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The Barbican

The Council’s approach for The Barbican, 4.1 
consistent with the Core Strategy, is to see it 
conserved and enhanced as a predominantly 
residential area, while safeguarding and improving 
its role as a hub for cultural, leisure and tourism 
related uses and protecting and strengthening its 
local centres at Southside Street, Notte Street and 
Quay Road.

The Barbican is Plymouth’s historic core, and 4.2 
a Conservation Area of international importance. 
As well as being a key centre for tourism and 
leisure, the area also contains long established 
residential communities. The Barbican’s existing 
uses are a fundamental part of what defines the 
area’s distinctiveness. The Council’s approach for 
the Barbican is therefore to protect and reinforce the 
area’s existing uses, to conserve and enhance its 
special character.

The Council’s key proposal for the Barbican is 4.3 
as follows:

Proposal SH 01 
Commercial Wharf, Phoenix Wharf, Elphinstone and Lambhay Hill

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

Arts, entertainment, leisure and tourism related uses.•	

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 (in the region of  •	
1,200 m2).

Specialist retail uses related to the tourism / cultural function of the area (in the region of 3,300 m•	 2).

Cafes and restaurants.•	

Residential uses above ground floor uses (in the region of 90 units including at least 27 affordable •	
housing units with at least 18 units built to Lifetime Homes Standard).

Water based recreation and transport uses.•	

Development proposals should provide for:

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

A memorable waterfront landmark building of high architectural quality and local distinctiveness that 2. 
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.
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The integration of the Phoenix Wharf Grade II Listed former immigration building currently used by the 3. 
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.

Innovative mixed-use conversion or redevelopment of the existing arched “fisherman’s lock-up” storage 4. 
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.

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

Building heights that relate positively to the site’s sensitive context and the width of surrounding streets 6. 
and spaces. These should have regard to the setting of the Citadel when viewed from the east of 
Sutton Harbour and beyond.

High-quality public realm along all the site’s street and water frontages, including Lambhay Hill, Madeira 7. 
Road (including the tour-boat coach drop-off area) and a flexible publicly accessible quayside space, 
together with improved disabled access to the site.

Integration with the South West Coast Path and Sustrans’ National Cycle Network (Route 27), including 8. 
good quality signage.

The conservation and enhancement of key historic features on site, including the cranes and public 9. 
slipways.

The inclusion of travel plans (employer and residential) to encourage people to travel sustainably.10. 

Appropriate facilities for cyclists including secure cycle parking.11. 

An innovative car parking solution, both for the development and for the wider public parking needs of 12. 
the area.

Priority should be given to the integration of the needs of existing boat users and sailing clubs into any 13. 
redevelopment proposal. Alternatively, relocation of these to an alternative site may be acceptable.

Contributions towards delivery of the Lock Bridge Proposal SH10.14. 

Contributions towards the delivery of strategic and cycle-friendly transport measures.15. 

An assessment of flood risk and the impact on the marine environment, including details of proposed 16. 
mitigation measures.

The preparation of a Climate Change and Sustainability Statement which will demonstrate how 17. 
progress will be made towards achieving a zero carbon development. Any technical or financial 
impediments to such progress will need to be identified early by the developer, and they will be taken 
into account at the planning application stage. 

Appropriate contributions towards managing off-site recreational impacts within Plymouth Sound & 18. 
Estuaries Special Area of Conservation and Tamar Estuaries Special Protection Area.

Assessment of risk from the Cattedown hazardous substances storage facilities and implementation of 19. 
appropriate mitigation.

This proposal contributes towards achieving objectives 1, 2, 3, 4 and 6.
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Located at the western side of the entrance 4.4 
to Sutton Harbour, this is one of the most prominent, 
prestigious waterfront sites in the area. The site 
benefits from dramatic sea and harbour views and 
is among the first things to be seen on approaching 
the harbour from the sea. The site’s gateway role is 
reinforced by the ferries that operate from here. 

Located at the western side of the entrance 4.5 
to Sutton Harbour, this is one of the most prominent, 
prestigious waterfront sites in the area. The site 
benefits from dramatic sea and harbour views and 
is among the first things to be seen on approaching 
the harbour from the sea. The site’s gateway role is 
reinforced by the ferries that operate from here. 

A new landing stage is about to be 4.6 
constructed on Commercial Wharf. This structure 
is intended to be large enough to berth cruise ship 
tenders, as well as accommodating existing users 
of Phoenix Wharf such as the tour boat operators. 
The new landing stage will therefore be acting as an 
international gateway to Plymouth as well as a local 
gateway to Sutton Harbour for local water transport.

The site is within the Barbican Conservation 4.7 
Area and immediately east of the Citadel which 
is a Scheduled Ancient Monument. Being located 
within the key historic area, the site is of particular 
archaeological importance. The eastern side of the 
Citadel closest to the site is a 1990s extension to 
the original 17th century building. The Citadel has 
enormous historic and architectural interest and 
views across Sutton Harbour towards the structure 
are very important. However, the Citadel extension 
has created a blank wall at the back edge of footpath 
that has resulted in the streets of Madeira Road 
and Lambhay Hill lacking in activity and natural 
surveillance.

The most popular pedestrian waterfront route 4.8 
from Sutton Harbour to The Hoe runs immediately 
adjacent the site on Madeira Road. However, 
pedestrians rarely walk along the Commercial Wharf 
waterfront on this journey and there seems to be a 
lack of awareness that this is a public space. Even 
fewer pedestrians visit Elphinstone, although the 
waterfront here is sometimes used for fishing and 
occasional maritime events. Madeira Road is part of 
the South West Coast Path and Sustrans’ National 
Cycle Network (Route 27). There is therefore an 
important opportunity to integrate these routes with 
the site’s quayside public spaces.

