
 

   

PLANNING APPLICATION 
REPORT 
 

 

Application Number  16/00554/FUL  Item 05 

Date Valid 01/06/2016  Ward St Peter & The Waterfront 

 

Site Address 17-19 MAYFLOWER STREET   PLYMOUTH 

Proposal 

Demolition of existing building, erection of 13-17 storey building (plus 
basement) comprising 267 student bedrooms, associated student support 
facilities, 462sqm of retail space (Class A1/A3), 420sqm of commercial 
office (Class B1) & associated external works 

Applicant Burrington Estates (Aspire Student Living) Ltd 

Application Type Full Application 

Target Date    22/12/2016 Committee Date 
Planning Committee: 15 
December 2016 

Decision Category Major - more than 5 Letters of Representation received 

Case Officer John Douglass 

Recommendation 

Grant Conditionally Subject to a S106 Obligation.  Delegated Authority to 
Assistant Director for Strategic Planning & Infrastructure to refuse if 
agreed timescales are not met by the applicant. 

 

 

Click for documents     www.plymouth.gov.uk/planningdocconditions?appno=16/00554/FUL/planningdoc

conditions?appno=13/02361/LBC 

     



 

 

 

1.   Description of site 

The site is located at the eastern end of Mayflower St.  It comprises the former Good Companions 
Public House (which has been vacant since around 2009), along with 19 Mayflower St, which is the 
easternmost of the 2-storey terrace of shops at 19-39 Mayflower St.  The pub is a two storey ‘L’ 
shaped 1970s building set back from the building line of the main terrace and wrapping around the 
service road to the rear.  The site also includes areas of public realm to the north, east and south of 
the site.  To the north the site extends to the edge of the carriageway and includes a larger planter, 
tree and benches.  To the east it extends to the edge of the carriageway, except where it extends 
further to incorporate the turning head between the Money Centre and Methodist Central Hall.  To 
the south it includes the grassed area extending to the fence surrounding the Methodist Central Hall.  
To the rear it includes the servicing area to the rear of the building but none of the service road 
itself.  The access road at the rear is around 1m lower than the footway to the north of 19 
Mayflower St. 

The Money centre lies to the north east of the site across an unnamed access road serving the 
Methodist Hall, and separates the site from Cobourg St.  To the south is the Methodist Central Hall, 
and to the south west is the Mayflower East Multi-storey car park and the service road that 
surrounds it. To the west are two storey shops facing Mayflower St and to the north lies the 4-5 
storey office building Cobourg House.  The University campus (The Roland Levinsky Building) is 
within 100m to the north. 

 

2.   Proposal description 

The proposal is to demolish the existing buildings and construct a building with a larger footprint 
comprising two rectangular adjoining blocks that face Mayflower St and the access road to the east.  
A 2.5m wide ramped route would be retained between 21 Mayflower St and the proposed building.  
The building at this point would follow the existing front and rear building lines.  However, the larger 
rectangular footprint, which would be aligned with the access road (leaving a footway c 3.5m wide), 
would project forward of the building line to align with the Money Centre’s north elevation such that 
it would appear as a ‘visual end stop’ in views back along Mayflower St from the west. 

The building provides accommodation over 17 storeys (basement, ground, plus 15 upper floors).  It 
features separate stair cores for its office uses to those for its student accommodation.  The student 
accommodation would be at floors 2-15, with some supporting facilities at ground floor and at 
basement level. 

The basement (accessed from the rear) is largely given over to student cycle parking (spaces for 130 
cycles) and bin storage, but also provides a laundry facility, gym and a cinema room for students, 
plant rooms including potential surface water attenuation tanks (in addition to two crated tanks 
beneath the pavement outside the building) and a storage area for the A3 unit.  Bins will be brought 
up to street level at the rear by way of a bin lift operated by the building’s management team (see 
note on drawing AS15.11L.93.01.P2).  The stairs leading down to basement level are described as 
‘cycle compliant steps’.   

The ground floor commercial unit occupies 243sq m of the ground floor facing east, and also 
includes 81sq m at basement level and a 138 sq m mezzanine at first floor (totalling 462 sq m).  Both 
areas would be accessed via a dedicated staircase within the unit itself.  Uses within classes A1 (retail 
shop), A2 (financial/professional services), or A3 (café/restaurant) are sought for this unit, so it could 
be occupied by any of these uses.  Its main access would face the Money Centre, but it would also 
have an access from the terrace area at the rear, adjacent to which an internal bin store for the A1-
A3 unit is also proposed.   



 

 

Two B1 office units (136 & 215 sq m) would also be provided at first floor.  These benefit from a 
dedicated access from Mayflower St. 

The majority of the building (floors 2-15) would provide student accommodation in the form of 
studios and cluster flats.  Two entrances to the main staircase area (which features a single staircase 
and two lifts extending from basement to level 15) are proposed: the front entrance from Mayflower 
St would be via the reception, whereas the rear door (from the terrace) would provide direct access 
into the main stair core.  An office, study room and breakout room are also proposed at ground 
floor level for use as student support services. 

Following minor internal alterations to the scheme made during the application (reconfiguration of 
the stair arrangement), the number of student bedspaces has increased from 253 to 267 bedspaces 
shared across 162 units.  The additional bedspaces were achieved by converting 2-bedroom flats at 
the south of the building into 3-bedroom flats.  The final mix comprises: 

126 studio flats   = 126 bedspaces 

11 x 5 bedroom cluster flats  = 55 bedspaces 

11 x 4-bedroom cluster flats  = 44 bedspaces 

14 x 3-bedroom cluster flats = 42 bedspaces 

The target opening date for the Student Accommodation is September 2018. 

In terms of its design, the building features a limited palette of materials.  Its two main elements are 
designed to appear different from one another.  The smaller block (13 storeys) features horizontally 
emphasised (landscape) windows with a Plymouth limestone cladding plus black metal cladding 
(aluminium powder coated) to the corner elements.  The larger element is proposed as a clay 
cladding system in three different shades of blue/grey, again with a black metal cladding treating the 
projecting element facing south.  Feature entrances covered in contrasting cladding cover each of the 
main entrances.  The windows on the largest elevation which faces the Money Centre have been 
designed as projecting ‘oriel’ windows which feature opaque glazing to the north side and 
transparent glazing to the south side. 

The scheme proposes to improve the public realm around the site with a mix of granite paving taken 
up the edge of the carriageway (and across it in the turning head area).  New tree planting is also 
proposed. 

 

The application is supported by numerous supporting documents, the content of which is 
summarised as follows: 

Design and Access Statement – Explains the design of the proposals and the rationale for that design.  
This document incorporates the tall buildings study. 

Design and Access Statement Addendum – Explains minor changes and provides additional 
information including how the building could be adapted to alternative uses (apartments) in future if 
necessary. 

Environmental Noise Report & Updated Glazing Assessment – assessed existing noise levels, 
including noise from the Mambos, and recommends interventions to achieve a satisfactory noise 
environment for future residents. 

Air Quality Assessment – Identifies a risk of impacts on local air quality, but concludes that the 
proposal would have negligible impacts. 

Site Waste Management Plan – Sets out in brief how construction waste at the site will be minimised 
and recycled. 



 

 

Energy Statement – Assesses proposals to minimise energy use and generate renewable energy at 
the site, including proposals to use gas-fired Combined Heat and Power, Solar Photovoltaics, and to 
provide for a future connection to a District Heat network. 

Ecology Survey – reports on phase 1 habitat survey (low biodiversity value and no protected 
species), and proposes swift boxes and replacement tree planting to achieve net gain in biodiversity. 

Travel Plan – Sets preliminary targets as 90% sustainable modes, 10% car trips (including deliveries 
and visitors); confirms proposed appointment of Travel Plan co-ordinator who will co-ordinate 
numerous travel planning measures.   

Wind Comfort Desk Study - shows that the proposed development will have no adverse effect on 
the wind climate of the area surrounding area with the exception of the south west region of the site 
where protection measures around entrances will be needed. 

Management Plan (for student accommodation) - sets out the proposed management arrangements 
for the scheme from its proposed first operation in September 2018. 

