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Sutton Harbour Area Action Plan  
 

Summary Report of Preferred Options Consultation held in 

November and December 2006 

 

1. Introduction 

1.1 This summary report has been prepared to provide a broad 

understanding of the responses made during the Sutton Harbour Area 

Action Plan Preferred Options consultation undertaken during a six-

week period from 8th November to 19th December 2006. 

 

1.2 The consultation was carried out in order that the public had an 

opportunity to consider and make comment upon the proposals that the 

Council put forward as its preferred options for change in Sutton 

Harbour. This was carried out in strict accordance with the regulations 

required by Central Government for the preparation of Development 

Plan Documents as laid out in “The Town and Country Planning (Local 

Development) (England) Regulations 2004”.  

 

1.3 The Preferred Options Report is the second stage of the Area Action 

Plan’s formulation and follows the preparation and consultation of the 

Plan’s “Issues and Options Report” which was undertaken in May of 

2005.  The following flow chart sets out the anticipated full process of 

the plan and highlights where we are at this point in time; 
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1. Information Gathering – researching the needs of 
the area, meeting with community representatives, and other 
stakeholders highlighting issues and ideas at the very first stage. 

2. Issues and Options – the Council write a short report 
looking at the issues and alternative options for consultation 

3. Consultation on the Issues and Options – 
a chance to debate possible issues and options for addressing these. 
6 week statutory consultation. 

4. Preferred Options – the Council write a report 
suggesting preferred options for the plan and why

5. Consultation on the Preferred Options –- a 
chance to say whether you agree with the preferred options and 
make other comments on the ideas. 6 week statutory consultation. 

6. Preparation of Submission document – the 
Council prepares the Area Action Plan using all the consultation and 
evidence that has been collected. 

7. Submission of Area Action Plan – The plan is 
sent to an Independent Planning Inspector for them to check it has 
been produced in the correct way.  There are nine tests that are 
used, called the ‘Tests of Soundness’.

8. Representations on the submitted Area 
Action Plan – 6 week statutory consultation.  You can 
comment on whether you think the plan has been written according 
to the Tests of Soundness, these are sent to the Inspector to 
consider.   
 

Any representations made about specific sites are published for a 
further six weeks for you to comment on.

• Pre-Examination meeting -The Council and 
other interested parties meet with the Planning Inspector  

• Independent Examination – those who 
requested to speak at the examination put forward their 
views on the Action Plan 

• Binding Report – The Inspector recommends 
changes that must be put into the document before it is 
adopted. 

10. Adoption – the document is used to inform decisions on 
Planning Applications and development in the area 

Monitoring and Review

Preparing to 
write an Area 
Action Plan

Writing an 
Area Action 
Plan 

Checking 
the Area 
Action Plan 

Adoption 
of the Area 
Action Plan 
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this point 
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1.4 The results of the consultation show that 399 representations were 

received, of which 397 answered all or part of the consultation form.  

Overall, 1.24 people agreed with the Preferred Options for every 

person who disagreed.  The questionnaire results and the written 

comments show a very high level of public support for some of the 

proposals set out in this document.  Some concerns, comments and 

alternatives are expressed, and these are summarised in this report. 

1.5 From the addresses given by those making representations, it is clear 

that the consultation has been met in the main by a local response, 

primarily from residents who live in properties surrounding Sutton 

Harbour.  In particular, the highest concentrations of response are 

focussed around Sutton Harbour’s north quayside.  Some responses 

were also received from elsewhere in Plymouth, and from outside the 

city – mostly in Devon and Cornwall.   

1.6 The issues and options consultation for this Area Action Plan (AAP) 

was carried out in February and March 2006, and it generated 31 

responses as shown in the table below: 

Number expressing concern  8  

Number expressing support  8  

Number of other comments  15  

Total  31  

 

The principle issues raised through representations were: 

• The need to safeguard waterfront access for maritime 
businesses. 

• The need for improved, safe pedestrian access around the 
harbour - especially for people with special mobility needs and 
effective management of the public realm. 

• The need to guard against traffic congestion with careful traffic 
management and the need for more / improved car parking 
facilities. 

• Concerns about the idea of traffic calming. 
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• Concerns that “infill” should only mean the widening of the 
quays for pedestrians, and should not negatively affect the 
historic harbour’s appearance. 

• The need to safeguard the interests of existing residents in the 
development of the area. 

• The need for more attractions and entertainment on the 
waterfront to attract more people to the harbour. 

• Concern that new buildings should be more in character with the 
historic context than recent developments. 

• Concern about the notion of tall buildings on the east quays with 
regards to these being out of scale with the Barbican 
Conservation Area.  The need to limit new building heights to a 
maximum of 5 to 7 storeys. 

• Concerns about the notion of redevelopment of the Commercial 
Wharf, Phoenix Wharf, Elphinstone and Lambhay Hill sites due 
to the setting of the historic Citadel.  The need to ensure any 
redevelopment here is handled sensitively. 

• The need to prioritise enhancement of the Bretonside Bus 
Station site to create a better first impression for visitors. 

• The desire to see the Staples building redeveloped to create 
access from Charles Cross towards the Barbican. 

• The need for improved pedestrian crossing facilities. 

• Concern about the loss of historic buildings around Sutton 
Harbour – particularly those at the northeast of the harbour. 

• The need for sufficient social housing. 

• Concern that new development should not jeopardise access to 
the waterfront. 

• The need to guard against any more pubs or clubs in the 
Barbican. 

• The need for a strategic assessment of flood risk, and an 
assessment of any impacts on water quality. 

• The need for the lock gates to be replaced to adequately provide 
flood defence. 

These issues were given due consideration in the development of the 

plan and were either addressed to satisfy the points made or 

developed further with alternatives and explanation in order that the 

strategy could be more readily accepted or understood. 
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1.7 The consultation has been carried out in conformity with the Statement 

of Community Involvement, the aim being to enable and empower 

people to take an active part in the process.  This has been achieved 

by widely publicising the plan and the opportunity for consultation in the 

local press, radio and TV, via the Council’s web site and by distributing 

Council flyers outlining the forthcoming events.  The Council has 

provided access to the plan, supporting information and the 

consultation forms via the Council’s web site, at Council offices and 

libraries, at specific events and on site at Sutton Harbour in the 

Mayflower Tourist Information Centre for the duration of the 

consultation.  The Council has also endeavoured to meet “hard to 

reach” groups by holding consultation events in local pubs, cafes and 

hotels as well as engaging specifically with young people and running 

workshops to assist people who have difficulty using and accessing 

computers. 
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2. Statistics  

Number of representations from individuals / organisations: 

 from 
individual 
residents 

from 
community / 
voluntary 
groups 

from 
business 
sector / 
landowners 

from sports / 
leisure 
organisations 

from 
Government 
agencies 

Totals 

Total 357 7 18 12 5 399 
 

The results of the questionnaire responses are shown in the graph below and 

in the following table.   

 

Percentages of Agreement / Disagreement with Preferred Options: 

Sutton Harbour AAP Preferred Options Consultation
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Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 6



 local development framework    

     Representations received on the Preferred Options: 
     Number of Responses % Responses 

Total Representations Received = 399 
Strongly 
Agree Agree 

Neutral or 
No Opinion Disagree 

Strongly 
Disagree 

Strongly 
Agree Agree 

Neutral or 
No Opinion Disagree 

Strongly 
Disagree 

Preferred Option 1: 

Commercial Wharf, Phoenix 
Wharf, Elphinstone and 
Lambhay Hill Car Park 

To develop the waterfront 
area for mixed use 
development including 
cultural facilities, public 
access to the waterfront 
and parking for the wider 
Barbican area. 

49 36 97 83 134 12% 9% 24% 21% 34% 

Preferred Option 2: 

Exchange Street Car Park 

To redevelop this site as a 
waterfront open 
space/play space, 
including public access 
along the water's edge 
and a small-scale high 
quality café or kiosk. 

38 31 80 11 239 10% 8% 20% 3% 60% 

Preferred Option 3: 

Sutton Jetty 

To develop the site with a 
mix of uses that could 
include residential, marine 
related uses, cafes, 
restaurants and small-
scale shops.  This will 
include a new public 
quayside route. 

17 15 45 5 317 4% 4% 11% 1% 79% 

Preferred Option 4: 

Bretonside Coach Station 
and environs 

To comprehensively 
redevelop this important 
city gateway site as a 
mixed-use development 
that includes significant 
retail development and a 
public transport 
interchange. 

229 31 114 6 19 57% 8% 29% 2% 5% 

Preferred Option 5: 

North Quay House and car 
park 

To redevelop the under-
used elements with a 
range of uses including 
offices and small-scale 
retail units. 