The concept of development on this site 4.9 
is not new. It historically contained extensive 
development including immigration offices and a 
biscuit factory. Of these, only the former immigration 
office building remains. This is Grade II Listed and 
is currently occupied by the Mayflower Sailing 
Club, which operates from the adjacent wharves. 
Boats are stored on Commercial Wharf and 
Elphinstone – mostly at surface level in a seemingly 
ad-hoc fashion. Arched “fisherman’s lock-ups” line 
Commercial Wharf. These were built for use by the 
American armed forces stationed in the area during 
World War II. Many of the lock-ups are currently 
used for non-marine related uses such as builder’s 
storage. Most of the rest of the site is given over to 
surface level public car parking which, according to 
analysis, is underused. The Sutton Harbour Issues 
and Options consultation revealed support for 
“sensitive” redevelopment of the site.

Some of the existing uses, such as the marine 4.10 
related uses, contribute positively to the character 
and vitality of the area. Other uses, such as the 
surface level car parking, have a negative impact on 
the area’s environmental quality and represent an 
under-use of such a historically important gateway 
site. Overall, the site has been under-used for many 
years and people’s awareness of it is low. There is 
now a key opportunity to sensitively regenerate the 
site.
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There is a shortage of high quality cultural 4.11 
venues in the Sutton Harbour area and those that 
there are, such as the Plymouth Arts Centre and the 
Barbican Theatre, are in relatively low-profile non-
waterfront locations that are difficult for visitors to 
find and awkward to access for people with prams or 
with special mobility needs. There is a need for such 
uses, to improve the quality of Plymouth’s cultural 
offer and attract more visitors. A landmark cultural 
venue on this gateway site could do much to raise 
Sutton Harbour’s cultural offer, as well as boosting 
the image of Plymouth.

It will be important to create a welcoming, 4.12 
positive experience for people arriving at the 
Barbican Landing Stage and promote its effective 
operation, whilst maximising the benefits of 
pedestrian movement to and from the structure.

The scale, density and mixed-use 4.13 
characteristics of this proposal means that the 
feasibility of Combined Heat and Power systems 
should be investigated as part of the site masterplan 
to ensure an integrated approach to sustainable 
energy is considered.

The Strategic Flood Risk Assessment 4.14 
identifies the need for an assessment of flood 
risk and the impact on the marine environment, 
including details of proposed mitigation measures. 
Any proposal for residential development should 
be limited to the less vulnerable parts of the site 
and must provide for safe escape routes to Madeira 
Road.

The Assessment of Land Use Planning 4.15 
Implications Associated with Major Hazard Sites 
in the Cattedown Area of Plymouth indicates that 
the site lies just within 800m of the Societal Risk 
Zone associated with ConocoPhillips’ Cattedown 
and Mayflower Terminals. It recommends that 
some assessment of societal risk implications be 
undertaken.

Because of the site’s prominence as an 4.16 
international gateway into Plymouth, an architectural 
competition will be encouraged to promote an 
innovative world-class design solution.

Summary of Key Evidence

Document Evidence

A Vision for Plymouth (2004) 
MBM Arquitectes / AZ Urban 
Studio

Generated current impetus for redevelopment of 
Commercial Wharf, Phoenix Wharf, Elphinstone 
and Lambhay Hill Car Park sites. Supports mixed-
use regeneration including the opportunity for 
landmark buildings

Sutton Community Planning 
Study (2000) Plymouth City 
Council

Identified a shortage of cultural venues in the 
Sutton Harbour Area and revealed concerns that 
existing facilities such as the Plymouth Arts Centre 
and the Barbican Theatre, are relatively small and 
difficult to access

Plymouth Employment 
Land Review (2006) Baker 
Associates

Identifies the need for new high-quality cultural 
attractions, to improve the quality of Plymouth’s 
cultural offer and attract more visitors from the sub-
region and beyond.

Plymouth Level 2 Strategic 
Flood Risk Assessment (Draft 
Report, 2007) JBA Consulting

Identifies the need for an assessment of flood 
risk and the impact on the marine environment, 
including details of proposed mitigation measures. 
Indicates unsuitability of residential development 
on the more vulnerable parts of the site

Parking Strategy (2006-2011) 
Plymouth City Council

Supporting analysis reveals under-use of surface 
level car parking

Barbican Conservation Area 
Appraisal and Management 
Plan (2007) Plymouth City 
Council

Welcomes redevelopment of the site as an 
opportunity to enhance the Conservation Area 
provided proposals are sensitive to the area’s 
historic importance and character

Assessment of Land Use 
Planning Implications 
Associated with Major Hazard 
Sites in the Cattedown Area of 
Plymouth (2007) Atkins

Indicates that the site lies just within 800m of the 
Societal Risk Zone associated with ConocoPhillips’ 
Cattedown and Mayflower Terminals. It 
recommends that some assessment of societal 
risk implications be undertaken
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Bretonside and Exeter Street

Bretonside and Exeter Street

The Council’s approach for the Bretonside 5.1 
area, consistent with the Core Strategy, is to see it 
developed as a vibrant mixed-use city quarter. This 
should include an enhanced local centre, together 
with improved connections between the City Centre 
and Sutton Harbour. The Exeter Street area should 
be developed at a scale that reflects its strategic 
importance as a gateway route into the City Centre, 
with new north / south links.

