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OFFICER DECISION

o Enter into a Lease of part of the
ivic Centre Briefing Paper Part | PLYMOUTH

CITY COUNCIL

1.0 Executive Summary

Plymouth is benefiting from £4.5bn of defence investment and has secured a national Defence
Deal. As part of this there is a commitment to provide housing for the growing workforce and to
use this stimulus to regenerate the city centre. Our ambition is a new town in the city with 10,000
new homes. The refurbishment, and revitalisation of the Civic Centre is a priority for the Council
and Homes England (HE). We have a shared bold vision for the building to create 144 homes,
place shaping and making the case for city living. The Civic Centre will also be the home of a
major new campus extension for City College Plymouth (CCP) as a blue green skills hub. In March
2024, the Council’s Cabinet took a decision to re-acquire the building from Urban Splash, seek
further public sector funding and work with CCP to develop proposals for a new city centre skills
hub in the lower floors of the building. The project secured £18.4m from HE and a key part of the
grant funding conditions requires the Council to secure a housing developer with the requisite
knowledge and experience to fund and complete the residential fit out (after the Council has
completed the shell and core works).

The March 2025 cabinet approval delegated authority to the Strategic Director for Growth or the
Section |51 Officer to agree the terms of an Agreement for Lease and / or Lease of all or parts of
the Civic Centre to one or more third parties and / or any other related agreements in order to
facilitate the redevelopment of the site.

This paper sets out the headline terms and rational for an agreement for lease of the majority part
of the Civic Centre to Capital and Centric Limited (C&C). The Building Safety Act (BSA), which
the Civic Centre falls under, requires information to be submitted at Gateway | (Planning
Submission) and Gateway 2 (Pre- Construction). To satisfy the legislation and ensure a suitable
scheme for the end user a Development Partner needed to be onboard at Planning Stage (much
earlier than if the BSA did not apply to the scheme). The Civic Centre is a market making project
delivering build to rent homes which need to be institutionally investable requiring market facing
experience to satisfy funding conditions. The inability to survey the building, due to safety issues,
deemed a marketing process unacceptable in meeting the requirements within the HE grant
funding agreement necessitating having a development partner on board, as any offers would be
highly caveated.

2.0 Background

The Council entered into a Grant Funding Agreement (GFA) with HE in November 2025 which,
subject to successfully concluding a Gateway Review, makes available a maximum capital sum of
£18,386,278 to deliver Infrastructure Works to the Civic Centre for the purposes of delivering
Outputs i.e. 144 homes and circa 5,000sqm of education space. The GFA includes several pre-grant
drawdown conditions which will need to be met prior to the Gateway Review which, include;
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e Confirmation that detailed planning permission for the scheme, including the change of use
from commercial to education on the lower floors, has been obtained.

e Satisfactory evidence of appointment of a development partner

Due to the height of the Civic Centre (14 Storeys) the redevelopment falls under the BSA and the
latest Fire Safety Standard BS9991:2024. The Civic Centre will be classed as a higher risk building
(HRB) in terms of the BSA and as such the Building Regulations approvals process will be much
more stringent. The BSA includes approval Gateways which are a series of checkpoints designed
to enhance building safety for HRBs in England. They act as "stop-go" points during the design,
construction, and occupation phases, ensuring that safety is a priority at each stage. There are
three main gateways: Gateway | (Planning), Gateway 2 (Pre-construction), and Gateway 3
(Completion).

To enable the project to progress through key project milestones, in both the BSA and HE grant
funding agreements, residential developer support was required rather than a long and potentially
unsuccessful marketing process. The decision was taken to enter into an agreement for lease with
a developer to facilitate the development of the Civic within the constraints and programme of
the project.

To pass through BSA gateways | & 2 (March 2026 and November 2026) the project will require a
level of design information for the residential fit-out. A residential developer needed to be
involved in the design of the project early to ensure appropriate fit out design information would
be fed into the BSA Gateway submissions.