32 28 132 11 196 8% 7% 33% 3% 49% 

Preferred Option 6: 

47-67 Exeter Street 

To redevelop these sites 
with a range of uses 
including offices, 
residential, retail and 
cafes. 

102 120 148 8 21 26% 30% 37% 2% 5% 

Preferred Option 7: 

Friary Park 

To redevelop for mixed-
use residential purposes, 
including offices and 
ground floor commercial 
use.  It could also include 
a primary school. 

177 43 150 7 22 44% 11% 38% 2% 6% 

Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 
7



 local development framework    

     Number of Responses % Responses 

Total Representations Received = 399 
Strongly 
Agree Agree 

Neutral or 
No Opinion Disagree 

Strongly 
Disagree 

Strongly 
Agree Agree 

Neutral or 
No Opinion Disagree 

Strongly 
Disagree 

Preferred Option 8: 

Sutton Wharf / North Quay 

To complete an integrated 
Sutton Harbour Heritage 
Trail, including the 
removal of parking along 
the waterfront and 
removal of Tin Quay 
House. 

33 17 124 33 192 8% 4% 31% 8% 48% 

Preferred Option 9: 

Sites east and west of Sutton 
Road 

To create an integrated, 
sustainable new 
neighbourhood with a 
vibrant, publicly 
accessible waterfront and 
balanced mixture of uses. 

89 73 148 13 76 22% 18% 37% 3% 19% 

Preferred Option 10: 

Coxside Barbican Car Park 

To retain public car 
parking but extend the car 
park for mixed-use 
redevelopment. 

158 33 173 10 25 40% 8% 43% 3% 6% 

Preferred Option 11: 

Fish Market 

To promote opportunities 
for better public use and 
access while safeguarding
existing marine related 
employment use. 

83 44 184 15 73 21% 11% 46% 4% 18% 

Preferred Option 12: 

Lock Bridge 

To enhance or replace the 
Lock Bridge with a 
memorable high quality 
design. 

63 43 232 14 47 16% 11% 58% 4% 12% 

Preferred Option 13: 

Queen Anne's Battery 

To safeguard and 
enhance the site for 
marine related 
employment uses with 
improved leisure and 
access facilities. 

128 65 192 2 12 32% 16% 48% 1% 3% 

Preferred Option 14: 

Former Art School and 
Depot, Teats Hill 

Redevelop the site 
conserving and re-using 
the historic Art School 
building. 

149 75 155 6 14 37% 19% 39% 2% 4% 
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Percentages of Agreement / Disagreement with the Community Benefit 
priorities: 

-30%

-20%

-10%

0%

10%

20%

30%

40%

50%

1. Securing provision of affordable housing. 2. Measures to enhance pedestrian and
cycle links.

3. Support for community initiatives and
facilities.

Agree Strongly Agree Disagree Strongly Disagree

 

 

Representations received on the Community Benefit priorities: 

Community 
Benefits   Number of Responses % Responses 
Total Representations 
Received = 399 Strongly 

Agree Agree 

Neutral or 
No 

Opinion Disagree 
Strongly 
Disagree 

Strongly 
Agree Agree 

Neutral or 
No 

Opinion Disagree 
Strongly 
Disagree 

1. Securing provision of 
affordable housing. 99 28 200 17 55 25% 7% 50% 4% 14%

2. Measures to enhance 
pedestrian and cycle 
links. 131 41 196 12 19 33% 10% 49% 3% 5%

3. Support for community 
initiatives and facilities. 117 48 216 6 12 29% 12% 54% 2% 3%
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3. Qualitative analysis of representations  

3.1  The Vision 

The Council’s vision for Sutton Harbour as set out in the submitted 
Core Strategy is:  
 
 
“To consolidate and develop the Sutton Harbour area as an 
attractive and sustainable mixed-use city quarter creating a 
unique, high quality environment that will attract investment and 
new residents.” 
 
 

 
3.2 Preferred Option 1: Commercial Wharf, Phoenix Wharf, 

Elphinstone and Lambhay Hill Car Park 
This option as set out in the report was described in the following 

manner:   

To comprehensively redevelop this prominent waterfront site in 
an integrated way for predominately cultural facilities as part of a 
mixed-use development, including: 
 

• Public open space with public access to the water’s edge, 
landing stage and slipways. 

• Small-scale marine related employment, office uses and 
potential art / craft workshops. 

• Arts, entertainment, leisure and tourism related uses. 

• Specialist retail uses related to the tourism / cultural function 
of the area. 

• Cafes and restaurants. 

• Residential uses above ground floor uses (approximately 90 
– 160 units including 27 – 48 affordable housing units with 18 
– 32 units built to Lifetime Homes Standard). 
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Development proposals should provide for: 
 

1. A master-plan that links the different elements of the site 
together as part of an integrated scheme. 

 
2. A memorable waterfront landmark building of high 

architectural quality and local distinctiveness that relates 
sensitively to the historic context and the site’s prominence 
as a local and international city gateway. This will create a 
positive first impression for people arriving in Plymouth. 

 
3. The integration of the Phoenix Wharf Grade II Listed former 

immigration building currently used by the Mayflower Sailing 
Club, the public slipway and landing stages as part of the 
redevelopment proposals, together with more organised boat 
storage facilities for existing users of the site. 

 
4. Innovative mixed-use conversion or redevelopment of the 

existing arched “fisherman’s lockup” storage spaces on 
Commercial Wharf to create active ground floor frontages 
(e.g. cafes, restaurants, retail units, artist/craftsperson’s 
live/work units) that enliven the space. 

 
5. A shelter area of high quality design for the Barbican Landing 

Stage. 
 
6. Building heights that relate positively to the site’s sensitive 

context and the width of surrounding streets and spaces. 
These should have regard to the setting of the Citadel when 
viewed from the east of Sutton Harbour and beyond. 

 
7. High-quality public realm along all the site’s street and water 

frontages, including a flexible publicly accessible quayside 
space. 

 
8. The conservation and enhancement of key historic features 

on site, including the cranes and public slipways. 
 

9. An innovative car parking solution, both for the development 
and for the wider public parking needs of the area. 

 
10. The integration of the needs of existing boat users and 

sailing clubs into any redevelopment proposal, or relocation 
to an appropriate alternative site. 

 
11. Contributions towards the enhancement of adjacent public 

realm, including Lambhay Hill, Madeira Road (including the 
tour-boat coach drop-off area) and the Lock Bridge, together 
with improved disabled access to the site. 
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12. An assessment of flood risk and the impact on the marine 

environment, including details of proposed mitigation 
measures. 

 

 

3.2.1 Overview  
Many people expressed concern about the redevelopment of these 

sites as set out in Preferred Option 1.  55% disagreed with the proposal 

as opposed to 21% who were supportive of it.  The main issue 

highlighted in the comments received relates to concerns about a 

perceived loss of public car parking.  However, there were also 

comments that parking should be minimised, with people instead 

encouraged to use public transport and/or the Park and Ride service. 

 

Other principle issues raised, and comments made were as follows:  
 

• Height of any development on the site should be lower than the 

Citadel, and should be sensitive to views towards the Citadel from 

the east. 

• Public slipways should be retained. 

• The site must retain facilities for water-sports and still be able to 

host the World Powerboat Racing Championship. 

• Support for redevelopment of the sites provided “it is done 

sensitively and attractively”. 

• Support for redevelopment of the waterfront sites provided 

Lambhay Hill Car Park is retained. 

• There should not be “too much low cost residential use which would 

be counter productive to the success of the vision”. 

• Concern about any loss of the “fisherman’s lock-ups” on 

Commercial Wharf. 

Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 12



 local development framework    

• Concern that the option is more concerned with enhancing the 

residential area than improving culture, leisure and tourism. 

 
3.2.2 Alternatives  

Two alternative options were highlighted in the document: 

1. Retention of Lambhay Hill Car Park in its current 

configuration. 

2. No development. 

 

Many people said that they preferred the alternative options, but did not 

specify which of the two alternatives they favoured, although many 

residents at the north of Sutton Harbour stated that Lambhay Hill Car 

Park should be retained, with further car parking created on the sites. 

 

Other ideas and alternatives put forward were: 

• Create multi-storey car parking on the sites.   

• Retain some public car parking underneath new development 

rather than at street level. 

• Redevelopment of the Citadel in relation to this site would create 

an enhanced development solution. 

• Retain public car parking, but give it a “more sympathetic 

exterior to blend in with the area”. 