The Bretonside area occupies a strategic 5.2 
location between the City Centre and Sutton 
Harbour. Exeter Street is the main arterial road 
approaching the City Centre from the east. It 
currently represents a barrier to north/south 
pedestrian/cyclist movement and presents a number 
of environmental challenges. There has been 
significant regeneration in the Bretonside and Exeter 
Street area, including new residential, office, retail 
and hotel uses that are contributing positively to the 
area’s character and vitality. The Council’s approach 
for Bretonside and Exeter Street is therefore to 
strengthen their role as vibrant mixed-use areas. 
This will potentially include a new high-quality public 
transport interchange, together with enhanced links 
to and through the area and improvements to the 
quality the Exeter Street environment to better reflect 
its important strategic role.

The Council’s proposals for the Bretonside 5.3 
and Exeter Street area are as follows:
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Proposal SH 02 
Bretonside bus / coach station and environs

To comprehensively redevelop this important city gateway site with a vibrant mix of uses which could 
potentially include:

Employment uses within the B1 Use Class Order (in the region of 22,000 m•	 2)

Residential uses above ground floor uses in the region of 310 units including at least 93 affordable •	
housing units with at least 62 units built to Lifetime Homes Standard

Small scale retail uses, cafes, bars and restaurants (in the region of 5,400 m•	 2)

Leisure and tourism related uses.•	

Development proposals should provide for:

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

Innovative car parking solutions.2. 

High-quality public realm including contributions towards public open space / pocket park / play space 3. 
at appropriate locations in the vicinity. Provision should also be made for improvements to the Charles 
Church environment, and pedestrian crossings towards Sutton Harbour and the City Centre.

Safer, convenient, direct and well-overlooked pedestrian and cycle links between the City Centre, 4. 
Charles Church and Sutton Harbour.

A high-quality public transport interchange on site, or at a new site, with improved facilities, including 5. 
toilets, baby changing, child-care facilities, secure cycle storage, cyclist facilities and tourist information.

Contributions towards the delivery of strategic and cycle-friendly transport measures.6. 

The inclusion of travel plans (employer and residential) to encourage people to travel sustainably.7. 

Tree planting to “green” Exeter Street and Bretonside.8. 

The use of public art as an integral part of the scheme and as means to improve links between the site, 9. 
the City Centre and Sutton Harbour.

 A contribution towards education provision related to the scale of residential redevelopment proposed.10. 

The preparation of a Climate Change and Sustainability Statement which will demonstrate how progress 11. 
will be made towards achieving a zero carbon development. Any technical or financial impediments to 
such progress will need to be identified early by the developer, and they will be taken into account at the 
planning application stage. 

An appropriate contribution towards the delivery of an integrated approach to Sutton Harbour’s flood 12. 
defences.

Appropriate contributions towards managing off-site recreational impacts within Plymouth Sound & 13. 
Estuaries Special Area of Conservation and Tamar Estuaries Special Protection Area.

This proposal contributes towards achieving objectives 1, 2, 3, 4 and 6.
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This proposal includes as a comprehensive 5.4 
redevelopment opportunity, the Bretonside bus 
/ coach station site, 25-29 Bretonside and the 
sites to the south of Bretonside and Bilbury Street 
including the Martin’s Gate car park on the corner of 
Bretonside and Vauxhall Street. The Council accepts 
that these sites are likely to be implemented in 
individual blocks, but has considered them together 
in order to promote a comprehensive approach for 
this area.

The Bretonside bus/coach station is located 5.5 
conveniently close to the City Centre and Sutton 
Harbour. In its current form, however, the bus/
coach station represents a low quality environment 
and creates a poor first impression of Plymouth for 
people arriving at this important city “gateway”. Most 
of the site comprises open surface level bus and 
coach parking. The bus/coach station building is 
located beneath Exeter Street and pedestrians have 
to negotiate unwelcoming subways with poor natural 
surveillance to get through it to the City Centre. 
There has been a history of crime and anti-social 
behaviour here. Although the building quality is very 
poor, it does contain shops, cafes and successful 
specialist music venues that contribute to the area’s 
distinctiveness. Such uses will be encouraged 
in the site’s redevelopment. Fundamentally, 
redevelopment of the coach station site presents a 
major opportunity to provide major new employment 
uses within the city centre. Redevelopment of the 
site also presents the opportunity to create a positive 
“sense of arrival” – a good first impression for people 
arriving in the City Centre. Redevelopment of the site 
should not proceed until alternative coach parking 
facilities are made available.

The Martin’s Gate car park site is located 5.6 
on the prominent corner of Vauxhall Street and 
Bretonside – an important pedestrian route from 
Sutton Harbour to the City Centre. The site is 
currently used as a public car park. Surface level 
parking represents a poor use of this key corner 
site that has a negative impact on the Barbican 
Conservation Area and the setting of adjacent Listed 
buildings. Pedestrian movement adjacent the site is 
limited by traffic on Vauxhall Street and Bretonside. 
Existing pedestrian crossings are located in 
positions that do not relate to pedestrian desire lines. 
Redeveloping this site gives the opportunity to repair 
the damaged townscape by using buildings to bring 
street enclosure and definition back to Bretonside 

and Vauxhall Street. It could also enhance the 
Barbican Conservation Area, while creating better 
pedestrian links between Sutton Harbour and the 
City Centre. Alternative public car parking should 
be provided as part of this proposal to support the 
Bretonside neighbourhood centre.