Ongoing strip out and asbestos removal works render the Civic Centre largely inaccessible for
the foreseeable future. There is currently a stop notice, imposed by the Council’s Health & Safety
and Wellbeing team, in place in the building. It is not envisaged that the building will be accessible
in its entirety until October 2026 after the building has been made safe for access. These works
preclude site surveys essential to preparing fully informed bids, rendering a fit for purpose process
unworkable.

3.0 Capital and Centric

Established in 2011 C&C are a Manchester based property developer, investor and operator
focused on regeneration and placemaking and a specialist in transforming heritage buildings,
brownfield land and underused sites into mixed use neighbourhoods. They have delivered c.2
million sq ft of development and are currently progressing a £2bn+ pipeline across residential,
commercial, hotel and leisure sectors.

C&C are experienced in delivering large and complex regeneration schemes focusing on
neighbourhoods and not just buildings and activating dormant, underused locations. Numerous
examples of completed projects outline mixed use developments providing residential
accommodation and driving footfall into areas through mixed use neighbourhoods, strong public
realm and placemaking focus. C&C have a strong reputation as a market maker developer-.
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C&C are an active Build to Rent developer,
owner and operator with a portfolio that
includes multiple operational and pipeline
schemes. Completed schemes include
‘Farnworth Green’ in Bolton (Farnworth
Green | Rental homes with stunning
interiors | Capital&Centric) which was a
£50m town centre regeneration project
comprising 97 build to rent (BTR) homes
and circa 20,000 sqft of commercial space including independent cafes, bars and retail units along
with a community hub, public square and events pavilion and landscaped green space. The project
transformed an underperforming retail precinct into a mixed use neighbourhood within the town
centre.

A mixed-use development at ‘Goods
SR R i i B 0ot e o B B Yard’ in Stoke-on-Trent (Goods Yard |

TN R T e et A New Neighbourhood in Stoke-on-
Trent | Capital&Centric) which was a
circa £60m use regeneration scheme
transforming a long-derelict industrial
site creating a new city centre
neighbourhood of 174 (BTR) homes
including workspace, bars, cafes and
shops.

Kampus Manchester (Kampus | Homes to Rent in Manchester | Capital&Centric — Capital &
Centric) comprising a circa £250m regeneration of the former Manchester Metropolitan
University campus into 534 (BTR) homes, and around |5 + independent commercial units

]
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Manchester City Centre

C&C have undertaken numerous projects with HE and in November 2025 announced a circa £860m
joint venture, the Impact and Places Partnership with Swiss Life Asset Managers and HE which is
expected to deliver over 2,250 new homes in under invested regions throughout England. This
strategic partnership recognises C&Cs track record of delivery of complex regeneration schemes.
C&C have a strong track record of market-making regeneration, consistently turning
underperforming or dormant sites into high-demand, mixed-use neighbourhoods that create new
residential, commercial and social value.


https://www.capitalandcentric.com/project/farnworth-green
https://www.capitalandcentric.com/project/farnworth-green
https://www.capitalandcentric.com/project/farnworth-green
https://www.capitalandcentric.com/project/goods-yard
https://www.capitalandcentric.com/project/goods-yard
https://www.capitalandcentric.com/project/goods-yard
https://www.capitalandcentric.com/project/kampus
https://www.capitalandcentric.com/project/kampus
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Financial due diligence has concluded that C&C Group of companies were financially sound, with
low exposure to financial risk and strong capacity to meet both short term obligations and long-
term strategic goals.

References were taken up from Stoke on Trent Council and Newcastle Under Lyme Borough
Council. The feedback was positive and confirmed C&C’s expertise and ability to deliver
demonstrating a soundtrack record of delivering completed build to rent developments including
challenging redevelopment projects.

C&C have relevant experience of delivering similar regeneration projects in Manchester and
Sheffield and more importantly experience of working with HE grant funded projects. The nature
of the Civic project means the market is limited to developers with the commensurate experience
and track record to take on a project such as the Civic Centre - in particular the market making
nature of the Civic Centre and curation of the residents community that is required in a build to
rent product.