Daylight/Sun lighting Impact Report – In addition to a traditional shadow analysis, this document 
assesses the impacts of the development on the sun and daylight available to the Money Centre, both 
in terms of impacts on its existing windows, and how it may be affected as a development site.  It 
concludes that guidance set the development complies with the national guidance (provided by the 
Building Research Establishment). 

 

3.   Pre-application enquiry 

The proposal was subject to pre-application guidance under reference 15/02113/MAJ, including 
presentation to the Devon Design Review Panel.   Officers attended several meetings and issued an 
interim written response giving advice on uses, design, transport, green infrastructure, sustainable 
energy, drainage, and limited guidance on CIL and planning obligations.  The applicant was also 
advised to undertake pre-application community engagement and advised of likely validation 
requirements.  Officers were generally supportive of the scheme, subject to further analysis and 
justification.  In respect of design, officers raised no objection in principle to the height of the building 
proposed, but set out that the applicant would need to justify its acceptability through a tall buildings 
assessment in accordance with the adopted Sustainable Design in Plymouth SPD.   

Pre-application guidance on various student redevelopment schemes was also given to the previous 
owner over a number of years. 

 

4.   Relevant planning history 

Planning history associated with comprehensive redevelopment of the site goes back to 2012 as 
follows: 

12/00070/OUT: Demolition of public house and redevelopment of site to create new building of 7 to 
12 storey's, containing 177 student bedrooms (configured in 24 cluster flats and 55 bedsit/studios) 
with ancillary facilities, together with restaurant/café and drinking establishment, commercial uses on 
ground floor frontages of Mayflower Street, (use classes A3 and A4) – Application WITHDRAWN 
15 May 2012 

13/01045/OUT: Outline planning application for demolition of public house and redevelopment of 
site to create a new 12 storey building containing 199 student bedrooms (configured in 27 cluster 
flats and 43 bedsit/studios) with ancillary facilities, together with restaurants/cafes (use class A3) and 
drinking establishments (use class A4) commercial uses on ground floor frontages on mayflower 
street - Application WITHDRAWN 16 August 2013 

 



 

 

5.   Consultation responses 

Economic Development Department: No objection subject to conditions requiring an employment 
skills plan. 

Plymouth University (Director of Estates & Capital Projects): given the scale of the development 
proposed, raises concerns about the potential for issues arising from a cluster of student 
accommodation in this area where there are two other large purpose-built student blocks in close 
proximity (if this scheme is approved and constructed there could be at least 1300 student rooms in 
the locality).  They explain that there are two types of risk.  Firstly noise and disruption affecting 
students during construction could result in the loss of students from the University given that 
student satisfaction with their accommodation is known to influence students’ views of the 
University and course of study.  Secondly, social concerns could arise in the area due to the high 
concentration and the fact that management responsibility for the accommodation rests with an 
external provider rather than the University itself.  In conclusion, the correspondence states ‘Whilst 
the University is supportive of schemes to improve residential provision for students, and in 
particular those within easy reach of our teaching locations, we are also concerned where there is 
too much development in one place.’ 

Urban Design Officers: Support the scheme, including the height proposed.  Conditions should be 
attached to prevent unsightly roof level plant and to prevent the obscuring of windows with vinyls. 
Welcome use of Plymouth limestone and the clay cladding proposed, the colours for which should 
be drawn from Plymouth limestone tones in a gloss finish to minimise weathering.   

The proposal to provide a high quality public realm using natural materials (granite) and provision of 
new street trees is welcomed. The public realm scheme is supported although there are issues of 
detail still to be resolved to ensure an acceptable scheme that can be adopted where necessary (a 
Section 278 highways agreement will be required). 

Design Review Panel: (application stage desktop review conducted as follow up to pre-application 
panel session): supportive of the proposal, which is noted to be a significant improvement on the 
scheme previously presented to the panel.  The footprint/siting and relationship to the proposed city 
centre masterplan is supported, as is the proposed cladding (subject to being high quality and well 
detailed).  Some concerns were expressed about the position of the commercial bins, and the panel 
suggested that a more innovative/funky feel to the smaller building, and greater transparency through 
the ground floor would be beneficial.  Further detailed comments about the design of landscaping, 
public realm, external lighting were also made. 

Highway Authority: no objection in principle subject to conditions and minor changes on the highway 
in the immediate vicinity of the site, which would require a highway agreement. 

Devon & Cornwall Constabulary Designing Out Crime Officer – no objection. 

Public Health: no objection in principle.  Notes that the application is just outside the Council 
Cumulative Impact Policy Area where it is unlikely that additional alcohol sales licenses would be 
granted (unless alcohol provision is ancillary to other activities such as the provision of food). 

Historic Environment Officer: Notes that the site may include remains of the 
historic Drake’s (aka Plymouth) Leat.  A condition is therefore necessary to 
require recording prior to works which may impact or destroy the remains. 

Environment Agency: no objection.  The proposed drainage strategy can achieve a 
betterment compared to the existing situation in terms of minimising the risk of 
sewer flooding and pollution of the water environment.  The application should 
not be determined until the Lead Local Flood Authority (LLFA) has confirmed that 
they are satisfied with the detail of the proposed drainage scheme. 

Lead Local Flood Authority: an assessment of exceedance flow routes should be 



 

 

undertaken and confirmed on a plan.  An assessment of surface water flows from 
land outside the site should be completed, and any mitigation proposed. Details of 
how and when the proposed drainage system is to be managed and maintained 
should be submitted (in this case all of the above may be secured by way of a pre-
commencement condition). 

Natural Infrastructure Team:  No objection subject to conditions (securing 
biodiversity enhancement and protecting any nesting birds) and S106 
contributions.  Replacement tree planting for trees being removed will be needed.  
Trees on the adjacent site subject to a tree preservation order should be 
protected from accidental damage during construction works.  

Public Protection Service: No objection subject to conditions as recommended. 

Low Carbon Team: No objection. The final report addresses our points raised, 
but the solar PV panels proposed should not be at the expense of the S106 
contribution already agreed (in line with policy CCO5). 

Wales & West Utilities: provides information about their apparatus in the area 
(crossing the area where the new building would be constructed) and confirms 
that the applicant would need to contact them before commencing any works on 
site [the letter has been passed to the applicant]. 

 

6.   Representations 

The applicant’s Design and Access Statement confirms that they held a community engagement event 
in the shop unit on site prior to the submission of the application. The event, which was publicised 
by way of a leaflet drop, targeted invites and a press release (which led to a Plymouth Herald article) 
took place on 26 February 2016 from 15.00 until 20.00.  Only two comments were received on the 
day – both were positive and supportive of the development. 

Two rounds of formal public consultation have been carried out during the assessment of the 
planning application.  In total, 2 representations in support and 4 representations in objection have 
been received. 

Consultation on the initially submitted scheme generated one letter of support and one of objection.  
In support of the scheme the points made are summarised as follows: 

• Student accommodation is needed for an ever growing university, and enables converted houses 
in residential areas to become available to non-students. 

• The city centre is the perfect location - more life will be brought to the city centre, hopefully 
attracting more businesses.   

• A high number of high rise buildings concentrated into one area is better than having them 
scattered around (a lot of cities have concentrated high rises).  

• These buildings have been derelict for too long. 

In objection to the scheme, the points made are summarised as follows: 

• The building will dwarf others in the vicinity, casting permanent blight and a permanent shadow 
on them. 

• The building has no design features of merit and is incongruous – it will neither bring pleasure to, 
or enhance quality of life of dwellers. 

One further objection was received following the close of the initial consultation period.  This raised 
the following concerns: 

• Impact of this tall building (considered alongside Mayflower House) on shops in Mayflower St 
(loss of light and the street will become oppressive). 



 

 

• The influx of new students will add to the congestion in Mayflower St, which is already the 
second busiest street in the city centre.  Buses could be affected.  Particular concerns are 
expressed about likely congestion at student drop off time at the start of term, and during the 
construction period.   