Many of the sites to the south of Bretonside 5.7 
and north of How Street currently create a poor 
street frontage that also gives a poor first impression 
for people arriving at the coach station. The sites at 
25-29 Bretonside and Bilbury Street also present 
an opportunity to maximise the redevelopment 
of brownfield sites, enhance the character of the 
Barbican Conservation Area and improve the 
Bretonside neighbourhood centre. Small-scale retail 
uses are sought, as these will be more likely to 
provide for local needs and attract more distinctive 
niche shops which will also enhance the area’s 
vibrancy and diversity.
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Development proposals will be expected 5.8 
to provide high-quality public realm including 
contributions towards public open space / pocket 
park / play space at appropriate locations in the 
area. The need for improvements to the coach 
station in terms of its environmental quality and the 
information provided to tourists was also highlighted. 
This issue was seen as particularly important in the 
Sutton Harbour Issues and Options consultation, 
which also suggested the redevelopment of the 
Staples site.

The scale and mixed-use characteristics of 5.9 
this proposal means that the feasibility of Combined 
Heat and Power systems should be investigated as 
part of the site masterplan to ensure an integrated 
approach to sustainable energy is considered.

A phased redevelopment approach may be 5.10 
considered as part of an integrated scheme. 

The Level 2 Strategic Flood Risk Assessment 5.11 
identifies that under current 100 year climate change 
scenarios, the junction of Bretonside and Vauxhall 
Street could flood to depths in excess of 1 metre if 
flood defences at the Sutton Harbour Lock Bridge 
are breached. It is therefore appropriate that this 
proposal should make an appropriate contribution 
towards the delivery of an integrated approach 
towards flood defence around Sutton Harbour.

Summary of Key Evidence

Document Evidence

A Vision for Plymouth (2004) 
MBM Arquitectes / AZ Urban 
Studio

Supports mixed-use redevelopment of the site with 
high-quality public realm and improved pedestrian 
links between the City Centre, Sutton Harbour and 
Charles Church

Sutton Community Planning 
Study (2000) Plymouth City 
Council

Revealed a need to provide public open space in 
this densely developed area

Plymouth Employment 
Land Review (2006) Baker 
Associates

Highlights importance of providing new 
employment space close to City Centre

Plymouth Shopping Study 
(2006) Cushman and 
Wakefield

Indicates that large-scale high street retail uses 
on this site might worsen the problem of a shift in 
retail centre of gravity (started by the new Drake 
Circus shopping mall) towards the east of the City 
Centre, to the detriment of the west

Plymouth Sustainable 
Neighbourhood Assessment - 
East End (2005) - LDA

Illustrates advantage of Bus/Coach Station existing 
location in relation to walking catchment of the 
local centres and the City Centre

Barbican Conservation Area 
Appraisal and Management 
Plan (2007) Plymouth City 
Council

Recommends imaginative and sensitive 
redevelopment of “ragged” edge to Barbican 
Conservation Area on north side or How Street as 
a priority to create a more pleasing and acceptable 
connection between the City Centre and the 
Barbican.

Plymouth Level 2 Strategic 
Flood Risk Assessment (Draft 
Report, 2007) JBA Consulting

Identifies that under current 100 year climate 
change scenarios, the junction of Bretonside and 
Vauxhall Street could flood to depths in excess of 
1 metre if flood defences at the Sutton Harbour 
Lock Bridge are breached
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North Quay House Car Park

Proposal SH 03 
North Quay House Car Park

To redevelop this site to provide a high quality building to accommodate a range of uses that could include 
offices above ground floor level and small scale retail units, cafes and restaurants at ground floor level.

Development proposals should provide for:

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

A high-quality landmark feature on the important Bretonside / Hawker’s Avenue Corner.2. 

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

Enhancement of the entire tree and shrub bank to the east of the site between Lower Street and 4. 
Bretonside to enhance it as a high quality publicly accessible green space, retaining the existing trees 
along the site’s Bretonside frontage, or replacing these with new high-quality street trees.

Contributions towards improved pedestrian crossing facilities between Sutton Harbour, the City Centre 5. 
and Ebrington Street, that respect pedestrian desire lines, including improvement of the North Street 
subway.

Contributions towards the delivery of the Sutton Harbour Heritage Trail as set out in Policy SH06.6. 

The inclusion of a travel plan to encourage people to travel sustainably.7. 

Contributions towards the delivery of strategic and cycle-friendly transport measures.8. 

Appropriate facilities for cyclists, including secure cycle parking.9. 

An innovative car parking solution, which minimises impact on the street scene. Reduced on-site 10. 
parking may be considered given the site’s proximity to the City Centre and public transport facilities.

The preparation of a Climate Change and Sustainability Strategy which will demonstrate how progress 11. 
will be made towards achieving zero carbon development, as defined by BREEAM excellent standards. 
Any technical or financial impediments to such progress will need to be identified early by the 
developer, and they will be taken into account at the planning application stage.

Appropriate integrated flood mitigation measures.12. 

An appraisal of the site’s archaeological and historic interest.13. 

The retention of Lower Street in situ unless this is not justified by an archaeological investigation and 14. 
evaluation.

Appropriate contributions towards managing off-site recreational impacts within Plymouth Sound & 15. 
Estuaries Special Area of Conservation and Tamar Estuaries Special Protection Area.