4.0 Heads of Terms and Agreement for Lease

The Heads of Terms with C&C have been negotiated and set out key terms for the Council to
deliver shell & core (Landlord’s Works) and design to RIBA Stage 4, enabling C&C to complete a
full residential fit-out (144 units) and operate the premises under a |99-year lease. The
Agreement for Lease (AFL) will be conditional on approval of plans and specifications by the
respective parties, planning, title and completion of Landlord’s Works (including BSA
requirements).

The C&C premises is to include part of the lower ground floor, part of the ground floor, part st
Floor, Levels 2—14 as well as some external areas. The extent of the land to be demised is shown
edged red on the indicative plan attached to this report. Appendix |. The permitted use will be
residential plus ancillary uses, and the 14" floor is to be restricted to use available to the public
(e.g. café or restaurant) unless otherwise agreed with the Council.

The Council will be responsible for the Landlord’s Design which will be to be to the end of RIBA
Stage 4 for Landlord’s Works and Fit Out Works (to the extent needed for BSA Gateway 2
submission/approval). The Council will complete the Landlord Works which consist of Shell &
Core works to enable fit-out and occupation by C&C once the lease is entered into.

The AfL and lease will place various obligations on both the Council and C&C and the key
conditions to be met prior to the lease being entered into include;

C&C approval of Councils' Works spec/design/plans

Councils’ approval of C&C Fit Out plans/spec

Satisfactory planning permission

Completion of Landlord’s Works incl. BSA approvals and asbestos certification

A condition longstop date will be agreed and inserted into the AfL. There will also be a right for
the Council to terminate the AfL if it cannot progress with the Landlord Works as part of the
Gateway Review under the HE GFA.
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The lease will deal with repairs, maintenance and insurance placing these responsibilities on C&C
who will have a right for reimbursement from the Council for a reasonable proportion of the
building and areas outside the C&C demise as well as those that are shared. The Council will pass
the obligation to reimburse to CCP who intend to take a lease of the remaining areas of the
building.

The building is intended to be heated by a District Heating Network (DHN) and the AfL will place
obligations on both the Council and C&C in respect of delivery obligations of the system or any
alternative/temporary heating system if the DHN if the system is not delivered in time, connection
agreements and payment of standing and consumption charges.

The Lease will also deal with required Rights and Reservations and assignment and subletting
clauses.

5.0 Financial Implications

The project is supported by £18.4m Homes England grant funding, which reduces the Council’s
upfront capital burden for shell and core works. However, this funding is conditional on meeting
key milestones (planning, developer appointment, gateway approvals etc), creating a dependency
risk.

Under the agreement for lease the Council will fund and deliver the shell and core works as part
of wider delivery of the Civic Centre project within the Councils approved capital programme and
capital pipeline limit. The agreement for lease will include provision to mitigate the Councils
exposure should the scheme deliverability change.

C&C will finance and deliver the residential fit-out, thereby limiting the Council’s direct exposure
to residential delivery risk.

Long-term value is secured through a 199-year lease and overage mechanism. The requirement
for the Council to contribute to maintenance, insurance, and shared areas etc will be mitigated by
passing on these responsibilities to other occupants of the building through lease agreements
limiting exposure to revenue budgets.

This scheme blends public funding with private investment to reduce direct exposure to
residential risk, but the Council retains financial risk linked to cost certainty, funding conditions,
and delivery obligations, which will be actively managed through governance, phasing, and due
diligence.

6.0 Recommendation

To enter into a lease for part of the Civic Centre for a term of 199 years to Capital and Centric
Limited having undertaken due diligence and established an overage mechanism to realise best
consideration.
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Appendix |

PRINCESS STREET

COUNCIL HOUs .|

PLYMOUTH CIVIC CENTRE

ROYAL PARADE