Planning agents representing the owner of the adjacent Money Centre also wrote at this stage to 
confirm that they do not object in principle, but wish to ensure that the development does not 
preclude the future development of the Money Centre (a pre-application enquiry for the 
redevelopment of the site to provide a mix of town centre uses expected to include student 
accommodation and a hotel has recently been submitted).  They pointed out the need to consider 
the day/sunlight implications on the Money Centre, and to preserve its existing/future servicing 
arrangements.   

The applicant therefore generated additional materials which were subject to further consultation 
alongside revised drawings which included changes made to the north east elevation, internal 
reconfiguration which facilitated the addition of 14 extra bedspaces and other minor design changes.   
The second consultation generated one further comment in support, and two objections (including 
the Money Centre).   

Comments in support are summarised as follows: 

• Good quality, properly managed student blocks are preferable to the continued conversion of 
former family houses into overcrowded, often poorly maintained student HMOs.  These are 
described as destroying local communities by bringing problems of litter, parking and anti-social 
behaviour to the long-term residents of these areas that remain.   

• The existing building has been vacant/derelict for some time and is becoming an eyesore  

 

Comments in objection are summarised as follows: 

• There is already enough student accommodation in existence or in construction. 

• The City Centre is in danger of being overrun by these buildings. 

• The building is too big 

A further representation submitted on behalf of the Money Centre, whilst supportive in principle and 
welcoming the Oriel windows incorporated into the design, objects to the proposals on the basis 
that it will reduce sun and daylight to the site affecting both the existing building and their proposed 
redevelopment of the site.  Their objection is supported by a sun and daylight study which concludes 
that the proposed development would have: 

• A perceptible impact on the skylight of all 77 windows on the Money Centre’s south west façade, 
with all windows falling below the 27% ‘Vertical Sky Component’ level recommended by the 
accepted national guidance on sun and daylight analysis (BRE Report 209).  The most affected 
window would be reduced from 39% to 8.95%. 

• A perceptible impact on the sunlight levels of 69 of the 77 windows on the south west façade of 
The Money Centre.  Window 6 would be the worst affected window with its annual probable 
sunlight hours (APSH) reduced from 1018h50m to 213h09m and its annual probable sunlight 
hours in the winter months (WPSH) reduced from 363h28m to 122h17m.  

• An impact on the potential for any future development at The Money Centre site to achieve 
good diffuse daylighting. The VSC of the worst affected point 1.6m above the centre line of the 
road between 17-19 Mayflower Road and The Money Centre would be reduced from 30.50% to 
2.95%.  
 
 
 
 



 

 

7.   Relevant Policy Framework 

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 
development plan, any local finance and any other material considerations. Section 38(6) of the 2004 
Planning and Compensation Act requires that applications are to be determined in accordance with 
the development plan unless material considerations indicate otherwise. 

The development plan comprises of the Local Development Framework Core Strategy (Adopted 
April 2007).  In the case of this application, it also comprises the City Centre & University Area 
Action Plan. 

The development plan is currently being reviewed as part of the Plymouth Plan.  The Plymouth Plan-
Part One was approved by the City Council in September 2015.  The Plan, which incorporates draft 
development plan policy, has been prepared following a consultation process.  As such it is a material 
consideration for the purposes of planning decisions.   

The policies contained in National Planning Policy Framework (the Framework) and guidance in 
National Planning Practice Guidance (NPPG) are also material considerations which should be taken 
into account in the determination of planning applications.  Due weight should be given to relevant 
policies in existing and emerging plans according to their degree of consistency with this framework 
(the closer the policies in the plan to the policies in the Framework, the greater the weight that may 
be given). 

The Framework provides that the weight to be given to an emerging draft plan is also to be 
determined according to: 

• The stage of preparation of the emerging plan (the more advanced the preparation, the greater 
the weight that may be given).  The Plymouth Plan is at a relatively early stage of preparation. 

• The extent to which there are unresolved objections to relevant policies (the less significant the 
unresolved objections, the greater the weight that may be given).   

At the heart of the Framework is a presumption in favour of sustainable development.  In the 
context of planning applications, this means approving development proposals that accord with the 
development plan without delay but where the development plan is absent, silent or relevant policies 
are out-of-date, granting permission unless: 

• Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits; or 

• Specific policies in the Framework indicate development should be restricted. 

Additionally, the following planning documents are also material considerations in the determination 
of the application: 

• Sustainable Design Supplementary Planning Document 

• Development Guidelines Supplementary Planning Document 

• Planning Obligations & Affordable Housing 2nd Review Supplementary Planning Document 
 

 8.   Analysis 

1. This application has been considered in the context of the development plan, the draft 
Plymouth Plan, the Framework and other material policy documents as set out in Section 7.   

2. The Core Strategy policies of most relevance to the determination of this application are 
CS01 (Sustainable Communities), CS02 (Sustainable Design), AV03 (Plymouth City Centre 
Area Vision), CS04 (Future Employment Provision), CS06 (City Centre), CS13 (Evening / 
Night Time Economy Uses), CS15 (Overall Housing Provision), CS19 (Wildlife), CS20 
(Sustainable Resource Use), CS21 (Flood Risk), CS22 (Pollution), CS26 (Sustainable Waste 
Management), CS28 (Local Transport Considerations), CS32 (Designing Out Crime), CS33 



 

 

(Community Benefits/Planning Obligations) and CS34 (Planning Application Considerations). 
All policies with a ‘CS’ prefix referred to below are those of the Core Strategy. 

3. The site is located within the area of the city centre covered by City Centre and University 
Area Action Plan (AAP) proposal CC11 (Cornwall St, part of the Core Retail District).  
Policies CC01 (Place making and the Historic Environment), CC03 (City Centre Public 
Realm), CC04 (A Sustainable City Centre Neighbourhood), and CC05 (CHP, District Heating 
and Cooling) are also relevant.  All policies/proposals with a ‘CC’ prefix referred to below 
are those of the City Centre and University AAP. 

4. The policies of most relevance from the emerging Plymouth Plan are Policy 12 (Delivering 
strong and safe communities and good quality neighbourhoods), Policy 15 (Meeting local 
housing needs), Policy 18 (Delivering sufficient land for new jobs), Policy 20 (Delivering 
sufficient land for new homes to meet Plymouth’s housing need), Policy 29 (Place shaping and 
the quality of the built environment), Policy 30 (Safeguarding environmental quality, function 
and amenity) and Policy 42 (Improving Plymouth’s City Centre). 

5. The main planning considerations are the principle of the change of use; design considerations 
including impact on movement around this part of the city centre precinct as well as impact 
on its character and appearance, transport issues, sustainability, and other environmental 
issues including microclimate, noise and air quality.  The consideration of these issues is 
explained in full below. 

  

 Principle of Development – Retail and Office 

6. In order to deliver its vision of reinforcing the City Centre’s role ‘as a vibrant and thriving 
regional destination… as well as being a safe place of quality in which to live’, the Core 
Strategy (Area Vision 3) encourages a diversification of City Centre functions to give more 
life outside shopping hours, including intensification of residential, office and cultural uses 
(including where appropriate, the introduction of tall buildings).  The significant intensification 
it promotes (to include taller buildings at key locations) should ‘offer visitors and residents a 
24-hour life’.   

7. Policy CS06 also welcomes development which improves the overall mix of uses in the city 
centre in order to assist with its objectives of improving its viability and vitality and creating a 
safe and accessible shopping environment.   

8. In this location, the proposed replacement of a public house use (Use Class A4) with a 
mixed-use building comprising A1-A3 uses (as described in Section 2 of this report), offices, 
and student accommodation, fits well with this vision.  It proposes an efficient use of 
previously developed land which will significantly intensify the use of the site, by introducing 
three distinct uses which bring significant benefits to the city centre for a number of reasons.   

9. First and foremost, the proposal will bring a longstanding vacant/derelict building in this prime 
city centre gateway location back into use.  As the site has been unused since 2009, reuse in 
itself will bring significant benefits to the immediate environment. 