• Refurbish rather than redevelop the sites. 
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3.2.3 Comments from other sectors: 

3.2.4 Public Sector Agencies  
Concern was raised about the impact of comprehensive redevelopment 
on the site’s historic fabric, and the character of the area.  More 
clarification was sought as to the definition of “sensitive 
redevelopment”.  The suitability of the site for a landmark building was 
questioned.  A firmer indication of the quantity of housing provision and 
other uses was sought.  Concern was expressed about the fact that the 
“fisherman’s lock-ups” are still in use.  Concern was expressed that 
waterfront public spaces might limit access to the water for boat users. 
 

3.3.5 Sports Groups 
The desire for sailing schools, clubs and associations to remain on the 
site was expressed.  Concern was raised about the potential loss of the 
“fisherman’s lock-ups” and crane on Commercial Wharf which are 
currently used by these groups. 

 
3.2.6 Business Community and Landowners 

Support was given for mixed-use development proposals provided they 
enhance the historic environment.  Concern was expressed that the 
Barbican Landing Stage and any associated buildings or structures 
should be properly integrated with the site’s redevelopment. 
 

3.2.7 Voluntary and Community sector 
Objections were raised about the notion of any development unless it is 
in keeping with the area’s historic character. 
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3.3 Preferred Option 2: Exchange Street Car Park 

The report described this option as: 

To redevelop this site as a waterfront open space including: 
 

• Public access along the water’s edge. 
 

• A small-scale high-quality café / restaurant pavilion or kiosk. 
 

Development proposals should provide for: 
 

1. High-quality public realm on all four site frontages, including 
quayside open space that maximises the benefit of the site’s 
southerly orientation and retains the established trees on the 
quayside. 

 
2. Contributions towards the creation of a new waterfront 

walkway link extending towards Vauxhall Quay. 
 
3. Provision of children’s play facilities. 

 
 

3.3.1 Overview  
Many people expressed concern about the redevelopment of this site 
as set out in Preferred Option 2.  63% disagreed with the proposal as 
opposed to 18% who were supportive of it.  The main issue highlighted 
in the comments received relates to concerns about a perceived loss of 
public car parking which many considered essential for promoting 
tourism and safeguarding the viability of restaurants, cafes and shops 
in the area.  However, the majority of people also supported the 
creation of a new publicly accessible waterfront link from Guy’s Quay to 
Vauxhall Quay, but not through infilling the harbour as suggested in 
Preferred Option 3. 
 
Other principle issues raised, and comments made were as follows:  

• Concerns about any potential alteration to the historic quay wall, 
and the impact of this on the Barbican Conservation Area in 
particular, and on the character of the harbour in general.  

• Support for the idea of creating a “green area”. 

• Concern about the notion of a high-quality café/kiosk on the site, 
coupled with a general concern that there are too many cafes in 
the area. 
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• The trees on the site should be retained. 

• Objections outweighed support for the idea of a play space on 
the site due to concerns about health, safety and anti-social 
behaviour.  Most of these comments were from residents around 
the north of Sutton Harbour. 

 
3.3.2 Alternatives 

Two alternative options were highlighted in the document: 

1. Maintaining the site as a surface level car park. 

2. Mixed-use redevelopment of the site. 

 

The majority of people supported retaining the site as a surface level 

car park. 

Many people objected to the notion of any mixed-use development on 

the site, especially if this were to involve “high-rise” tall buildings. 

Other ideas and alternatives put forward were: 

• Rather than infilling part of the harbour to create a new public 

waterfront walkway link to Vauxhall Quay, a cantilevered 

walkway or boardwalk idea should be progressed. 

• Some people supported the Preferred Option, but suggested 

that car parking be retained.   

• More public car parking should be provided on-site. 

• Redevelop the Vauxhall Quay flats to create a multi-storey car 

park. 
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 3.3.3 Comments from other sectors   

 3.3.4 Sports Groups  
It was considered important to retain public car parking for marine 
leisure users, and to provide facilities to attract major water based 
events.   
 

3.3.5 Public Sector Agencies  
No specific comments on this Preferred Option. 
  

3.3.6 Business Community and Landowners 
Some, who considered this “essential to the public enjoyment of the 
area”, gave support to the principle of creating a waterfront walkway 
link to Vauxhall Quay.  Others were neutral with regards to the link, but 
supported the idea of an enhanced public realm, with some car parking 
retained in a sensitive way.  It was considered important to retain some 
car parking for marine leisure users.  Concern was expressed 
regarding the notion of a children’s play area adjacent the working 
quayside.  Others supported the provision of a play area and a high-
quality café/kiosk building on the site. 
 

3.3.7 Voluntary and Community sector 
Support was given for the idea of creating a public quayside walkway 
link from Guy’s Quay to Vauxhall Quay, but there was strong objection 
to the idea of this being achieved by any infill of the harbour – due to 
concerns about the impact of this on the historic environment.  Concern 
was raised about any commercial or mixed-use redevelopment of the 
site for profit by private developers. 
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3.4 Preferred Option 3: Sutton Jetty  

This option, as set out in the report, was described in the following 

manner:   
 

 

To comprehensively redevelop the site with a mix of uses that 
could include: 
 

• Residential uses above ground floor uses (approximately 
75 – 135 units including 23 – 40 affordable housing units 
with 15 – 27 units built to Lifetime Homes Standard). 

 
• Marine related uses. 

 
• Cafes, restaurants and small-scale shops. 

 
• Public open space and public access along the site’s entire 

water’s edge. 
 
Development proposals should provide for: 
 

1. Potential infill of part of the harbour to create a more 
deliverable development site and to enable a pedestrian 
waterfront linkage to Exchange Street (Preferred Option 2). 

 
2. Mixed-use development that makes the best use of its 

waterfront location and contributes towards activity in the 
area. 

 
3. Active ground floor frontages to enliven neighbouring 

public streets and spaces. 
 

4. High-quality public realm including a continuous walkway 
around the site’s waterfront, together with public open 
space that maximises the benefit of the site’s southerly 
orientation. 

 
5. The provision of a new waterfront walkway link connecting 

Vauxhall Quay to Guy’s Quay and Exchange Street, 
together with contributions towards the creation of an open 
space on the Exchange Street site (Preferred Option 2). 

 
6. On-site parking using innovative parking solutions or zero 

on-site parking given the site’s proximity to the City Centre 
and public transport facilities. 
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3.4.1 Overview  
Sutton Jetty proved to be the most controversial Preferred Option in the 
document, and attracted more representations of disagreement than 
any other proposal.  80% disagreed with the proposal as opposed to 
8% who were supportive of it.  The main issue highlighted in the 
comments received relates to objections to the potential infill of part of 
the harbour.  Most objections to the potential infill outline concerns 
about a negative impact on Listed structures in the area, including the 
harbour wall, and on the historic character of the Conservation Area.  
However, the majority of people also supported the idea of creating of 
a new publicly accessible waterfront link from Guy’s Quay to Vauxhall 
Quay, but suggested other means of achieving this rather than infilling 
the harbour. 
 
Other principle issues raised, and comments made were as follows:  

• Objections to residential redevelopment of the site, and concern 
that this means more luxury apartments. 

• The proposal would have a negative impact on tourism in the 
area. 

• Concern about “high-rise” tall buildings on the site. 
• The infill Act of Parliament was not intended to create 

development sites. 

• The existing Sutton Jetty building has a negative impact on the 
historic character of the area.   

• Greater pedestrian access could lead to vandalism of boats in 
the marina, and a reduction in the number of berths for visiting 
boats. 

• Priority should be given to the working harbour and marine 
related uses. 

• Concerns from local residents that there are too many cafes and 
restaurants in the area. 

• The Sutton Jetty structure was designed by Brunel and should 
not be demolished due to its historic interest. 

• Objection to the over-development of open space. 

• Concerns about the loss of sea views, and views towards 
Vauxhall Quay. 

• Concerns about the loss of tranquillity in the “residential area”. 
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3.4.2 Alternatives 

An alternative option was highlighted in the document: 

1. Do nothing. 

 

Many people supported the idea of doing nothing with the site due to 
concerns about a potential negative impact on the historic environment. 
 
Other ideas and alternatives put forward were: 

• A large majority of people suggested that the publicly accessible 
waterfront walkway link between Guy’s Quay / Exchange Street 
and Vauxhall Quay should be created using a cantilevered 
walkway or boardwalk to minimise any impact on the Listed 
harbour wall. 

• Just the Sutton Jetty part of the site should be redeveloped, and 
the jetty could be used as a publicly accessible walkway. 

• Boat clubs and training schools should be included in the 
redevelopment of the sites to enhance the local area. 

• A “replica Mayflower or pirate ship” could be moored on the site 
to enhance tourism. 

• Sutton Jetty should be retained for marine related use. 
 

