MILLBAY BOULEVARD, BATH STREET
Site Planning Statement

This Planning Statement provides guidance for the redevelopment of this site. It does not establish policy,
but assists the development process by bringing together key planning and design issues.
Development Context
Site area: 1.15 hectares approx. (1.45
including Bath Street public realm)
Ownerships: Various
Context:
This is a major strategic opportunity site located
between the Millbay waterfront regeneration area,
Union Street and the City Centre, with Plymouth
Pavilions, the city’s largest concert venue forming its
eastern boundary. The new Plymouth School of
Creative Arts is to the west, as is Martin Street, the
main road link to the international ferry port and
potential cruise ship terminal.
The site is currently occupied by small scale
employment uses, including car repair workshops,
warehouses and offices.

There are chair and tyre shops on the Millbay
Road frontage and a small music venue (The Hub)
and a hostel (Shekinah Mission) on Bath Street.
Buildings at the site’s northwest corner have
recently been demolished and are temporarily
occupied by car parking.
A defunct lift tower interrupts the vista along the
site to Union Street.
The existing buildings on the site are considered
to be of negative or neutral townscape value.
Although the Jesters nightclub buildings on the
site’s northern boundary are within the Union
Street Conservation Area they are not listed and
have been altered significantly from their prime
historic condition. Any remaining heritage value
these buildings have is considered outweighed by
the strategic importance of marking a new
gateway to Bath Street.

Constraints and Opportunities
Redevelopment of the site will be supported to create
a vibrant mixed-use urban environment with potential
to become a focus for live-work, creative industries,
arts and culture, music and evening economy together
with new high quality residential living. This will be
supported by distinctive high quality architecture and
an enhanced public realm, including an attractive
pedestrian and cycle priority route connecting the
existing section of the Millbay Boulevard to Union
Street and the City Centre.

does not compromise the quality of the
pedestrian/cycle priority route. On street parking
at Martin Street will be possible, as is currently
the case. Appropriate facilities for cyclists must
be provided, including secure covered cycle
storage.
Existing office building on site’s Martin Street frontage

Built Form
Development will be expected to address, and be
responsive to, the site’s primary frontages, whilst
being sensitive to the adjacent Union Street
Conservation Area.
There is an important opportunity for the
development to capitalise on, and improve the setting
of, the adjacent historic Bath Place buildings – outside,
but facing the site, which include a classic four storey
Plymouth limestone warehouse and have potential to
contribute significantly towards the character of the
area.

Existing retail units on site’s Millbay Road frontage

Building heights should be sufficient to support an
urban character and have a positive relationship with
the scale of adjacent streets, spaces and buildings.
Impact on the micro-climate including wind and
shading will be a key consideration.
Car Parking and Access
Redevelopment of the site presents an important
opportunity to improve pedestrian and cyclist
connectivity between the City Centre, Union Street
and the Millbay waterfront via a direct and level
route.
It is likely that vehicular access to service the site will
be via Bath Street and the existing and proposed
east/west laneways. Access via Martin Street may
also be possible provided it does not unduly impact
on the strategic road link to the ferry port.
Innovative solutions will be sought for car parking and
it will be important that it is screened from public
view, without creating blank frontages at street level.
A certain amount of on-street parking may be
possible on Bath Street, provided this is incorporated
sensitively within an attractively redesigned street and

View north along Bath Street with The Hub (dBS Live music venue) to the right
and the retaining wall of the Plymouth Pavilions ramp and service area to the left

Site Design Issues
High quality, memorable design solutions will be
sought, given the site’s strategic role as part of the
Millbay Boulevard linking the waterfront to the City
Centre.
It is expected that Bath Street’s public realm will be
enhanced and redesigned as part of the site’s
regeneration, such that it becomes an attractive
shared-space route for pedestrians and cyclists. The
aerial walkway stair tower blocking views toward
Union Street and the City Centre should be removed
as part of this. Bath Street will be widened in due
course following the demolition of the redundant
swimming pool and redevelopment of the Plymouth
Pavilions site.

Temporary car park on recently cleared Martin Street plot at north of site

View north at top of Bath Street, showing stair tower impact on view towards
Union Street and City Centre

New development must contribute to a positive
image of Plymouth and a positive sense of arrival to
Millbay and the City Centre. Architectural
competitions will be encouraged, as will the
integration of artists within the design process.
Innovative lighting schemes will be sought to improve
the safety and attractiveness of the street.
It is considered that the north corner of the site on
Bath Street presents the opportunity for accented
height with a building of around 8 storeys to mark the
gateway to the boulevard from the City Centre and
Union Street. Similarly, corner buildings of around 7
storeys will be encouraged to mark the site’s Millbay
Road townscape corners. Building heights of around
5 and 6 storeys are considered appropriate for the
Martin Street and Bath Street frontages respectively.
The building height on the east/west internal linking
streets, mews and laneways is expected to be in the
region of 3 storeys. Proposed building heights will be
assessed including in relation to impacts on
microclimate.
Sustainable, locally distinctive materials are sought.
Appropriate materials characteristic of the area
include Plymouth limestone, slate, granite and copper
as an accent material. Render features heavily in local
elevations, and may be appropriate on less exposed
parts of a proposal. It will not be considered
appropriate for exposed and taller elevations as
render has failed in similar situations locally.
Structural tree planting should be included to “green”
the site’s street frontages, enhancing the environment
and absorbing air pollution.

