and restaurants) that will enhance both the Bretonside local centre 
and provide an enhanced approach to the quayside from the north. 

 
22. Further to the alternative sites suggested by Mr Beecher and the Action 

Group for Sutton Harbour, the Council would not object to a revised site 
boundary as a compromise which seeks to strike a pragmatic balance 
between addressing the concerns of these parties, whilst still achieving 
the fundamental objectives of the original proposal.  This alternative 
boundary would include the whole of the existing North Quay House car 
park and extend north to include the Bretonside frontage. 

 

 
Figure 3:  Proposal SH3 - Suggested revised site boundary 
 
23. Together with this revised site boundary, it is suggested that there be a 

specific provision for the enhancement of the entire tree and shrub bank to 
the east of the site between Lower Street and Bretonside to enhance it as 
a high quality publicly accessible green space. 
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