3.4.3 Comments from other sectors: 

 
3.4.4 Sports Groups  

The alternative option of doing nothing was supported.  The idea of a 
publicly accessible waterfront walkway link between Guy’s Quay / 
Exchange Street and Vauxhall Quay was supported, again with the 
suggestion that this should be achieved using a cantilevered walkway 
or boardwalk to minimise any impact on the Listed harbour wall.  
Concern was raised that more should be done to accommodate the 
needs of boat owners. 
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3.4.5 Public Sector Agencies  

More information about the potential infill approach was requested.  
Concerns were highlighted about the impact of comprehensive 
development on the area’s historic character, and the level of analysis 
undertaken to explore the effectiveness of harbour infill was 
questioned.  It was suggested that the site would be more appropriate 
for office development rather than residential.  Concerns were 
expressed about the loss of the inter-tidal area due to infill. 
 

3.4.6 Business Community and Landowners 
Concern was raised about potential negative impacts for marine related 
uses associated with the site. 
 

3.4.7 Voluntary and Community sector 
Strong objections were raised against the notion of any development 
on the site.   

 

3.5 Preferred Option 4: Bretonside Coach Station and environs 

This option was described in the following manner within the report:   

To comprehensively redevelop this important city gateway site. 
Development should make a major contribution to the City Centre’s sub-
regional shopping role through the provision of appropriate comparison 
retail floor-space. It could also include a mix of other uses including: 
 

• Residential uses above ground floor uses (approximately 300 
units including 90 affordable housing units with 60 units built to 
Lifetime Homes Standard). 

 
• Employment uses within the B1 Use Class Order. 

 
• Cafes, bars and restaurants. 

 
• Leisure and tourism related uses. 

 
Development proposals should provide for: 
 

1. An innovative and iconic building design that forms a memorable 
city landmark at this important city gateway site. 

 
2. Innovative car parking solutions. 
 
3. High-quality public realm including contributions towards public 

open space / pocket park / play space at appropriate locations in 
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the vicinity, including at Exchange Street (Preferred Option 2). 
Provision should also be made for improvements to the Charles 
Church environment, and pedestrian crossings towards Sutton 
Harbour and the City Centre. 

 
4. Safer, convenient, direct and well-overlooked pedestrian and 

cycle links between the City Centre, Charles Church and Sutton 
Harbour. 

 
5. A high-quality public transport interchange on site, or at a new 

site, with improved facilities, including toilets, baby changing, 
child-care facilities, secure cycle storage, cyclist facilities and 
tourist information. 

 
6. Tree planting to “green” Exeter Street and Bretonside. 

 
7. The use of public art as an integral part of the scheme and as 

means to improve links between the site, the City Centre and 
Sutton Harbour. 

 
8. A contribution towards education provision related to the scale of 

residential redevelopment proposed. 
 

 

3.5.1 Overview  
This Preferred Option received more representations of agreement 
than any other in the document.  65% agreed with the proposal, while 
7% disagreed.  Most people’s support stems from agreement that the 
Bretonside Bus and Coach Station currently creates a poor first 
impression for people arriving in the City Centre.  Many comments 
suggest prioritising redevelopment of Bretonside Bus and Coach 
Station above all other Preferred Options. 

 
Other principle issues raised were: 

• Support for improvements in pedestrian access between the 

site, the City Centre, Charles Church and Sutton Harbour. 

• The existing Bus and Coach station is unattractive, dirty and 

unsafe, discouraging people from using public transport. 

• Support for retail use on the site.  

• Concern about the notion of “landmark development”. 

• Support for the idea of new public car parking. 
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3.5.2   Alternatives 

Three alternative options were highlighted in the document: 

1. Relocating the coach station to the railway 

station. 

2. Incorporation of the Staples building into the 

Preferred Option. 

3. Alternative land uses. 

 

Opinion was divided between support for redeveloping the Bus and 
Coach Station on the current site and relocating it to the railway station.  
The majority of people considered that the current location is the best 
option in terms of easier access to the City Centre.   
Most people expressed strong views that they would like the Staples 
building included in the Preferred Option. 
Other principle issues raised, and comments made were as follows:  

• The existing buildings should be refurbished to create a better 

first impression for visitors. 

• The Bus station could be relocated to the railway station, with 

the Coach station staying on the existing site. 

3.5.3 Comments from other sectors: 

3.5.4 Public Sector Agencies  
Concerned was raised about the impact of comprehensive 
development on the historical fabric and character of area.  Questions 
were made about the development/use-mix quantum, and as to what 
capacity studies had been undertaken. The suitability of an innovative 
and iconic building was questioned.  There were also questions as to 
how diversity and variety can be achieved.  Concern was expressed 
about the issue of not including the Staples Building. 
 

3.5.5 Business Community and Landowners 
The majority supported redevelopment of the site and retention of the 
Bus and Coach Station in its current location. 
It was suggested that the bus station be re-sited to connect with the 
Life Centre in Central Park. 
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3.6 Preferred Option 5: North Quay House and Car Park 
This option was described in the following manner within the report:   

To redevelop the under-used elements of this site with a range of uses 
that could include: 
 

• Approximately 3,350sq m office space above ground floor uses. 
 

• Small-scale retail units, cafes and restaurants. 
 
Development proposals should provide for: 
 

1. Mixed-use development that contributes towards activity in the 
area. 

 
2. A high-quality landmark feature on the important Bretonside / 

Hawker’s Avenue Corner. 
 

3. Active ground floor frontages to enliven adjacent public streets 
and spaces (including an active quayside frontage). 

 
4. Contributions towards improved pedestrian crossing facilities 

between Sutton Harbour and the City Centre, including 
improvement of the North Street subway. 

 
5. An innovative car parking solution, which minimises impact on 

the street scene. Reduced onsite parking may be considered 
given the site’s proximity to the City Centre and public transport 
facilities. 

 
6. An assessment of flood risk, including details of proposed 

mitigation measures. 
 

7. An appraisal of the site’s archaeological and historic interest. 
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3.6.1 Overview  
Many people expressed concern about the redevelopment of the North 
Quay House and Car Park site as set out in Preferred Option 5.  52% 
disagreed with the proposal as opposed to 15% who were supportive 
of it.  Residents in the vicinity of the site raised the most concerns.  The 
main issue highlighted in the comments received relates to concern 
that redevelopment of the site would represent over-development of 
the area. 
 

Other principle issues raised, and comments made were as follows:  

• Concerns about any loss access to the entrance of the Mariner’s 

Court apartments. 

• Development of the site will result in loss of light for adjacent 

residents. 

• Development of the site will reduce views of the harbour. 

• Objections to any tall building on the site. 

• Concerns about any loss of the cherry trees along the 

Bretonside street frontage. 

• Concern about the impact on, and potential loss of public access 

to, the historic cobbled Lower Street, particularly with regards to 

emergency services access. 

• The proposal will generate extra traffic. 

• Objections to the idea of café and restaurant uses near 

residential apartments. 

• Concerns about the impact on the area’s historic character. 

 

3.6.2 Alternatives 

An alternative option was highlighted in the document: 

1. Developing the site as a mixed-use / 

residential scheme. 

 
Most people who made comments objected to any form of 
development on the site, and disagreed with both the Preferred Option 
and the alternative option.  Most people also stated that the private 
office car park should be retained.  It was also suggested that the site 
be redesigned as a green space with trees and seating. 
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3.6.3 Comments from other sectors: 
 
3.6.4 Public Sector Agencies  

Support was given for a mixed-use office development as opposed to 
additional residential development.  Questions were raised as to what 
capacity studies have been undertaken to determine the levels of 
development proposed. Concerned was expressed that archaeological 
evaluation should take place prior to any development.  
 

3.6.6 Business Community and Landowners 
Support was given for the idea of improving pedestrian access from 
Greenbank and Ebrington Street towards the waterfront, including the 
enhancement of the North Street subway.  Assessment of the potential 
impact of reduced car parking was sought. 
 

3.7    Preferred Option 6: 47-67 Exeter Street 
This option as set out in the report was described in the following 

manner:   

To redevelop these sites with a range of uses that could include: 
 
Up to approximately 29,500sq m office space above ground floor uses, 
and / or 
 
Residential uses above ground floor uses (up to approximately 420-740 
units). 
 
Retail units, cafes and restaurants. 
 
Development proposals should provide for: 
 

1. A new public link from Exeter Street to Ebrington Street to re-
establish the historic Hill Street route. 

 
2. Active ground floor frontages to enliven adjacent public streets 

and spaces. 
 

3. High-quality locally distinctive building design that, in particular, 
responds positively to the setting of the Grade I Listed Charles 
Church. 

 
4. Tree planting to “green” Exeter Street, which will enhance the 

environment and absorb air pollution. 
 

5. Contributions towards improved pedestrian crossing facilities 
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between Sutton Harbour, Greenbank and the City Centre, 
including the removal of the North Street subway and the 
provision of an Exeter Street surface level crossing aligned to 
North Street. 