10. Turning to the uses proposed, the office units will support the city centre by locating 
workers where they can support shops and other services.  The 267 students will bring 
similar benefits (in an area where there are currently few, if any, residential units), but will 
also bring activity, surveillance and vibrancy to the city centre outside normal 
working/shopping hours.  The benefits brought by the shop unit will depend on which use it is 
put to, but A1 or A2 uses will bring surveillance and activity at this key location on walking 
routes between Eastlake St and Mayflower St/Cornwall St.  An A3 café/restaurant use could 
bring further benefits by animating this area into the evenings.  The office units (where 



 

 

proposed) also have further benefits within the building itself by acting as a buffer between 
the food and drink and residential uses, thereby reducing noise transfer between these uses. 

11. Whilst on the face of it the mix of uses proposed therefore appears to offer significant 
benefits to this part of the city it is necessary to consider each use in more detail. 

12. The retail uses proposed in the shop unit receive support from proposal CC11.  Whilst this 
policy sought specifically to support the delivery of a large new department store (Cornwall 
St west of Armada Way) alongside a major retail redevelopment proposal on the block 
containing this site, this proposal has clearly not come to fruition.  However, the site remains 
within the City Centre’s Core Retail District and continues to be considered suitable for 
retail led regeneration.  The recent City Centre Masterplan (prepared by LDA Design as an 
evidence base document to the emerging Plymouth Plan) indicates a development of 
c16,000sq m of retail and c7000sq m of residential in this area, along with 416 parking spaces 
in a new multi-storey car park fronted with retail units.  The current proposal has been 
designed specifically to support the objectives of this masterplan (this issue is discussed 
further in the design section later in this report) and would not undermine this development 
proposal in any way.  Critically, the retail use proposed by this scheme will support this 
masterplan proposal (as it would the current shops on Mayflower St) by activating the key 
pedestrian desire line between Eastlake St and Mayflower St and drawing more shoppers 
onto Mayflower St. 

13. Whilst neither proposal CC11 nor the City Centre Masterplan specifically envisaged office 
uses on this site, CS04 seeks to develop the city centre’s role as the city’s core location for 
new office development.  The creation of new office units is welcomed in an environment 
where existing offices such as those at Mayflower House are being lost temporarily as part of 
redevelopment proposals.  It is notable that proposal CC15 promotes offices and student 
accommodation (amongst other uses) rather than retail on the ‘Northern Triangle’ areas to 
the north of Mayflower St (both east and west).  The City Centre Masterplan also promotes 
this as an office location, noting that office space ‘can ensure greater degree and consistency 
of activity throughout all times of day and year…’ compared to student accommodation as a 
single use.  The inclusion of office space on this site, although just outside the CC15 
boundary, would support the Northern Triangle objectives and is particularly important to 
balance the student accommodation proposed. 

  

 Principle of Development – Student Accommodation 

14. Consideration of the need for a detailed policy on purpose built student accommodation in 
this area is underway as part of the Plymouth Plan work.  Although there is no such policy 
within the adopted Core Strategy or City Centre & University AAP, other policies contain 
relevant wording: CS01 requires development to help support a sustainable linked community 
and CS15 deals with conversion of properties into flats or Houses in Multiple Occupation 
(although it does not deal specifically with students or purpose built accommodation). 

15. The Development Guidelines SPD does, however, contain detailed guidance (paragraphs 
2.8.46-2.8.54), including detailed guidance on transport considerations and standard of 
accommodation. Paragraph 2.8.46 is particularly relevant in setting the general approach: 

16. Purpose-built student accommodation in the form of cluster flats and studio developments, in 
accessible locations, with on-site management staffing, relieves the pressure on family-sized 
dwellings in popular locations such as Mutley and Greenbank and Derriford and reduces the 
need for students to commute by car. The Council supports this form of student 
accommodation as long as it is well designed, provides a decent standard of accommodation 
and is suitably located to minimise any negative impacts on residential amenity. 



 

 

17. Emerging Plymouth Plan policies are also relevant: Policy 1 identifies that it is important that 
every student feels welcome and has access to quality accommodation near their place of 
study.   Policy 15 offers similar criteria for assessment, with the addition of regeneration 
objectives as an additional consideration: 

 The City will ensure that everyone has access to a decent, safe and affordable home, 
which is suited to their needs, promotes health and is located in a community where they 
want to live, by… 

 The LPA will contribute to meeting local housing needs by: 

 Supporting purpose built student accommodation in the form of cluster flats and 
studio developments where these are [i] in locations close to the education establishment, [ii] 
support wider regeneration objectives, [iii] are acceptable in terms of their impact on existing 
residential areas, and [iv] which provide decent accommodation with support facilities and 
appropriate provisions for on-going management of the development. 

18. Considering each element of the emerging policy in turn: 

 i/ The site is very well located relative to the University.   

 ii/ The proposal supports the regeneration of the city centre in many ways (as 
discussed above) and will redevelop a long standing vacant unit.  However, the degree to 
which a potential emerging concentration of student accommodation in this location could 
undermine regeneration objectives for the city centre is discussed below. 

 iii/ There is no residential context to the scheme (with the exception perhaps of a 
single flat within the Methodist Church complex which has not raised any objection), and 
therefore there is no potential for impact on a residential area 

 iv/ All units would have access to a laundry, student gym (37 sq m) and student cinema 
(54 sq m) in the basement, with a study room (59 sq m) and breakout room (55 sq m) at 
ground floor and a further small study room (17 sq m) at first floor.  The units themselves 
are also reasonably sized, with all studios exceeding 20 sq m (typically 4m wide x 5m deep), 
and bedrooms to the cluster flats around 14 sq m (2.6m wide x 5.4m deep).  The communal 
kitchen/diners/lounges to the cluster flats are also typically 20 sq m (shared between 3, 4 or 5 
bedrooms).  These sizes appear to compare favourably with other schemes consented 
recently and far exceed the housing room size minimum of 6.5 sq m. 

19. The office and breakout room on the ground floor would allow for consultations or similar 
welfare facilities if these were needed to provide student support services.   

20. The application is supported by a document setting out the proposed management 
arrangements (see summary in section 2 of this report) which will include on site staff during 
office hours, and trained student wardens with 24hr access to security services after hours. 
This document confirms that a comprehensive, professional and permanent management 
regime will be put in place, operating with the student occupiers and in collaboration with the 
Universities and the local community.  Whilst key principles are set out, a pre-
commencement condition (referencing the submitted document) will be needed to secure full 
details once an operator and student management team has been appointed to manage the 
scheme.   

21. The applicant’s submitted report mirrors the assessment above in relation to the location and 
type of product proposed,  and explains why a higher quality product is proposed (they have 
confirmed separately that the scheme will target returning rather than first year students): 

 ‘The proposed development would be extremely well located compared with market 
competitors, meaning that it is likely to have strong appeal. Its location adjacent to the University 
campus would be attractive, especially in a market where location is a key consideration. The 



 

 

proposed room types would be placed into a competitive and growing marketplace, and the proposed 
rents would need to be coupled with a high specification product.’ 

22. Overall the scheme appears to satisfy the criteria set out in emerging policy and in the 
existing adopted SPD. 

23. Whilst the specific regeneration benefits of student accommodation to the city centre are 
acknowledged by existing and emerging policies, and by supporters who have made 
representations to this application, there have also been objections to the introduction of 
additional student accommodation.  In particular, the degree to which there is a need for 
purpose built student housing has been questioned, and it is clear that a significant number of 
purpose built student bedspaces are currently under construction. Whilst there is no policy 
requirement for a developer to demonstrate need, and consequently no justification for 
refusal in principle if the need for the development is in question, it is useful to consider 
issues of supply and demand. 

24. In respect of demand, the applicant’s report, prepared in support of the application by 
Cushman and Wakefield, concludes that:  

 ‘Student number growth at Plymouth University has been below the national average over the 
last five years, although the institution is recruiting an increasing number of students from outside the 
South West, raising the demand for accommodation bed spaces. It has also managed to increase its 
number of postgraduate students at a rate faster than the national average since 2009/10’ 

25. In terms of supply, PCC’s own high level analysis (being undertaken in support of the 
development of Joint Local Plan planning policy in this area) suggests that there are around 
5000 purpose built bedspaces in the city (some of which can be occupied by key workers as 
well as students), with a further 1300 currently under construction, equating to around 1 
purpose built bedspace for every 3 full time (FT) students in the city.   