View north towards site from section of Millbay Boulevard already implemented
to south (with interim finish)

Robust coastal planting species will be sought in
the soft landscaping design.

Land Uses
The site forms part of a wider area identified for
mixed-use regeneration in the adopted Core Strategy
(2007) and Millbay & Stonehouse Area Action Plan
(2007) which sets out Proposal MS04 (Bath Street)
for the site.

Core Strategy Millbay & Stonehouse Vision Diagram

Policy 43 (Managing and enhancing Plymouth’s
waterfront) in the Full Council approved Plymouth
Plan Part One carries forward the Millbay Boulevard
concept.
The emerging Joint Local Plan will deliver an updated
proposal for the site which will be informed by this
Site Planning Statement.
Residential-led mixed-use regeneration of the site
would be supported.
Active ground floor uses are sought, particularly on
the site’s Millbay Road and Bath Street frontages.
As well as residential, other uses could include
creative, cultural, arts, community and third-sector
uses (which have potential to be particularly viable in
this location, given the proximity to, and synergies
with, Plymouth School of Creative Arts (The Red
House), KARST Gallery and Union Corner etc) as
well as with flexibility for office, leisure, cultural uses,
and retail uses of a scale which supports the local
neighbourhood without undermining the primacy of
the City Centre retail offer.
Creative meanwhile uses, public art and events will be
encouraged along Bath Street, particularly prior to
development commencing, through the early phases
and beyond.
Site viewed from Union Street looking southwest, with Jesters nightclub in centre

Source: Google Street View

The Council’s policy on affordable housing is set
out in Policy CS15 of the adopted Core Strategy
and its Planning Obligations and Affordable
Housing Supplementary Planning Document
(SPD). National government policy is now
seeking to bring forward starter homes on
appropriate sites, although the detailed
regulations are awaited. Whilst the policy starting
point at present remains on how any proposed
development meets the requirements of CS15,
and the provisions of the SPD, the City Council
supports starter homes in principle on this site.
The precise percentage of starter homes will be
subject to negotiation, consistent with the wider
regeneration objectives for this site.

Illustrative Site Option
Southeast axonometric (top) and top down view of indicative layout (bottom)

The residential-led mixed-use option
illustrated here would include in the
region of 300 new homes –
predominately apartments and
maisonettes with townhouses / mews
houses in the east/west linking street.
In addition this option generates about
2,400sqm of active ground floor space
which could include retail, offices / B1
uses, leisure, community uses and
space for art and craft.
Art and craft uses would be
particularly encouraged and there are
obvious synergies with the new
Plymouth School of Creative Arts and
KARST gallery and studios nearby.
A perimeter block approach is proposed, which addresses all street frontages and references the existing
development plots making up the site. The existing east / west laneways are retained and two new east /
west linkages are created, enabling flexible development block sizes and improved permeability from Bath
Street to Martin Street.
The existing Bath Street and Martin Street building lines are respected – the Bath Street frontage aligning
with the extant English Cities Fund Millbay harbour masterplan and the section of Millbay Boulevard already
laid out in an interim finish to the south of Millbay Road. Buildings have been positioned to capitalise on,
and enhance the setting of, the historic Bath Place buildings outside but facing the site.
Active ground floor frontages and building entrances would be expected on the Bath Street, Union Street,
Millbay Road and Martin Street frontages, with a particular focus on Bath Street the proposed main artery
of pedestrian and cyclist movement between the City Centre and Millbay.

Illustrative Site Option
(cont’d)
Building heights respond to
the scale of adjacent streets
and spaces.
A maximum height of around
8 storeys is proposed at the
Union Street / Bath Street
corner to mark the gateway
to the Boulevard from the
City Centre.
Tall corner buildings of
around 7 storeys similarly
mark the corners of the site’s
Millbay Road frontage.
Building heights then step
down to around 5 and 6
storeys on the Martin Street
and Bath Street frontages
respectively, but are limited
to 3 storeys in the east/west
linking streets, where there is
an opportunity for mews
houses.

Supporting Information
Required for Planning
Applications
Information required to validate a
planning application is outlined in the
Local Validation List and the
following will be particularly
important:
 Transport Assessment
 Travel Plan (to encourage people
to travel sustainably)
 Affordable Housing Statement
 Lifetime Homes Statement
 Heads of Terms for Section 106
Planning Obligations
 Details of applicant’s solicitors
and title deeds
 Details of refuse disposal
 Demonstration of provision of
15% on-site renewable
energy
 Ground Contamination Report
 Biodiversity Mitigation and
Enhancement Strategy providing
net gain

Balconies, bay windows and roof terraces will be encouraged on the
Bath Street buildings to allow residents to benefit from views
towards the Millbay harbour and waterfront as well as maximising
natural surveillance over the street.
The Council is keen to work in partnership with developers to support the delivery
of this proposal and we encourage and welcome pre application discussions through
our Development Enquiry Service before the submission of planning applications.
Development Enquiry Service
01752 304366
http://www.plymouth.gov.uk/developmentenquiry
We can also offer an integrated Planning and Building Control service - at your
request Building Control can provide free pre-application advice to ensure Building
Regulation compliance is considered as part of the planning process.
Building Control
01752 304343
Contact for further details
Stuart Wingfield
Strategic Growth Manager
01752 398931
Please read this note carefully:
This guidance note does not constitute a formal response or
decision of the Council in respect of any future planning
applications. The guidance is provided without prejudice to
any formal consideration of any planning application, which
would be taken after the Council had consulted with local
people statutory consultees, and other interested parties.