 
6. Minimal or no on-site parking may be considered given the site’s 

proximity to the City Centre and public transport facilities. 
 

 
3.7.1 Overview  

More representations were positive than negative with regards to 
Preferred Option 6.  56% agreed with the proposal, while 7% 
disagreed.  Support was given for the idea of creating a more 
metropolitan feel for the area.  Most people who commented expressed 
concern that the North Street subway is an important pedestrian route 
that should be retained and enhanced.   
Other principle issues raised, and comments made were as follows:  

• Support for better retail units in this area, but also concern that 
the existing specialist retail units and services here might be 
lost. 

• Objections to more residential buildings. 

• Replacing the North Street subway with a surface level crossing 
would result in increased traffic congestion and pollution. 

• Taller buildings will overpower the area, create a “tunnel”, and 
block views. 

 
3.7.2  Alternatives 

No specific alternatives were considered for this site in the document.  
It was instead stated that “the key objective is to achieve a major 
redevelopment appropriate to its prominent location and there will be a 
variety of uses that could be acceptable to achieve this objective.  
Views on this mix are sought through the Preferred Options report 
consultation”. 
The main alternative approach suggested in the representations was 
the retention and enhancement of the North Street subway, rather than 
the provision of a surface level pedestrian crossing.   
Some representations considered that office uses were preferable to 
residential uses, while others supported the idea of residential uses 
over retail uses.   
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3.7.3 Comments from other sectors: 

3.7.4 Public Sector Agencies  
Support was given for office development.  Concern was expressed 
about the need to evaluate the heritage merit of the existing buildings.  
More information was sought in general, and with regards to potential 
building heights in particular.   
 

3.7.5 Business Community and Landowners 
Support was given for the idea of creating a more metropolitan feel for 
the area. 
 

3.8      Preferred Option 7: Friary Park 

This option was described in the following manner within the report:   

To comprehensively redevelop this key strategic site for mixed-
use residential purposes (approximately 500 units including 150 
affordable housing units with 100 units built to Lifetime Homes 
Standard), but also including offices and active ground floor 
commercial uses on the Exeter Street frontage. The site may also 
present the opportunity for the development of a new primary 
school associated with the wider regeneration of the area, subject 
to a full assessment of all options. 
 
Development proposals should provide for: 
 

1. A master-plan approved by the Council to ensure the site’s 
redevelopment successfully integrates with adjacent 
streets and spaces and does not compromise the potential 
future redevelopment of the adjacent Tothill Sidings site. 

 
2. A phased approach whereby the existing large retail 

warehouses can eventually be relocated as part of a 
comprehensive master-plan for the site. 

 
3. Active ground floor frontages to enliven key streets, with 

Exeter Street being the priority. 
 

4. New convenient and direct pedestrian / cycle links between 
Exeter Street, Beaumont Park and Tothill Sidings 
(connecting towards the existing City Cycle Network south 
of Tothill Park) including safe routes to schools in the 
Sutton Harbour and East End areas. 

 
5. High-quality public realm including a public open space / 

pocket-park / play space. 
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6. Tree planting to “green” Exeter Street. 
 

7. Contributions towards public realm improvements to 
adjacent streets and spaces – including improved 
pedestrian crossings across Exeter Street and Beaumont 
Road. 

 
8. The use of public art as an integral part of the development. 

 
9. A reduced level of car parking will be considered due to the 

site’s closeness to the City Centre. 
 

10. An appropriate contribution towards education provision 
related to the scale of development proposed. 

 
11. An appraisal of the site’s archaeological and historic 

interest. 
 

 

3.8.1 Overview  
More representations were positive than negative with regards to 
Preferred Option 7.  55% agreed with the proposal, while 8% 
disagreed.  Most people who commented supported the relocation of 
the existing Friary Park retail warehouses to allow comprehensive 
redevelopment of the site, but questioned either the need for a new 
primary school, or the site’s appropriateness for such a use. 
 

Other principle issues raised, and comments made were as follows:  
 

• Questions as to whether 500 new residential units on the site is 

excessive. 

 

• Objections to buildings of more than 5 to 7 storeys on the site. 

 

• Objections to the creation of any landmark buildings on the site. 

 

• Security concerns from residents to the north of the site about 

the creation of new pedestrian / cycle links across the site to 

Beaumont Park and Exeter Street.  Residents to the north of the 
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site also objected to the creation of the new pedestrian linkages 

due to concerns about loss of car parking and garden space. 

 

• Any buildings should be in keeping with the existing residential 

buildings to the north of the site. 

 

• Residential dwellings on the site should be family oriented 

houses, rather than apartments. 

 

3.8.2   Alternatives 
Two alternative options were highlighted in the document: 

1. Extension of the existing retail warehouses. 

2. Retention of Exeter Street flats. 

 

Many people objected to the alternative option of extending the existing 
retail warehouses. 
 
Other ideas and alternatives put forward were: 

• The suggestion that an opportunity exists for a Park and Ride 

facility in the vicinity of Tothill Bridge. 

• The need for links to sports facilities. 

 

3.8.3 Comments from other sectors: 

 
3.8.4 Public Sector Agencies  

Support was given for the proposal.  More information was requested 
about the quantum of development.  Clarification was sought as to why 
the Exeter Street flats were considered too low.  Clarification was 
sought as to how an appropriate height for buildings would be 
determined.   
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3.8.5 Business Community and Landowners 

A landowner stated that consideration would be given to relocation of 
the existing retail warehouses, but not to the Laira Embankment site, 
which was not considered a suitable alternative.  Other members of the 
business community supported the proposal. 

  
3.8.6 Voluntary and Community sector 
 Concern was raised about over-development and loss of open and 

green space. 
 

3.9 Preferred Option 8: Sutton Wharf / North Quay 
This option as set out in the report was described in the following 

manner:   

To complete an integrated Sutton Harbour Heritage Trail, 
including: 
 

1. The removal of all quayside car parking along Sutton Wharf 
/ North Quay. 

 
2. The removal of the Tin Quay House building at the corner of 

Sutton Wharf and North Quay. 
 

3. Improved public realm through landscaping and 
improvements to surface treatments. 

 
4. The provision of heritage interpretation around the whole 

harbour. 
 

5. The development of low-level pavilion and kiosk buildings 
of high-quality architectural design with active ground floor 
frontages. 

 

 

3.9.1 Overview  
Many people expressed concern about Preferred Option 8.  56% 

disagreed with the proposal as opposed to 12% who were supportive 

of it.  Most concerns were raised by people who use the marina, and by 

residents in the immediate vicinity of the site.  The main issue 

highlighted in the comments received relates to concerns about the 

Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 31



 local development framework    

loss of the private quayside parking serving the marina, and the loss of 

the facilities for boat owners in Tin Quay House.   

 

Other principle issues raised, and comments made were as follows:  

• Low-level pavilions and kiosks will adversely affect local 

residents’ harbour views. 

• Active ground floor quayside frontages such as cafes and 

restaurants would lead to anti-social behaviour and litter to the 

detriment of local residents.  

• Concerns about any loss of historic features along the quayside, 

including the railway lines. 

• Support for the completion of the Sutton Harbour Heritage Trail. 

• The loss of parking would discourage tourism. 

• Alternative facilities for boat owners should be provided before 

removing car parking or Tin Quay House. 

• The need to preserve of the quayside’s open aspect. 

 

3.9.2   Alternatives 
Two alternative options were highlighted in the document: 

1. Retaining existing quayside car parking in its current 

configuration. 

2. Reconfiguring quayside parking. 

 

Most people expressed support for the alternative option of retaining 

the existing quayside car parking in its current configuration. 

Some people supported the alternative option of retaining, but 
reconfiguring, the existing car parking. 
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Other ideas and alternatives put forward were: 

• Tin Quay House should be refurbished rather than completely 
redeveloped. 

 

• A cantilevered walkway could be provided instead of requiring 
removal of car parking spaces.   

 

• North Quay should be pedestrianised. 
 
3.9.3 Comments from other sectors   

3.9.4 Sports Groups 
Objections were raised to the loss of quayside car parking as it serves 
boat users. 

  
3.9.5 Business Community and Landowners 

Opposition was raised to the idea of removing all quayside car parking 
and Tin Quay House.  Concern was expressed that the reduction in 
parking could impact on the Coxside Barbican Car Park, which serves 
the National Marine Aquarium.  Support was given to the alternative 
option of reconfiguring the quayside car parking.  Support was given for 
the idea of pavilions and kiosks. 
 

3.9.6 Voluntary and Community sector 
There was objection to the concept of low-level pavilion, kiosk buildings 
and cafes / restaurants in the area. 