26. The figures in the 2016 Savills UK Student Housing Report suggest stronger need than that 
suggested by PCC’s own figure.  It identifies Plymouth as having 4+ FT students for each 
purpose built bedspace, whereas it notes that one third of all full time UK students live in 
purpose built student accommodation. The report notes that a greater proportion of 
students are housed in purpose built accommodation in other cities, including Bristol and 
Cardiff (2.5-3.0: 1) and Liverpool, Manchester, Sheffield and Nottingham (2-2.5:1).   

27. The applicant’s own report states by way of a summary that:  

 ‘Despite recent stalls in recruitment and the development of additional accommodation stock, 
the student to bed ratio in Plymouth remains healthy, and will only fall to the national average with 
the development of the 2,000+ bed spaces in the planning pipeline. This should mean that products 
that offer good value and a great student experience should still be set to succeed in the Plymouth 
market’.   

28. The report also notes that:  

 ‘the development of private sector accommodation has increased the quality of product 
available to students, and has allowed the University to raise the standard of stock it provides through 
nomination agreements’.   

29. This is, however against the backdrop that    

 ‘Overall accommodation quality in Plymouth is below the national average, with the UPP stock 
[managed on behalf of the University] the poorest overall – largely a result of taking on older, 
standard bed spaces.’   

30. Overall, officers’ conclusion from this analysis is that, whilst demand appears to be less than 
that being reported by leading property consultants, there remains a demand for new 
purpose built accommodation in quantitative terms, as well as in qualitative terms. 



 

 

31. The key planning test for any proposal is whether it would cause harm, either to its 
immediate locality, or by association to wider planning/regenerations objectives for the area.  
In this respect it is necessary to return to the University’s concerns about the emergence of a 
potentially undesirable concentration in this locality.  Proposal CC15 encouraged a gradual 
change in this area ‘so that it has a stronger relationship with the University and the North 
Cross office district’.  Whilst offices, residential and hotel uses were also promoted, student 
accommodation has proved the most attractive to the market, and this has given rise to some 
concerns amongst objectors, including the University themselves.   

32. These concerns reflect recent planning decisions which have approved significant numbers of 
student bedspaces to be managed by 3rd party operators (not by the University) in the 
‘Northern Triangle East’ site (between Cobourg St, Mayflower St and Armada Way) as 
follows: 

 Beckley Court – 507 bedspaces (14/01329/FUL) – Under construction 

 Mayflower House – 490 bedspaces (15/01622/FUL) – Not yet commenced, although 
existing uses have been vacated to facilitate redevelopment. 

33. If both completed, these two schemes, when coupled with the existing 214 bedspace 
‘Discovery Heights’ building managed by Unite (at least 75% of which is students) could lead 
to there being 1211 students in this area.  Whilst the application site is slightly removed from 
this area it is in very close proximity. 

34. One of the University’s concerns is that impacts from construction noise etc, may impact on 
student retention and students’ perception of the University by disrupting students in existing 
accommodation nearby.  This concern would apply equally to any development regenerating 
this part of the City Centre, and refusal on such grounds is not justifiable where impacts can 
be managed through conditions.  Officers consider that this issue can therefore be mitigated 
by attaching conditions to secure the usual construction management plans.   

35. More significant are the concerns about the concentration of bedspaces in a particular area.  
As set out above there are no existing residential communities in this part of the city centre 
whose amenity could be harmed; however, if a concentration were to generate social 
concerns such as noise and anti-social behaviour, these could undermine the wider 
regeneration objective of establishing a mixed community in the city centre as set out in 
policies CS15, policy CC04, and policies 12, 15 and 42 of the emerging Plymouth Plan.  

36. It is firstly worth noting in this respect that although the schemes in question will 
accommodate a large number of students, because of their high rise nature and efficient use 
of land there will remain further sites through which development could deliver other types 
of housing to contribute to a broader housing mix.  The indicative proposal for Cornwall St 
East in the City Centre Masterplan, for example, includes 92 residential apartments. 

37. Secondly, it is notable that whilst the University raises concerns about the potential impacts 
of this concentration, they do not object in principle.  In fact they confirm that they are 
supportive of schemes to improve residential provision for students, particularly where they 
are within easy reach of their teaching locations, as is the case with this site.  They appear to 
suggest that the acceptability of the proposal rests with its management arrangements; their 
concern is that such matters are beyond their control if the scheme is managed by a private 
operator. 

38. The applicant has, however, submitted a management plan with the application, and a 
condition is proposed to enable this to be confirmed once an operator for the development 
is in place.  The plan confirms that a comprehensive, professional and permanent management 
regime will be put in place, operating with the student occupiers and in collaboration with the 
Universities and the local community. A dedicated specialist student management company 



 

 

and team will be appointed and the building will be operated in accordance with ANUK Code 
of Standards for Larger Developments (www.anuk.org.uk). 

39. An on-site management team will manage the site Monday to Friday 8.30am to 

40. 5.00pm (times may vary depending on needs of service). The management team will consist of 
a Manager, administrative, cleaning and maintenance staff. Out of core hours cover will be 
provided by retained student wardens, with a mature outlook, who are resident on the site. 
At least one warden will be on call on a rota basis when the daytime site team is off duty. 
Student Wardens are employed by the managing agent under an annual contract of 
employment and receive a monthly salary.  They have access to an on call security company 
to respond to any serious issues. 

41. Officers have not been presented with any evidence that a concentration of this number of 
students cause any social or environmental harm, and there is no reason to believe that 
adequate management arrangements cannot be put in place for a scheme of this size.  
Similarly, officers do not consider that the concentration will be such that the wider 
objectives for city centre regeneration will be undermined.   

42. On this basis, officers conclude that the principle of student accommodation in this location, 
and in the form proposed, is lent significant support from existing and emerging policy, and 
consider that alongside the other uses within the scheme, it could bring significant benefits to 
this part of the city centre in compliance with relevant policies/proposals CS01, AV03, CS04, 
CS06, CS13 and CS15; CC11 and CC04; and emerging Plymouth Plan policies 12, 15 and 42. 

  

 Housing Delivery and 5 Year Land Supply 

43. Policy CS15 of the Core Strategy identifies that 17,250 new homes are required to be built in 
the city by 2021, and these are required to meet the current and future needs of the 
population including students.  The July 2016 consultation on the Plymouth & SW Devon 
Joint Local Plan (incorporating the document formerly known as the Plymouth Plan) identifies 
a need for 21,000 new homes in the ‘at Plymouth’ area (the city’s administrative boundary as 
well as some of its immediate environs in adjacent Local Authority areas) between 2014 and 
2034. 

44. When determining applications for residential development it is important to give 
consideration to housing supply. Although it is proposed to limit occupation of this scheme 
by planning condition, consideration must be given to student accommodation developments 
that result in additional dwellings to the dwelling stock (i.e. cluster flats). 

45. Paragraph 47 of the NPPF stipulates that “to boost significantly the supply of housing, local 
planning authorities should…identify and update annually a supply of specific deliverable sites 
sufficient to provide five years’ worth of housing against their housing requirements with an 
additional buffer of 5% (moved forward from later in the plan period) to ensure choice and 
competition in the market for land. Where there has been a record of persistent under 
delivery of housing, local planning authorities should increase the buffer to 20% (moved from 
later in the plan period) to provide a realistic prospect of achieving the planned supply and to 
ensure choice and competition in the market for land” 

46. Paragraph 49 of the NPPF states that “housing applications should be considered in the 
context of the presumption in favour of sustainable development. Relevant policies for the 
supply of housing should not be considered up-to-date if the local planning authority cannot 
demonstrate a five-year supply of deliverable housing sites.” 

47. For the reasons set out in the Authority’s Annual Monitoring Report (January 2015) 
Plymouth cannot demonstrate at present a deliverable 5 year land supply for the period 
2015-20 against the housing requirement set out in the Core Strategy which was set prior to 



 

 

the economic downturn. Plymouth can however identify a net supply of some 5,599 dwellings 
which equates to a supply of 3.1 years when set against the housing requirement as 
determined by the requirements of the NPPF or 2.5 years supply when a 20% buffer is also 
applied. 