This proposal contributes towards achieving objectives 1, 2, 3 and 4.
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The North Quay House car park is located 5.12 
immediately next to the Bretonside neighbourhood 
centre and an important pedestrian route from 
Greenbank, via North Street and Hawker’s Avenue 
to Sutton Harbour’s north quayside. Private surface 
level car parking for the North Quay House office 
building currently occupies the site. Surface level 
parking represents an under-use of this site. It has 
a negative impact on the Barbican Conservation 
Area, the setting of adjacent Listed buildings and the 
vibrancy of the Bretonside neighbourhood centre. 
Although North Quay House itself represents a 
positive use, there should be greater activity along 
its quayside frontage to encourage greater public 
use of the waterfront.

Before World War II the site contained 5.13 
buildings and created a well defined street 
frontage for Bretonside and Hawker’s Avenue. 
Redevelopment of the site therefore presents an 
opportunity to repair the historic townscape. It 
will improve the definition of the Bretonside and 
Hawker’s Avenue street pattern and create active 
ground floor frontages to improve the Bretonside 
neighbourhood centre and the North Quay 
waterfront. The section of Lower Street included 
in the site may have important historic interest. It 
could mark an ancient route as well as the northern 
shoreline of medieval Sutton Harbour. As such, 
a scheme for redevelopment of the site will need 
to evaluate this historic importance. There is a 
presumption that Lower Street will be retained in 
situ in a redevelopment scheme for the site unless 
this is not justified by an archaeological investigation 
and evaluation. Innovative design solutions will be 
needed to address this historic asset as well as to 
provide a landmark building to announce entry to 
North Quay and the Barbican, improve the street 
scene and to frame views of the harbour.

Archaeological interpretation panels are 5.14 
currently in place on the site’s Hawker’s Avenue 
frontage. Archaeological excavations in 1994 led to 
the discovery of the truncated but well-preserved 
walls of a mid 17th century merchant’s house and 
fish warehouses built out over the foreshore with 
quays alongside. These properties were found 
to overlay 17th century reclamation deposits. 
Further excavation in 1995 revealed the 17th 
century Old Tree Slip running parallel to Hawker’s 
Avenue. Evidence suggests the car park area has 
considerable potential for archaeological remains 
of a similar merchant’s house to that excavated, 
together with Old Tree Slip itself. The site is therefore 
of particular archaeological importance and an 
appropriate appraisal of the site’s archaeological and 
historic interest will be required.

Historic plan and aerial view of North Quay House 
Car Park site
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Summary of Key Evidence

Document Evidence

Moon Street & Environs Planning & 
Urban Design Brief (2000) Plymouth 
City Council

Identifies site’s poor enclosure to 
Bretonside. Recognises townscape merit 
of street trees

Sutton Community Planning Study 
(2000) Plymouth City Council

Reveals people’s desire for enhanced 
local shops and services that can be 
reached on foot

Plymouth Employment Land Review 
(2006) Baker Associates

Highlights importance of providing new 
employment space close to City Centre

Plymouth Sustainable Neighbourhood 
Assessment - East End (2005) - LDA

Recommends strengthening local and 
neighbourhood centres

Plymouth Waterfront Characterisation 
Study (2006) Alan Baxter Associates

Recommends improving north-south 
links between Sutton Harbour and 
Ebrington Street. Illustrates the pre 
WWII street pattern, and the extent of 
development that historically occupied 
the site

Barbican Conservation Area Appraisal 
and Management Plan (2007) Plymouth 
City Council

Principle 5 recommends taking 
opportunities to reduce or remove car 
parking provision that has a negative 
impact on the Conservation Area

Plymouth Level 2 Strategic Flood Risk 
Assessment (Draft Report, 2007) JBA 
Consulting

Identifies that development of the site 
will need to mitigate against future 
flood risk
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47-67 Exeter Street

Proposal SH 04 
47-67 Exeter Street

To redevelop these sites with a range of uses that could include:

In the region of 26,200 m•	 2 net office space above ground floor uses, and

Residential uses above ground floor uses (in the region of 240 units including at least 72 affordable units •	
with 48 units built to Lifetime Homes Standard)

Retail units, cafes and restaurants (in the region of 3,300 m•	 2)

Development proposals should provide for:

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

Active ground floor frontages to enliven adjacent public streets and spaces.2. 

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

Tree planting to “green” Exeter Street which will enhance the environment and absorb air pollution.4. 

Contributions towards improved pedestrian crossing facilities between Sutton Harbour, the City Centre 5. 
and Ebrington Street, that respect pedestrian desire lines, including improvement of the North Street 
subway.

The inclusion of travel plans (employer and residential) to encourage people to travel sustainably.6. 

Safeguarding the proposed High Quality Public Transport route along Exeter Street.7. 

Contributions towards the delivery of strategic and cycle-friendly transport measures.8. 

Appropriate facilities for cyclists, including secure cycle storage.9. 

The preparation of a Climate Change and Sustainability Statement which will demonstrate how progress 10. 
will be made towards achieving a zero carbon development. Any technical or financial impediments to 
such progress will need to be identified early by the developer, and they will be taken into account at the 
planning application stage. 

A contribution towards education provision related to the scale of residential development proposed.11. 

Minimal or no on-site parking may be considered given the site’s proximity to the City Centre and public 12. 
transport facilities.

Appropriate contributions towards managing off-site recreational impacts within Plymouth Sound & 13. 
Estuaries Special Area of Conservation and Tamar Estuaries Special Protection Area.

This proposal contributes towards achieving proposals 1, 2, 4 and 6.
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Exeter Street is the main road approaching 5.15 
the City Centre from the east and the quality of 
buildings here has a major impact on people’s first 
impression of the city. Recent developments along 
the opposite side of Exeter Street are already 
contributing towards creating a more metropolitan 
feel for the area and there is an opportunity for 
similar townscape to be created here.