 

3.10 Preferred Option 9 – Sites east and west of Sutton Road 
This option as set out in the report was described in the following 

manner:   

To create an integrated, sustainable, new neighbourhood with a 
vibrant, publicly accessible, destination waterfront and a balanced 
mixture of uses combining: 
 
Residential uses above active ground floor uses (approximately 
1,060 units including 318 affordable housing units with 212 units 
built to Lifetime Homes Standard) with a variety of housing types 
and tenures. 
 

• Cafes, restaurants and shops. 
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• Employment uses within the B1 Use Class Order, marine 
related industries, workshops and live/work units. 

 
• Leisure and tourism related uses. 

 
Development proposals should make provision for the following: 
 

1. The comprehensive restructuring of the area in accordance 
with an agreed master-plan, including consideration of the 
existing road arrangements. 

 
2. A phased redevelopment approach as part of an integrated 

master-plan for the site. 
 

3. The creation of a high quality townscape that responds 
positively to the site’s historic fabric and Sutton Harbour’s 
historic character and distinctiveness. 

 
4. The conservation and enhancement of key buildings, 

structures, surfaces, features and materials of historic 
interest and their settings, including St John’s Church, 
Shepherd’s Lane, the China House and the Alma Cottages / 
workshops. 

 
5. A new neighbourhood centre for Sutton Harbour East, 

Coxside with shops, services, amenities and facilities along 
Sutton Road to meet local community needs. 

 
6. The safeguarding and enhancement of key port, maritime 

and industrial uses / economies. 
 

7. Public access to and along the entire waterfront, with 
strategic public open spaces. 

 
8. New and enhanced views to positive landmarks and the 

waterfront that maximise community access to Sutton 
Harbour and encourage redevelopment of areas previously 
without water views. 

 
9. Active ground floor frontages to enliven all public streets 

and spaces – particularly the waterfront, Sutton Road and 
Exeter Street. 
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3.10.1 Overview  
More representations were positive than negative with regards to 

Preferred Option 9.  40% agreed with the proposal, while 22% 

disagreed.  Most people who commented expressed the view that the 

historic Salt Quay House and Shipwright’s Arms buildings should be 

retained.  Most representations revealed concerns about the impact of 

tall buildings on Sutton Harbour’s historic character in general, and on 

the Barbican Conservation Area in particular.  Most people also 

commented that building heights should be limited to 5 to 7 storeys.  

Many representations outlined concerns that there should be no more 

buildings of the same architectural style as the Eau1 and Eau2 

developments on the east quayside due to concerns that the design of 

these buildings undermines the historic character of Sutton Harbour.  

There were numerous comments that new developments should be 

more “in keeping” with their historic context. 

 

Other principle issues raised, and comments made were as follows:  

• The area is becoming crowded with too many luxury 

apartments. 

• Support was given for the creation of a “café culture”. 

• Support was given to the idea of prioritising pedestrian and 

cyclist movement in the area. 

• Concern was expressed about increases in vehicular traffic. 
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3.10.2 Alternatives 
Three alternative options were highlighted in the document: 

 
1. Vision for Plymouth indicative urban framework. 

 
2. Retention of Shipwrights Arms and Salt Quay 

House. 

 
3. Limiting building heights to 5-7 storeys. 

 

Most people who commented supported the alternative option to retain 
the Shipwright’s Arms and Salt Quay House.  The majority of people 
who commented also supported the alternative option that building 
heights should be limited to 5 to 7 storeys.  It was suggested that an 
alternative, imaginative waterfront walkway should be provided to avoid 
the fish market. 

 
3.10.3 Comments from other sectors: 

 
3.10.4 Public Sector Agencies  

General support was given for the proposal, but more information was 
requested with regards to development quantums and as to the 
capacity studies that had been undertaken.  Concern was raised about 
the heritage impact of tall buildings on the area.  Concern was raised 
that the rejection of Salt Quay House and the Shipwright’s Arms for 
Listing does not mean the buildings have no historic interest or value to 
the local community. 

 
3.10.5 Business Community and Landowners 

General support was given for the Preferred Option, and for the notion 
of creating a publicly accessible destination waterfront area.  Support 
was given for the aspiration to improve pedestrian access to and along 
the quayside.  Support was also given for the idea of creating a new 
green space adjacent the China House.  The idea of using Compulsory 
Purchase powers to facilitate the area’s regeneration was considered 
important. 
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3.10.6 Voluntary and Community sector 

The view was expressed that Salt Quay House and the Shipwright’s 
Arms should be retained, with the heights of new buildings limited to 5 
to 7 storeys. 

 

3.11 Preferred Option 10: Coxside Barbican Car Park 
This option as set out in the report was described in the following 
manner:   

To retain public car parking to support the tourism and business 
needs of the area, but to remodel and extend the car park building 
so that it contributes more positively to the regeneration of 
Coxside with uses that add to the vibrancy of the vicinity, 
including potentially: 
 

• Leisure and tourism related uses. 
 

• Small-scale retail units, cafes and restaurants. 
 

• Employment uses including workshops and live / work 
units. 

 
• Residential uses (approximately 85 - 150 units including 26 

- 45 affordable housing units with 17 - 30 units built to 
Lifetime Homes Standard). 

 
Development proposals should include the following: 
 

1. An innovative redesign of the existing building to create 
natural surveillance over adjacent public streets and 
spaces. 

 
2. The incorporation of active ground floor uses. 

 
3. The retention of a level of public parking that is consistent 

with the car park’s current use. 
 

4. A high-quality architectural solution that reflects the 
building’s status as a gateway to the National Marine 
Aquarium, Coxside and the Barbican and creates a positive 
first impression for people arriving in the area, whilst also 
safeguarding the amenity of neighbouring residential 
development. 

 
 
 

Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 37



 local development framework    

5. Contributions towards public realm improvements 
including an enhanced pedestrian link from Lockyer’s Quay 
to the Lock Bridge. 

 
 

3.11.1 Overview  
More representations were positive than negative with regards to 
Preferred Option 10.  48% agreed with the proposal, while 9% 
disagreed.  Most people who answered the questionnaire did not make 
specific comments about this Preferred Option, but those that did 
raised the following issues: 
 
The retention of the public car park was considered important to serve 
the National Marine Aquarium, and for events.   
 
Concern was expressed that the existing building has a negative 
impact on its surroundings, and that any redevelopment should be 
more sympathetic in design, and should safeguard the tranquillity of the 
area.  Local residents raised concerns about any increase in height of 
the existing building. 
 

3.11.2 Alternatives 
An alternative option was highlighted in the document: 

1. Do nothing. 

 
Many people who commented preferred the alternative of doing 
nothing.  However, some people suggested that more public car 
parking should be provided.  It was also suggested that the adjacent 
workshop and parking to the west of the car park should be included in 
the Preferred Option. 

 
3.11.3 Comments from other sectors: 

3.11.4 Sports Groups 
 The alternative option of doing nothing was preferred.  
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3.11.5 Public Sector Agencies  

General support was given for the idea of introducing commercial uses 
to the car park, but more detail about the quantum of development was 
requested and concern was expressed that the car park’s capacity 
should be retained.  It was suggested that the adjacent workshop 
building and parking to the west of the building should be included in 
the Preferred Option. 

 
3.11.6 Business Community and Landowners 

Support was given for the idea of remodelling the car park.  Concern 
was expressed that any reduced level of car parking would adversely 
impact on the National Marine Aquarium.  The suggestion was made 
that this proposal should be linked to improved public transport 
facilities. 

 
3.11.7 Voluntary and Community sector 

Concern was expressed that an extension of the building would 
inconvenience local residents due to noise, pollution and increased 
public access. 

 

3.12 Preferred Option 11: Fish Market 
This option as set out in the report was described in the following 

manner:   

To promote opportunities for improving the fish market site while 
safeguarding the existing marine related employment use. 
Additional uses could include: 
 

• The introduction of retail / restaurant / visitor centre uses to 
create a positive Lockyer’s Quay frontage and improve the 
area’s vitality. 

 
• Improved public access across the site to create a safe 

route from Lockyer’s Quay to the National Marine Aquarium 
west plaza, without compromising the fish market’s 
operational needs or health and safety requirements. 

 
• High-quality public realm and building design. 
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3.12.1 Overview  
More representations were positive than negative with regards to 

Preferred Option 11.  33% agreed with the proposal, while 22% 

disagreed.  Most people who answered the questionnaire did not make 

specific comments about this Preferred Option, but those that did 

raised the following issues: 

 

• Support was given for the idea of introducing retail / restaurant / 

visitor centre uses. 

• Support was given for the idea of improved public access to and 

across the site. 

• Support was given for safeguarding the existing marine related 

employment use. 