48. The NPPF (footnote 11) also specifies that to be considered deliverable, a site must be: 

a. Available to develop now 

b. Suitable for residential development in terms of its location and sustainability; and 

c. Achievable, with a reasonable prospect that homes will be delivered on the site within 
five years and in particular that the development of the site is viable. 

49. Paragraph 14 of the NPPF states “At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development, which should be seen as a golden thread 
running through both plan-making and decision taking.  For decision-taking this means: 

a. approving development proposals that accord with the development plan without 
delay; and 

b. where the development plan is absent, silent or relevant policies are out-of date, 
granting permission unless: 

c. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this framework taken as a whole; or 

 specific policies in this Framework indicate development should be restricted” 

50. As Plymouth cannot demonstrate a 5 year supply when set against the housing requirement 
as determined by the requirements of the NPPF, the city’s housing supply policy should not 
be considered up-to-date. Paragraph 14 of the NPPF is therefore engaged and substantial 
weight must be accorded to the need for housing in the planning balance when determining 
housing applications. 

51. Due to the need to accelerate housing delivery a 2 year consent rather than a 3 year consent 
has been secured by condition. This is in accordance with Strategic Objective 10(8) 
(Delivering Adequate Housing Supply) and paragraphs 10.34, 17.1 and 7.13 of the Core 
Strategy and Policy 46 of the Plymouth Plan. 

 

 Design 

52. The proposal has been through a detailed pre-application process which has involved a 
presentation to the Devon Design Review Panel and a subsequent ‘Desktop Review’ where 
the panel commented on resultant changes made to the scheme.  Similar development 
proposed on the site has also been subject to significant pre-application discussions (including 
Devon Design Review Panel sessions) under its previous ownership, and the design 
development work has been passed to the current owner.  The scheme before members 
therefore represents the culmination of several years of design thinking which has evolved 
over numerous iterations, and officers agree (as does the design panel) that the scheme has 
improved greatly through that process. 

53. The site occupies a challenging position insofar as it must address public areas to three of its 
four sides.  Following several complex proposals, the footprint of the building has been 
rationalised and simplified such that it addresses each of its frontages successfully.  The 
acquisition of the former Vibes music shop has helped the current owner to achieve this as 
previously rights of light to the shop’s side windows meant that the main building line along 
Mayflower St could not be continued.  The building line is now continued before stepping 
forward such that it creates a ‘bookend’ in the streetscape when looking eastwards along 
Mayflower St.  This approach is supported by officers and the design panel. 



 

 

54. The north eastern elevation addresses the unnamed service road between the site and the 
Money Centre, and includes an active shop unit with significant glazing which will animate the 
busy pedestrian route between Drake Circus and Mayflower St.  To the south the footway 
would extend into a terrace to the rear of the shop unit which will have a sunny south facing 
aspect and will create surveillance over the multi-storey car park and its perimeter access 
road.  Both are currently unattractive and not subject to any overlooking.  Officers consider 
this area of the site, which is also a key pedestrian route from Cornwall St to the car park 
and Mayflower St, will be radically improved by the scheme.  These aspects of the scheme 
receive support from policy CS02 which encourages recognisable, legible routes, safe and 
attractive spaces surrounding buildings, and active frontages and surveillance. 

55. Another major benefit brought by the scheme is that it creates a new pedestrian link from 
Cornwall St and the Car Park to Mayflower St to the west of the building.  Whilst this 
footpath will be narrow, more glazing has been introduced on this elevation, and a condition 
will secure details of lighting.  The major benefit of this change (also brought through the 
integration of the former Vibes record shop) is that the scheme protects land to enable the 
wider N-S link suggested by the City Centre Masterplan (as an intimate shopping street of the 
type not currently provided in the city centre) to be delivered in future.  LDA Design 
(consultant author of the Masterplan acting on behalf of Plymouth City Council) has 
confirmed that the proposals would not prejudice the masterplan’s aspirations in this respect. 

56. The Design Review Panel were supportive of the scheme’s height, and following review of a 
tall building analysis submitted as part of the Design and Access Statement, officers agree that 
the height proposed is acceptable in design terms.  Although the scheme lies just outside the 
tall building zone, it is within the zone of intensification and occupies a gateway location on 
the edges of the historic Beaux Arts grid.  In this respect it is considered acceptable when 
considered against policies CC01 and CS02.  The views analysis shows that the building 
would not be especially dominant in the skyline in medium to long distant views.  It would be 
most visible in views from Mountbatten, but from this viewpoint it would be set against the 
backdrop of Beckley Court, which once completed would remain the tallest and most 
prominent building in this view.  Again the proposal is considered consistent with policy CS02 
and the tall buildings part of the Sustainable Design SPD. 

57. The form of the buildings has also been simplified through design evolution and it now reads 
as a simple but elegant form comprising two distinct elements.  Each of these is treated 
differently in design terms.  The materials proposed are high quality, with large expanses of 
Plymouth Limestone used as a cladding on the smaller block, and a varied blue/grey clay 
cladding system used on the taller half of the building.   

58. Officers consider it essential that cladding systems on tall buildings are high quality, with a 
particular need to not accumulate dirt in the way that render does.  There is also a need for 
the clay cladding to be high performance in this case as the design intentionally extends the 
cladding almost down to ground level making it potentially vulnerable to damage as well as 
dirt accumulation from vehicle pollution etc.  The applicant is confident that the cladding 
system is suitably robust, and conditions are proposed to secure the final details of this 
system. 

 

Adaptability 

59. The applicant has provided a statement setting out how the building could be adapted to 
alternative uses in future in the event that the market changes and the demand for student 
accommodation reduces.  This is important in sustainability and design as well as housing mix 
terms, as it will protect this large building from becoming redundant such that carbon 
emissions embodied through the construction of a building are not wasted through 
premature demolition.  When constructing tall buildings in the city centre this is particularly 



 

 

important to ensure that they would not stand vacant in future, blighting the environment.  
The statement seeks to demonstrate how the units could be reused as open market 
apartments with minimal intervention.  Whilst some concerns are raised over the size of 
some 1-bedroom units (30sq m) compared to Plymouth’s previous SPD space standards (46 
sq m) and the emerging National Space Standards (37-50sq m), two studios combined would 
create a 1-bedroom flat (42sq m) in compliance with the 1-person national standard (37sq 
m), and the 2-bedroom unit shown (61sq m) would also meet the national standard (61sq m).  
Officers consider that the cluster flats could readily be adapted to larger flats and with further 
upgrading it would be possible to amalgamate some studios/cluster beds to create larger 
units.  The applicant has also confirmed that the proposed (concrete frame) construction 
type would allow for all internal fit-out to be removed if desired to enable the building to be 
used as an office or similar.  Overall, officers consider the building to be suitably adaptable for 
alternative uses in future if this becomes necessary so raise no objection subject to a 
condition which is proposed to ensure that the building is constructed in this way. 

  

 Public Realm, Landscaping and Biodiversity 

60. The scheme proposes new hard landscaping to the edges of the roads around the site, plus an 
area extending across the turning head carriageway.  All paving would be Granite in 
accordance with the Plymouth Paving Manual so is supported by design officers.  The paving 
across the turning head is to be laid in alignment with the heavily used pedestrian cut-through 
between Drake’s Circus and Mayflower St, and picks up on an existing striped pattern on 
Eastlake Street.  Officers acknowledge that this route at present is either along a narrow 
footway or across part of the Methodist Centre car park.    Whilst it is not clear whether 
there will be any scope to continue this directional theme in the near future, the paving 
would set a strong precedent which any improvement to the Methodist Centre car park 
could pick up on.  Officers therefore support this aspect of the proposal on this key 
pedestrian route. 

61. Two trees would be lost from large planters in the public realm, but two new trees are 
proposed by way of compensation.  Whilst the loss is regretted, retention is not feasible as 
part this design.  Details of the new planting will be secured by condition.  Conditions are 
also needed to prevent any impact on the trees to the south of the Money Centre which are 
covered by a Tree Preservation Order, and to secure biodiversity benefits as set out in the 
submitted document. 