Exeter Street represents a barrier to north / 5.16 
south pedestrian and cyclist movement, with only 
two crossings and one subway within the immediate 
area. There is great opportunity for improvement in 
the quality of the Exeter Street environment to better 
reflect its important strategic role and improve the 
quality of life for the local community.

The existing buildings block Hill Street, a 5.17 
historic north / south route which linked Sutton 
Harbour to Ebrington Street and Greenbank, 
as illustrated in the Plymouth Waterfront 
Characterisation Study. The heights of the existing 
buildings are too low in relation to Exeter Street’s 
width and their architecture does not reflect the 
importance of this key route into the City Centre.

The scale and mixed-use characteristics of 5.18 
this proposal means that the feasibility of Combined 
Heat and Power systems should be investigated as 
part of the site masterplan to ensure an integrated 
approach to sustainable energy is considered.

Summary of Key Evidence

Document Evidence

Moon Street & Environs Planning & 
Urban Design Brief (2000) Plymouth 
City Council

Recommends improving north-south 
links between Sutton Harbour and 
Ebrington Street.  Highlights that two 
storey Exeter Street buildings create 
weak enclosure and a lack of urban 
scale at a principle entrance into central 
Plymouth

Sutton Community Planning Study 
(2000) Plymouth City Council

Reveals peoples desire for enhanced 
local shops and services that can be 
reached on foot

Plymouth Employment Land Review 
(2006) Baker Associates

Highlights importance of providing new 
employment space close to City Centre

Plymouth Sustainable Neighbourhood 
Assessment - East End (2005) - LDA

Recommends creating a positive identity 
for the Exeter Street transport corridor, 
improving environmental quality and 
improving pedestrian crossings

Plymouth Waterfront Characterisation 
Study (2006) Alan Baxter Associates

Recommends improving north-south 
links between Sutton Harbour and 
Ebrington Street. Illustrates the pre 
WWII street pattern, and the extent of 
development that historically occupied 
the site
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Friary Park

Proposal SH 05 
Friary Park

To comprehensively redevelop this key strategic site for mixed-use residential purposes (in the region of 
530 units including at least 159 affordable housing units with at least 106 units built to Lifetime Homes 
Standard), but also including offices (in the region of 21,100 m2) and active ground floor commercial uses 
on the Exeter Street frontage (in the region of 5,250 m2). 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:

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

Safeguarding land for a potential future transport link from Exeter Street to Tothill Sidings and along the 2. 
former railway cutting to Embankment Road as part of an integrated masterplan.

A phased approach whereby the existing large retail warehouses can eventually be relocated as part of 3. 
a comprehensive masterplan for the site.

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 5. 
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.

High-quality public realm including a public open space / park / play space as part of a green-link from 6. 
Exeter Street towards Beaumont Park.

Tree planting to “green” Exeter Street which will enhance the environment and absorb air pollution.7. 

Contributions towards public realm improvements to adjacent streets and spaces - including improved 8. 
pedestrian/cyclist crossings across Exeter Street and Beaumont Road.

The use of public art as an integral part of the development.9. 

 The inclusion of travel plans (employer and residential) to encourage people to travel sustainably.10. 

Safeguarding the proposed High Quality Public Transport route along Exeter Street.11. 

Contributions towards the delivery of strategic and cycle-friendly transport measures.12. 

Appropriate facilities for cyclists, including secure cycle storage.13. 

A reduced level of car parking due to the site’s proximity to the City Centre.14. 

An appropriate contribution towards education provision related to the scale of development proposed.15. 

An appraisal of the site’s archaeological and historic interest and provision of interpretation to 16. 
communicate the site’s history.
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A three-storey block of Council flats occupies 5.20 
part of the site’s southwest boundary. The height of 
the flats is too low in relation to Exeter Street’s width 
and their design does not reflect the importance 
of this key strategic route into the City Centre. 
Consultation about the future ownership of the flats 
will form part of the Council’s Housing Stock Transfer 
Proposal. The Housing Stock Transfer Proposal is 
intended to enable all tenants to occupy a home that 
reaches the Decent Homes Standard by 2014. The 
flats have been included in the Friary Park proposal 
as they are seen as an important opportunity to 
achieve major redevelopment appropriate to their 
prominent location. However, it should be noted that 
the flats are included subject to decisions that will 
need to be taken over the Council’s Housing Stock 
Transfer Proposal and no decision will be taken 
unless the tenants are in agreement.

Pedestrian access to and through Friary Park 5.21 
is particularly poor, with no logical pedestrian links 
between Exeter Street and Beaumont Park via White 
Friars Lane / Prince Maurice Court to the north. 
Exeter Street represents a barrier to north / south 
pedestrian movement, with few crossings within 
the site’s area. The Vision for Plymouth and Sutton 
Harbour East Interim Planning Statement documents 
highlight the importance of improving links across 
this site from Sutton Harbour to Beaumont Park. 
There is a great opportunity to improve the quality 
of the Exeter Street environment to better reflect its 
important strategic role and improve the quality of 
life for the local community.