 

3.12.2 Alternatives 
An alternative option was highlighted in the document: 

1. Do nothing. 

 
Many people who commented preferred the alternative option of doing 
nothing.  However, suggestions were also put forward with regards to 
improving public access to the fish market, providing retail stalls and a 
seafood cookery school. 
 

3.12.3 Comments from other sectors: 

3.12.4 Business Community and Landowners 
Broad support was given, but the landowners expressed concern about 
the idea of improving public access to the fish market site due to health 
and safety issues.  Elsewhere, support was given for the concept of an 
alternative imaginative public access across the site from Lockyer’s 
Quay 
 

3.12.5 Voluntary and Community sector 
Local residents raised concerns about controlling odours from the fish 
market. 
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3.13 Preferred Option 12: Lock Bridge 
This option as set out in the report was described in the following 

manner:   

To enhance or replace the Sutton Harbour Lock Bridge. 
Development proposals should make provision for: 
 

• A memorable, high-quality design to reflect the bridge’s 
important gateway role. 

 
• An innovative solution that provides improved pedestrian / 

cyclist access across the harbour without compromising 
boat movements. 

 
• An assessment of the impact on the marine environment 

and flood risk, with appropriate mitigation measures 
proposed. 

 
• A formal management agreement between the bridge 

operators, the Council and local people on the bridge 
opening and closing times. 

 
 

3.13.1 Overview  
More representations were positive than negative with regards to 

Preferred Option 12.  27% agreed with the proposal, while 16% 

disagreed.  Most people who answered the questionnaire did not make 

specific comments about this Preferred Option, but those that did 

raised the following issues: 

 

• Of the people who raised objections to the proposal, Coxside 

residents are, in particular, opposed to the idea of extended / 

night-time opening hours for the lock bridge.  This is due to 

concerns about anti-social behaviour caused by some revellers 

walking to and from the night clubs at the Vue Leisure complex 

at the east end of Barbican Approach.   
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• Of the people who supported the proposal, residents around the 

north of Sutton Harbour’s quayside, in particular, wished to see 

the lock bridge kept open at night for the same reason (i.e. if the 

lock bridge is closed, anti-social behaviour can instead be 

created by people walking to and from the Vue nightclubs 

around the north quayside). 

 

• Concern was expressed about prioritising the bridge’s operation 

for boat users. 

 

3.13.2 Alternatives 
Two alternative options were highlighted in the document: 

1. Do nothing. 

2. A new bridge structure in an alternative location. 

 

Most people did not express a view about the alternative options.  Of 

those who commented, most preferred the alternative of doing nothing.  

Some people supported the idea of a new bridge structure in an 

alternative location. 

 
3.13.3 Comments from other sectors   

3.13.4 Sports Groups 
The view was expressed that the lock bridge should remain operational 
for users at all times.  Others preferred the operation to remain as it is.  

 
3.13.5 Public Sector Agencies  

Concern was raised about the risk of a flood breach of the existing 
bridge. 
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3.13.6 Business Community and Landowners 

Support was given for the idea of enhancing the bridge to improve 
pedestrian and cycle linkage between the Barbican and Coxside.  
Support was given for the idea of extended opening hours.  Concern 
was expressed that any management agreement with regards to the 
bridge’s opening times would be unworkable due to the unpredictability 
of the lock gate’s operation. 
 

3.13.7 Voluntary and Community sector 
The various residents groups who responded expressed views for and 
against extended lock bridge opening times as explained in paragraph 
3.13.1 above. 

 

3.14 Preferred Option 13: Queen Anne’s Battery 
This option as set out in the report was described in the following 

manner:   

To safeguard and enhance the site for marine related employment 
uses, including: 
 

1. The rationalisation of the site to maximise its potential for 
marine related employment use. 

 
2. An innovative means of achieving safe public access to and 

along the site’s waterfront without compromising the site’s 
operational or health and safety requirements. 

 
3. Limited opportunities for cafes and restaurants as part of 

improved public access to the site. 
 

 

3.14.1 Overview  
More representations were positive than negative with regards to 

Preferred Option 13.  48% agreed with the proposal, while 9% 

disagreed.  Most people who answered the questionnaire did not make 

specific comments about this Preferred Option, but those that did 

raised the following issues: 

 

• Support for safeguarding and enhancing marine related 

employment. 
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• Support for improved public access to the site. 

• New buildings should respect the area’s historic character. 

 

3.14.2 Alternatives 
An alternative option was highlighted in the document: 

1. Mixed-use redevelopment. 

 
Most people did not express a view about the alternative options.  Of 
those who commented, most were opposed to the alternative option of 
mixed-use redevelopment of the site. 

 
3.14.3 Comments from other sectors:   

3.14.4 Business Community and Landowners 
Support was given for safeguarding and enhancing the site for marine 
related employment uses.  The landowner expressed general support 
for this option with some minor amendments to include some mixed-
use development to support and maintain the marina based function of 
site.  Concerned was expressed about any constraints a blast risk zone 
may impose on the site’s redevelopment.  Support was given for limited 
pedestrian access that does not compromise health and safety or 
operational requirements.  Support was also given for opportunities for 
cafes and other leisure uses, maximising employment potential.   
 
 

3.15 Preferred Option 14: Former Art School and Depot, Teats Hill 

This option as set out in the report was described in the following 

manner:   

To see the site redeveloped with a combination of new 
development together with the conservation and re-use of the 
historic Art School building. Acceptable uses may include: 
  

• Community uses 
 

• Residential uses (approximately 25 - 45 units including 8 - 
13 affordable housing units with 5 – 9 units built to Lifetime 
Homes Standard). 

 
• Offices 

 

Sutton Harbour Area Action Plan Preferred Options Nov 2006 – Public Consultation Summary Report 44



 local development framework    

• Workshops and live/work units 
 

 

3.15.1 Overview  
More representations were positive than negative with regards to 

Preferred Option 14.  56% agreed with the proposal, while 6% 

disagreed.  Most people who answered the questionnaire did not make 

specific comments about this Preferred Option, but those that did 

expressed support for the principle of retaining the historic Art School 

building.  However, concern was expressed that, in the time since the 

Preferred Options document was published, the site’s owner had 

begun demolition of the structure. 

 

3.15.2 Alternatives 
An alternative option was highlighted in the document: 

1. Complete redevelopment of the site. 

 
Most people did not make specific comments about the alternative 
option.  Of the people who did comment, the majority supported 
complete redevelopment of the site.  Most of this support came from 
residents living around the north of Sutton Harbour quayside.  The 
suggestion was also made that the building should be used as an art 
gallery, rather than for residential use. 

 
3.15.3 Comments from other sectors:  

3.15.4 Public Sector Agencies  
General support was given for the Preferred Option.  Questions were 
asked about the desirability of retaining other historic built fabric in 
addition to the Art School building.  More detail was requested as to the 
quantity of development proposed. 

 
3.15.5 Business Community and Landowners 
 Support was given for the Preferred Option.   

 
3.15.7 Voluntary and Community sector 
 Objections were raised to any demolition of the Art School building. 
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3.16 Community Benefits 

The consultation questionnaire sought to gauge people’s views on the 
Council’s priorities for securing community benefits for the Sutton 
Harbour area through Section 106 agreements and other mechanisms.  
The following community benefit priorities were outlined in the 
document: 
 

1. Securing provision of affordable housing. This will include 
the provision of a balance of housing in the area to ensure that 
new developments do not create one type of housing or tenure. 
The provision of affordable housing will be fundamentally 
important with regards to creating a sustainable linked 
neighbourhood and a balanced community with a good mix of 
housing types and tenures. In accordance with Core Strategy 
Policy CS15, in relation to private sector residential 
developments on qualifying sites, 30 per cent of the total 
number of dwellings should be affordable homes provided on 
site. Affordable property size and type will be expected to reflect 
that of the development as a whole.  Affordable housing units 
will be integrated in, and indistinguishable from, other 
development on the site and shall incorporate a mix of tenures, 
including social rented accommodation. 

 
2. Measures to enhance pedestrian and cycle links. This will 

include the creation of high-quality linked routes, quayside 
walkways and streets, including the completion of the Sutton 
Harbour Heritage Trail, the greening of Exeter Street and the 
improvement of the Lock Bridge, together with new pedestrian 
crossing facilities and traffic calming measures to improve safety 
on Sutton Road. 