  

 Microclimate, including Sun and Daylighting 

62. The application is supported by a wind study, shadow study, and a daylight/sunlight study 
which specifically considers its impact on the adjacent Money Centre (submitted in respect to 
an objection from its owner).   

63. The wind study confirms that whilst there would be some impacts in the south west area 
where the rear student entrance is proposed, the scheme would not have a negative impact 
on the wind climate in areas which would affect other buildings.  The entrance canopy at the 
rear is designed to mitigate the impacts in this area. 

64. The Spring/Autumn equinox analysis shows that parts of the 5 storey office building to the 
north (Cobourg House) would be shadowed by the scheme until around 1pm, after which 
shadowing would be experienced only in the road and by the Money Centre.  In mid-summer 
there would still be some overshadowing of Cobourg House in the morning, but this would 
be minimal, and no part of the building would experience shadowing from midday onwards.   



 

 

65. The fact that a building is shaded does not, however, mean that it receives no daylight, as 
daylight is also reflected.  A more sophisticated sun and daylight analysis has been carried out 
for the Money Centre in response to comments received from its owner who also wishes to 
redevelop their site for mixed-use purposes including student accommodation.  Whilst the 
study concludes that the impacts on the existing office will be acceptable, the Money Centre 
has queried its findings and produced their own report which concludes that the scheme has 
significant negative impacts in respect of sun and daylight. 

66. At the time of concluding this report discussions are ongoing between the applicant’s and the 
objector’s sun and daylight consultants.  These discussions reflect the applicant’s assertion 
that the differences between the results arise from the use of more or less detailed analysis 
using different computer software analysis.  Officers await a further response from the 
applicant to understand whether the applicant has been able to reassure them that sun and 
daylight impacts will not be of significant detriment to the existing office building, or to the 
redevelopment potential of the site for alternative uses (as per current pre-application 
enquiry). 

67. Officers will update committee on this issue by way of an update report. 

  

 Privacy 

68. Although the Money Centre did not raise any concerns about loss of privacy, officers asked 
whether a solution to improve the distance between facing windows might be available given 
that the new building would be less than 14m from the existing Money Centre façade.  The 
applicant has amended the scheme to include projecting Oriel windows which allow light in 
from both sides, but only give occupants a view in a south easterly direction.  These will 
protect the privacy of future occupiers as well as the potential for residential 
occupation/redevelopment of the Money Centre.  They will also improve solar gain into the 
units on this side, and are likely to afford good views over Sutton Harbour to Staddiscombe 
and beyond from the higher floors. 
 

 Noise 

69. The former Voodoo lounge nightclub at the ground floor of the adjacent Money Centre 
complex has reopened during the course of this planning application under the name 
‘Mambos’.  Its licence permits it to open until 04.30AM.  In recognition of this fact, the 
applicant has carried out a further noise study, including a survey of noise from Mambos on 
what the public protection agree would be a typical winter evening.  In response, the acoustic 
performance of the building’s façade and windows is to be uprated, including the provision of 
a mechanical ventilation system which will mean that future residents do not need to open 
their windows to gain adequate ventilation.  These requirements are secured by condition, 
along with uprated acoustic performance in the floor between the commercial and student 
uses. 

70. Conditions are also proposed to control the proposed retail unit such that issues such as 
opening hours, deliveries and waste collection do not impact on the amenity of the future 
occupiers of the site, particularly if it is occupied as an A3 café/restaurant use into the 
evenings. 

  

 Air Quality 

71. The site is within the Air Quality Management Area (AQMA) declared due to exceedances of 
the annual mean nitrogen dioxide (NO2) objective.  In addition, the new building would 
create a street canyon with the adjacent buildings along Mayflower Street which may result in 



 

 

a worsening of air quality.  The application is therefore supported by an air quality assessment 
which assesses the risk that pollutant concentrations at the site may exceed the relevant air 
quality objectives and the development would result in new exposure within a location of 
poor air quality. 

72. However, the air quality assessment predicts a negligible impact on 1-hour NO2 and 24-hour 
PM10 concentrations as a result of the new street canyon, meaning that the impact on 
existing receptors would be negligible.   Furthermore the receptors adjacent to the Site along 
Mayflower Street are commercial or retail and therefore are not relevant exposure in terms 
of the annual mean objectives. 

73. The public protection service agrees with these findings, and officers therefore conclude that 
no specific air quality mitigation measures are necessary. 

  

 Flood Risk and Surface Water Drainage 

74. Surface Water is to be captured on site and attenuated in two tanks beneath the footways 
(there is also scope for further attenuation if required in the basement) before being released 
at a total discharge rate of 10ltrs/second into a SWW surface water drain.  Neither the 
Environment Agency nor the Lead Local Flood Authority (LLFA) raise objections to the 
scheme, and the submitted drainage strategy includes confirmation that South West Water is 
also happy with the strategy proposed.  A green roof has recently also been added to the 
scheme in line with a request made by the LLFA.  The strategy and its constituent parts are 
to be secured by condition. 

  

 Sustainable Energy 

75. The energy strategy for the site is based upon the ‘lean, clean, green’ approach which is the 
generally accepted hierarchical approach to saving carbon emissions through reducing energy 
demand, using energy efficient systems, and providing zero carbon/renewable technologies on 
site.  The proposal is for gas fired Combined Heat and Power (CHP) delivering domestic hot 
water and electricity (for communal areas and student space heating).  Further electricity is 
to be provided through Solar Photovoltaics (PV) to be provided at roof level.  Air Source 
Heat Pumps are also proposed to serve the office and retail units.  Whilst the scheme would 
be unlikely to connect to a City Centre district heat scheme until replacement of the CHP 
engine is needed, the applicant has agreed to future proof the scheme to allow a future 
connection, and has also agreed to make a financial contribution of £100,000 towards the 
establishment of the network. 

  

 Transport Implications  

76. The Local Highway Authority and Planning Officers agree that subject to conditions there are 
no transport reasons to justify refusal of the application.  A car–free development for 
students in this location is acceptable in line with the Development Guidelines SPD and 
emerging policy guidance, and public car parking around the site is plentiful for visitors to all 
the uses proposed.   

77. The site is in close proximity to University and City Centre facilities so all facilities (including 
a large supermarket) are immediately accessible from the site on foot.  The applicant has also 
agreed to make a S106 contribution towards strategic transport.  Whilst this is part of a 
wider scheme for Charles Street, the amount is equivalent to the estimated cost for the 
provision of an improved replacement pedestrian crossing over Charles St between the 
Jigsaw Garden and Tavistock Place.  This will significantly improve pedestrian accessibility 



 

 

between the site and the numerous student facilities and accommodation which exist in this 
area as well as Plymouth College of Art itself.  Public realm improvements immediately 
around the site are also proposed, and are discussed under the design section of this report. 

78. Adequate cycle parking (130 for students) and refuse storage facilities are proposed, and a full 
Travel Plan will be secured by condition.  The submitted Travel Plan makes reference to the 
University Travel Plan and proposes measures to promote walking, cycling and bus use, 
including info and advice; a covenant in tenancy agreements to prevent able bodied tenants 
from keeping a car.  The management plan also confirms that residents will not be permitted 
to join any residents’ parking scheme.  Arrangements for review include a residents’ survey 6 
months after first occupation; annual review in consultation with PCC and a formal review 
with PCC after five years. 

79. The management plan and Travel Plan both propose a regime to manage drop-off and pick-up 
at peak times such as the start and end of term, and officers consider the 2 loading spaces 
proposed, along with the multi-storey car park to the rear and on-street parking to the front 
to be adequate (subject to management as proposed).   

 

 9.   Human Rights 

Human Rights Act - The development has been assessed against the provisions of the Human Rights 
Act, and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This Act gives 
further effect to the rights included in the European Convention on Human Rights. In arriving at this 
recommendation, due regard has been given to the applicant’s reasonable development rights and 
expectations which have been balanced and weighed against the wider community interests, as 
expressed through third party interests / the Development Plan and Central Government Guidance. 