The site is located immediately north of 5.19 
Exeter Street and west of Tothill Road Bridge. 
Exeter Street is the main eastern arterial approach 
road to the City Centre. It is also on the proposed 
network of High Quality Public Transport routes 
into the City Centre. The quality of development 
along Exeter Street has a large impact on people’s 
first impression of Plymouth. The site is currently 
occupied by two bulky goods retail warehouses at 
the northeast corner, with large areas of underused 
surface level car parking to the east and south along 
the Exeter Street frontage. The car park creates a 
poor street frontage onto Exeter Street. Currently 
under-used, this important strategic site represents 
a major opportunity for redevelopment of some 
scale, particularly along the Exeter Street frontage. 
Core Strategy Policy CS07 allows for the potential 
relocation of the site’s retail warehouses to an 
alternative retail location on the Laira Embankment, 
excluding the public open space of the Embankment 
and Blagdon’s Meadow, as part of a wider mixed-
use regeneration package, to enable Friary Park to 
become a major regeneration opportunity. 

The preparation of a Climate Change and Sustainability Statement which will demonstrate how 17. 
progress will be made towards achieving a zero carbon development. Any technical or financial 
impediments to such progress will need to be identified early by the developer, and they will be taken 
into account at the planning application stage. 

Assessment of risk from the Cattedown hazardous substances storage facilities and implementation of 18. 
appropriate mitigation.

Appropriate contributions towards managing off-site recreational impacts within Plymouth Sound & 19. 
Estuaries Special Area of Conservation and Tamar Estuaries Special Protection Area.

This proposal contributes towards achieving objectives 1, 4 and 6.
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A railway station once occupied the site and 5.22 
it links to the former Tothill railway sidings site and 
rail line which runs east to Embankment Road. It is 
important to safeguard land on the Friary Park site 
for a potential future transport link utilising this route 
at some time in the future. The precise alignment of 
any such route would need to be determined in the 
context of an integrated masterplan linked to specific 
proposals and transport studies.

The site also forms a section of the proposed 5.23 
city cycle network and was identified as a priority 
scheme in the Plymouth Cycle Strategy. The 
development of cycle routes into the City Centre was 
supported in the Community Planning Study.

Friary Park is considered to be a potential 5.24 
site for a new primary school that could serve the 
existing Prince Rock school catchment area, as 
well as the new communities in the Sutton Harbour 
area. The site meets the Core Strategy Policy CS14 
of being well related to neighbourhood services 
and amenities and easily accessible by sustainable 
transport modes. The new primary school could 
include provision for community use in addition its 
educational use. Other options will be considered 
through the emerging East End AAP. No final 
decisions will be made until all options have been 
adequately assessed.

Friary Park was occupied by the Carmelite 5.25 
Friary (Whitefriars) from 1288 until the Dissolution 
in 1539. Archaeological excavations in 1989-94 
revealed the presence of remains of friary buildings 
and walls, as well as evidence of Plymouth’s 
historic town wall. The site is therefore of particular 
archaeological importance and an appropriate 
appraisal of the site’s archaeological and historic 
interest will be required, together with provision of 
appropriate interpretation to communicate the site’s 
history.

The scale and mixed-use characteristics of 5.26 
this proposal means that the feasibility of Combined 
Heat and Power systems should be investigated as 
part of the site masterplan to ensure an integrated 
approach to sustainable energy is considered.

The Assessment of Land Use Planning 5.27 
Implications Associated with Major Hazard Sites 
in the Cattedown Area of Plymouth indicates that 
the site lies within 800m the Societal Risk Zone 
associated with ConocoPhillips’ Mayflower Terminal 
and recommends that some assessment of societal 
risk implications be undertaken to the satisfaction of 
the HSE.
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Summary of Key Evidence

Document Evidence

Plymouth Eastern Gateway Vision 
(2004) Llewelyn Davies

Identifies a potential future transport 
option of building of a new strategic 
transport link from Embankment Road to 
Exeter Street along the old railway line to 
Friary Station

Plymouth Eastern Corridor Study (2006) 
Faber Maunsell

Considers alternative strategic transport 
routes through the East End

Sutton Community Planning Study 
(2000) Plymouth City Council

Reveals people’s desire for enhanced 
local shops and services that can be 
reached on foot

Plymouth Employment Land Review 
(2006) Baker Associates

Highlights importance of providing new 
employment space close to City Centre

Plymouth Sustainable Neighbourhood 
Assessment - East End (2005) - LDA

Recommends creating a positive identity 
for the Exeter Street transport corridor, 
improving environmental quality and 
improving pedestrian crossings

Plymouth Waterfront Characterisation 
Study (2006) Alan Baxter Associates

Recommends improving north-south 
links across the site. Recommends that 
development proposals respect the 
Resolution Fort Scheduled Monument 
and other areas of potentially significant 
archaeology, including the White Friars. 
Recommends explaining history of area 
to increase public appreciation

Plymouth Shopping Study (2006) 
Cushman & Wakefield

Suggests relocation of the site’s retail 
warehouses to an alternative retail 
location on the Laira Embankment as 
part of a wider mixed-use regeneration 
package, to enable Friary Park 
to become a major regeneration 
opportunity

Plymouth Victorian and Edwardian 
Schools Study (2005) AMEC

Highlights the need to consider 
alternative sites for Prince Rock Primary 
School

A Vision for Plymouth (2004) MBM 
Arquitectes / AZ Urban Studio

Identifies importance of improving links 
between Sutton Harbour and Beaumont 
Park

Detailed Assessment of Air Quality in 
Plymouth (2004) Plymouth City Council

Highlights air quality issues in Exeter 
Street and expresses particular concern 
with regards to the petrol station’s impact 
on the adjacent primary school and 
residential properties

Plymouth Cycle Strategy (2000) 
Plymouth City Council

Identifies the site as a priority scheme 
within the city cycle network

Assessment of Land Use Planning 
Implications Associated with Major 
Hazard Sites in the Cattedown Area of 
Plymouth (2007) Atkins

Indicates that the site lies within 800m 
the Societal Risk Zone associated with 
ConocoPhillips’ Mayflower Terminal and 
recommends that some assessment of 
societal risk implications be undertaken 
to the satisfaction of the HSE
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Pedestrians walking around the harbour 5.30 
currently have to detour inland between Exchange 
Street / Guy’s Quay and Vauxhall as there is no 
quayside walkway around this part of the harbour. 
This limits public enjoyment of the waterfront and 
also discourages people from walking from the 
Barbican towards the north and east quays. The 
policy will help to create an opportunity to complete 
this missing link in the waterfront walkway around 
the harbour. The new link route must be designed 
to be sensitive to the historic quay wall - with a 
boardwalk or cantilevered walkway structure, for 
example, but not through infill of the harbour.