 
3. Support for community initiatives and facilities. This will 

include the creation of major new open spaces, parks and play 
spaces in the area, including the enhancement of existing parks 
and open spaces. It will include improvements in public access 
to Coxside beach, together with public transport facilities and 
contributions, where appropriate, to support existing community 
facilities that will be needed to provide services to the additional 
residents occupying the new developments proposed in this 
Area Action Plan. Contributions towards education provision will 
be sought from appropriate residential developments. 
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3.16.1 Overview 

 More representations were positive than negative with regards to the 

priorities identified for Community Benefits.  Measures to enhance 

pedestrian and cycle links received the most support, with 43% of 

representations indicating agreement and 8% in disagreement.  The 

second most popular priority was considered to be support for 

community initiatives and facilities, which received 41% agreement and 

5% disagreement.  Securing provision of affordable housing received 

32% agreement and 18% disagreement.   

 

Most people did not make specific comments about the Community 

Benefits priorities.  However, most of the comments made from those 

who did can be broadly summarised as follows: 

 

• Support for providing more affordable housing for local people. 

 

• General support for improved pedestrian and cycle linkages, 

including cycle lanes.   

 

• Support for improving direct pedestrian linkages between Beaumont 

Park, Ebrington Street, Greenbank and Sutton Harbour, including 

enhancements to the North Street subway. 

 

• Concern was expressed the existing cycle routes are little used 

because they are sited in dangerous locations, and the suggestion 

was made that improved links for pedestrians and disabled people 

would be more useful. 

 

• Concern was expressed about a current imbalance in the types of 

new housing around Sutton Harbour, and the importance of 

promoting a diverse community. 
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• Many people considered that more public car parking was the most 

important community facility for prioritisation. 

 

3.16.2 Comments from other sectors:  

3.16.3 Business Community and Landowners 
The concern was raised that more should be done to support local 
businesses. 
 

3.16.4 Voluntary / Community sector / Sports Groups 
The view was raised that cycle provision must connect to wider 
Plymouth and cyclist desire lines with safe crossing points. 
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4. Summary of Events 

4.1 The following table lists the events that were undertaken in respect of 

the Preferred Options consultation: 

 
4.2 Hard to reach groups  

The following events were run to engage with young people as a ‘hard 
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Date Event Purpose Numbers 
attending  

8.11.06 

09:00 – 
1700 

World Town Planning 
Day, City Centre  

To maximise awareness of the Local Development Framework and its role in 
creating sustainable communities, and to examine plans for the future of 
Plymouth including Sutton Harbour Area Action Plan. 

600  

8.11.06 – 
19.12.06 
08:30 -
18:00 

Exhibition at 
Mayflower Tourist 
Information Centre, 
Sutton Harbour  

To allow the public access to the plans, forms and exhibition material for the 
full 6-week term of the consultation. 

400+ 

13.11.06 
18:00 - 
20:00 

Computer Access at 
the Barbican Theatre, 
Sutton Harbour 

Computer access event held in partnership with Plymouth Adult Education for 
anyone who wanted to get basic computer know-how on using the Council’s 
LDF pages of the Council's website to find out about planning and 
regeneration issues in general, and the Sutton Harbour Area Action Plan in 
particular. 

4 

14.11.06 
15:00 – 
19:00 

Dolphin Pub, Sutton 
Harbour 

To allow local residents to have their say on the Sutton Harbour Area Action 
Plan, with Planning Officers on hand to answer questions. 

55 

16.11.06 
18:00 –
20:00 

View 2 the Barbican, 
Sutton Harbour 

To allow local residents to have their say on the Sutton Harbour Area Action 
Plan, with Planning Officers on hand to answer questions. 

54 

18.11.06 
12:00 – 
16:00 

Special Event, 
Mayflower Tourist 
Information Centre, 
Sutton Harbour 

To allow access to plans with Planning Officers on hand to answer questions. 42 

20.11.06 
12:00 - 
14:00 

Computer Access at 
Martin’s Gate College, 
Bretonside, Sutton 
Harbour 

Computer access event held in partnership with Plymouth Adult Education for 
anyone who wanted to get basic computer know-how on using the Council’s 
LDF pages of the Council's website to find out about planning and 
regeneration issues in general, and the Sutton Harbour Area Action Plan in 
particular. 

5 

22.11.06 
15:00 - 
19:00 

Premier Travel Lodge, 
Sutton Harbour 

To allow local residents to have their say on the Sutton Harbour Area Action 
Plan, with Planning Officers on hand to answer questions. 

47 

22.11.06 
9:00 – 
12:00 

Kidz Talk Plymouth, 
Citywide Primary 
School Conference 

To attend workshop/conference with small groups of children to consult on the 
Area Action Plan.  Open discussions and activities held to collect the pupil’s 
views on what they would like to see in the park.  Comments as evidence 
collected. 

86 

23.11.06 
9:00 – 
17:00 

Kidz Talk Plymouth, 
Citywide Secondary 
School Conference 

To attend workshop/conference with small groups of children to consult on the 
Area Action Plan.  Open discussions and activities held to collect the pupil’s 
views on what they would like to see in the park.  Comments as evidence 
collected. 

63 

24.11.06 
12:00 – 
16:00 

Special Event, 
Mayflower Tourist 
Information Centre, 
Sutton Harbour 

To allow local residents to have their say on the Sutton Harbour Area Action 
Plan, with Planning Officers on hand to answer questions. 

37 
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to reach’ group as part of the Sutton Harbour Preferred Options 

consultation. Overall the biggest concerns were sport/recreation, 

access to shopping facilities and safety. 

 
Event Date Comment 
Kidz Tlk 
Plymouth 
Primary School 
Conference 
 

22/11/06 o Ran workshop on the AAP Preferred 
Options report. 

o Worked with pupils from 4 local primary 
schools. 

Kidz Tlk 
Plymouth 
Secondary 
School 
Conference 
 

23/11/06 o Ran workshop on the AAP Preferred 
Options report. 

o Attended full school assemblies. 
School Council reps collected 
information. 

4.3 The Kidz Tlk Plymouth Conference that was run by the Children’s Fund 

in partnership with organisations across the city that wanted to consult 

with young people.  Pupils from schools across the city attended. 

4.4 The Council led workshops on the Sutton Harbour Area Action Plan, 

which focused on the proposals map in the Plan and each preferred 

option was explained. There was then an open discussion and several 

activities to collect the pupils’ views on what they would like to see in 

the area.  Workshops ran throughout the day, consequently the groups 

were small enabling good discussions and time for everyone to 

contribute. 

4.5 Young people agreed with the overall plans for this area of the city and 

were positive about the changes being proposed, especially the 

concept of easy access right around the harbour.  Those that lived 

locally felt that the continued conservation status of the Barbican was 

an important feature of the area’s future. 
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4.6 Environmental concerns were raised quite widely, and some were 

opposed to dredging any of the harbour area for future development. 

4.7 The main suggestions focused on having more things to do and having 

special areas for different activities e.g. play areas for different ages or 

an area where no dogs were allowed. 
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5. The Next Steps 
 

The next part of the process of developing the plan is for it to proceed 

to submission stage.  The Council will consider very carefully the 

responses made in this consultation and will make appropriate 

modifications to the plan, this will then be known, as the “Submission 

Document” and it will be formally submitted to the Government. 

 

The submitted document will be made available for another statutory 

six-week period during which formal representations can be made on 

the ‘soundness’ of the AAP.  This will be followed by a further six-week 

consultation period on any alternative sites or amendments to site 

proposals being put forward by objectors. 

 

All representations received will be considered at an Independent 

Examination to be conducted by a Planning Inspector.  This may 

include a public hearing.  He or she will test the ‘soundness’ of the 

plan.  The Inspector’s report will be binding on the Council. 
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6. Appendix 

List of organisations that made representations: 

Government Agencies:  
Cattewater Harbour Commissioners  
English Heritage  
Environment Agency 
Government Office South West  
South West Regional Development Agency  
 
Community / Voluntary Sector: 
Action Group for Sutton Harbour 
Cyclists Touring Club  
Devon Schools Sailing Association 
Mayflower Boatowners 
Mayflower Sailing Club (3 representations) 
Plymouth Barbican Association (2 representations)  
Plymouth Pilots 
Port of Plymouth Sailing Association 
Quay Sailing Club 
Queen Anne’s Quay Residents Association  
Royal Plymouth Corinthian Yacht Club 
Royal Western Yacht Club 
Sports Associations 
Sutton Harbour Action Group (2 representations) 
Upper Barbican Residents Association  
West Hoe Sailing Club 
 
Business Sector / Landowners: 
The Admiral MacBride 
Aquanauts Ltd (2 representations)  
Bacara / Bites  
Contemporary Jewellery Gallery  
Davies, Johnson & Co  
First & Last Public House 
Floating Bridge Inn 
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Friary Court No 6 Management Company 
Land Securities 
Marina Club Ltd 
Maritime Plymouth 
Maze Consulting 
National Marine Aquarium 
Savills 
Sutton Harbour Company 
Sydney Guest House 
University of Plymouth 
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