Where appropriate development will be guided 5.31 
by the recommendations made in the Barbican 
Conservation Area Appraisal and Management Plan 
to ensure that development responds sensitively 
to the area’s heritage importance. This document 
will also be used to identify structures that do not 
enhance the special character of the area and thus 
would be better removed from the harbourside. An 
example of such a structure is Tin Quay House 
which is a poor quality 1960s building at the corner 
of Sutton Wharf and North Quay.

Sutton Harbour Heritage Trail

Policy SH 06 
Sutton Harbour Heritage Trail

The Council will support proposals to deliver and enhance the Sutton Harbour Heritage Trail around the 
complete length of the harbour including:

Allowing active uses at ground floor level at appropriate locations, having regard to residential amenity, 1. 
including a limited number of small scale food and drink kiosks.

The review and possible rearrangement of quayside parking to facilitate use of the Heritage Trail whilst 2. 
safeguarding the operational requirements of the Sutton Harbour Company and other commercial and 
recreational users.

The provision of a new waterfront walkway link connecting Vauxhall Quay to Guy’s Quay and Exchange 3. 
Street.

The removal of quayside structures that do not enhance the special character of the harbour and the 4. 
creation of a safe, high quality environment.

Public realm enhancements through landscaping and improvements to surface treatments.5. 

The incorporation of public art and heritage interpretation along the quays.6. 

Improvements to the existing Sutton Harbour Heritage Trail Room or the creation of a new high-profile, 7. 
accessible facility.

Whilst some parts of Sutton Harbour are 5.28 
active, vibrant and promote the area’s rich heritage, 
other areas, such as Sutton Wharf, North Quay and 
the east side of the harbour have very little activity. 
Pedestrians therefore rarely walk from the Barbican 
to the east quays. The lack of activity at the north of 
the harbour contributes to a perception that the east 
quays are remote from the City Centre. They are, 
in fact, within a relatively easy walking distance for 
most people. 

The completion of development around the 5.29 
harbour will encourage a more even pattern of 
activity around it, and the Policy will assist in this 
respect. Allowing active uses at ground floor level 
around the harbour, such as cafes and restaurants, 
will add to the area’s vibrancy. A very limited number 
of small scale food and drink kiosks of a high quality 
flood resistant design will also be allowed where 
these would encourage a more even pattern of 
activity along the Heritage Trail. In both cases the 
Council will be mindful to achieve harmony between 
various uses, and will assess such proposals against 
Core Strategy Policy CS13 as well as using other 
controls available to achieve the AAP’s Vision and 
Objectives.

This policy contributes towards achieving objectives 2, 3 and 6.
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The Barbican Conservation Area Appraisal 5.32 
and Management Plan will also guide ways in 
which heritage interpretation can be incorporated 
into development proposals to promote the unique 
heritage of the harbour. This will help to improve, and 
raise the profile of, existing heritage visitor centres 
such as the Plymouth Mayflower Centre and the 
Sutton Harbour Heritage Trail Room and create 
further visitor attractions around the length of the 
harbour. The existing Sutton Harbour Heritage Trail 
Room is relatively low-profile and only accessible 
by permission via a commercial restaurant. It 
will be important to either improve access to the 
existing Trail Room or relocate this facility to a more 
prominent location. Opportunity may exist for a new 
Trail Room on the east quayside.

This policy will be implemented through 5.33 
negotiation with developers on specific development 
proposals. It will also be implemented by working 
with the major landowner, Sutton Harbour Company, 
in negotiating solutions that will help achieve the 
aims of the policy.

It is important in implementing this policy that 5.34 
the commercial viability of the harbour, the yacht 
marina and fish market are sustained as important 
economic drivers, and any future development 
proposals must not prejudice the operational 
requirements of the statutory harbour authority.

Summary of Key Evidence

Document Evidence

Barbican Conservation Area Appraisal 
and Management Plan (2007) Plymouth 
City Council

Highlights the intrusive impact of surface 
level car parking on the Conservation 
Area generally, and on Sutton Wharf in 
particular. Recommends that Heritage 
Trail Room be improved

Plymouth Employment Land Review 
(2006) Baker Associates

Identifies that Sutton Harbour needs to 
offer more for visitors. Highlights major 
opportunities for leisure uses around 
Sutton Harbour

Plymouth Sustainable Neighbourhood 
Assessment - East End (2005) - LDA

Recommends improving access to 
the quayside and improving facilities 
around it

Sutton Community Planning Study 
(2000) Plymouth City Council

Identifies the desire for improved 
public quayside access and for the 
enhancement of Sutton Harbour’s 
historic character

Plymouth’s Barbican and Sutton Harbour 
(1991) Civic Trust Regeneration Unit

Illustrates a proposal to create a 
quayside pedestrian walkway along 
North Quay
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