 

 10.  Local Finance Considerations 

The Local Planning Authority has assessed that this development, although not exempt from liability 
under the Community Infrastructure Levy Regulations 2010 (as amended), will not attract a levy 
payment, due to its size or nature, under our current charging schedule. 
 
 

 11.  Planning Obligations 

The purpose of planning obligations is to mitigate or compensate for adverse impacts of a 
development, or to prescribe or secure something that is needed to make the development 
acceptable in planning terms.  Planning obligations can only lawfully constitute a reason for granting 
planning permission where the three statutory tests of Regulation 122 of the CIL Regulations 2010 
are met. 
 
Planning obligations have been sought in respect of the following matters: 

• Strategic Transport (Tavistock Place pedestrian crossing, forming part of the Charles Cross 
and Exeter St Improvement Scheme)  

• Low Carbon         

• Local/Strategic Greenspace & Playing Pitches 
 
The submitted viability appraisal has been scrutinised by development viability officers, who agree 
that reduction of S106 contributions to £325,000.00 is justified.  Since this time, officers have 
negotiated an additional £25,000.00 through negotiations on the site energy strategy.  The final 
agreed package therefore equates to £350,000.00 to be split as follows: 

 



 

 

• Strategic Transport (Tavistock Place pedestrian crossing)  £217,000.00 

• Low Carbon        £100,000.00 

• Playing Pitches:        £33,000.00 

 

 12.  Equalities and Diversities 

The building will incorporate new, accessible retail/cafe unit and office floor space.  The student 
accommodation will also be provided in different formats to appeal to both undergraduate and 
postgraduate students of various backgrounds. Furthermore the provision of purpose built student 
accommodation is likely to result in the release of traditional family accommodation within the City 
which will benefit a huge range of people looking for properties to both rent and purchase. 

 

 13.  Conclusions 

Officers have taken account of the NPPF and S38(6) of the Planning and Compulsory Purchase Act 
2004 and concluded that, subject to final confirmation of impacts upon sun and daylighting to the 
Money Centre office building adjacent, the proposal accords fully with the adopted development 
plan, the emerging Plymouth Plan, the Framework and other material policy documents as set out in 
Section 7.  Officers consider that the scheme would bring significant regeneration benefits to this 
part of the City Centre.  These include redevelopment of a derelict site through the introduction of 
a good mix of uses which make efficient use of land, provide for additional employment and 
retail/café floorspace and purpose-built student accommodation.  The introduction of these uses fully 
supports regeneration objectives for the City Centre by introducing new facilities that will 
significantly improve the environment on this heavily trafficked walking route, as well as new 
residents and workers who will support shops, business and other facilities and bring safety and 
security improvements to the wider City Centre.  The design of the proposal at this gateway 
location at the entrance to the Abercrombie grid (policy CS02) is high quality and subject to final 
confirmation of sun and daylight impacts its local environmental impacts (including transport) have all 
been assessed and found to be acceptable. 

 

14.  Recommendation 

In respect of the application dated 01/06/2016 and the submitted drawings AS15.11 L.01.00 P2 SITE 
LOCATION PLAN; AS15.11 L.06.00 P2 DEMOLITION PLAN; AS15.11 L.01.01 P4 PROPOSED SITE 
PLAN; AS15.11 L.02.00 P4 BASEMENT FLOOR LEVEL; AS15.11 L.02.01 P4 GROUND FLOOR 
LEVEL; AS15.11 L.02.02 P3 FIRST FLOOR LEVEL; AS15.11 L.02.03 P3 FLOOR LEVELS 2-12; AS15.11 
L.02.04 P4 FLOOR LEVELS 13; AS15.11 L.02.05 P3 FLOOR LEVELS 14-15; AS15.11 L.02.06 P4 
FLOOR LEVEL 16; AS15.11 L.93.00 P5 EXTERNAL WORKS DRAWING; AS15.11 L.93.01 P3 
EXTERNAL WORKS - REFUSE and CYCLE STORAGE; AS15.11 L.04.01 P3 PROPOSED EAST 
ELEVATION; AS15.11 L.04.02 P3 PROPOSED SOUTH ELEVATION; AS15.11 L.04.03 P3 
PROPOSED WEST ELEVATION; AS15.11 L.04.04 P3 PROPOSED NORTH ELEVATION; AS15.11 
L.03.00 P2 PROPOSED SECTIONS - Sheet 1; AS15.11 L.03.01 P3 PROPOSED SECTIONS - Sheet 2; 
AS15.11 L.32.00 P1 PROPOSED WINDOWS - 'EYELID' OPAQUE GLAZING; AS15.11 S.06.00 P3 
ACCOMMODATION SCHEDULE;,it is recommended to:  Grant Conditionally Subject to a 
S106 Obligation.  Delegated Authority to Assistant Director for Strategic Planning & 
Infrastructure to refuse if agreed timescales are not met by the applicant. 

 

 

 



 

 

15.  Conditions 

CONDITION: DEVELOPMENT TO COMMENCE WITHIN 2 YEARS 

(1) The development hereby permitted shall be begun before the expiration of two years beginning 
from the date of this permission. 

 

Reason: 

To comply with Section 51 of the Planning  & Compulsory Purchase  Act 2004 due to the need to 
accelerate housing delivery in accordance with Strategic Objective 10(8) (Delivering Adequate 
Housing Supply) of the Local Development Framework Core Strategy and Policy 46 of the Plymouth 
Plan. 

 

CONDITION: APPROVED PLANS 

(2) The development hereby permitted shall be carried out in accordance with the following 
approved plans: 

AS15.11 L.01.00 P2 SITE LOCATION PLAN; 

AS15.11 L.06.00 P2 DEMOLITION PLAN; 

AS15.11 L.01.01 P4 PROPOSED SITE PLAN;  

AS15.11 L.02.00 P4 BASEMENT FLOOR LEVEL; 

AS15.11 L.02.01 P4 GROUND FLOOR LEVEL; 

AS15.11 L.02.02 P3 FIRST FLOOR LEVEL; 

AS15.11 L.02.03 P3 FLOOR LEVELS 2-12; 

AS15.11 L.02.04 P4 FLOOR LEVELS 13; 

AS15.11 L.02.05 P3 FLOOR LEVELS 14-15; 

AS15.11 L.02.06 P4 FLOOR LEVEL 16; 

AS15.11 L.93.00 P5 EXTERNAL WORKS DRAWING; 

AS15.11 L.93.01 P3 EXTERNAL WORKS - REFUSE and CYCLE STORAGE; 

AS15.11 L.04.01 P3 PROPOSED EAST ELEVATION;  

AS15.11 L.04.02 P3 PROPOSED SOUTH ELEVATION;  

AS15.11 L.04.03 P3 PROPOSED WEST ELEVATION;  

AS15.11 L.04.04 P3 PROPOSED NORTH ELEVATION;  

AS15.11 L.03.00 P2 PROPOSED SECTIONS - Sheet 1;  

AS15.11 L.03.01 P3 PROPOSED SECTIONS - Sheet 2;  

AS15.11 L.32.00 P1 PROPOSED WINDOWS - 'EYELID' OPAQUE GLAZING; 

AS15.11 S.06.00 P3 ACCOMMODATION SCHEDULE;  

 

Reason: 

For the avoidance of doubt and in the interests of good planning, in accordance with policy CS34 of 
the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and paragraphs 61-
66 of the National Planning Policy Framework 2012. 



 

 

Pre-commencement Conditions 

PRE-COMMENCEMENT: CONSTRUCTION MANAGEMENT PLAN 

(3) Prior to the commencement of the development hereby approved (including demolition of 
existing buildings), a detailed management plan for the construction phase of the development shall 
be submitted to and approved in writing by the Local Planning Authority.  The management plan 
must comply with all sections of the Public Protection Service, Code of Practice for construction and 
demolition sites, with particular regards to the hours of working, crushing and piling operations, 
control of mud on roads and the control of dust.  The management plan should also set out 
proposals for: 

i/ The location and proposed operation of any site construction compound (notwithstanding part 4 
of schedule 2 to the The Town and Country Planning (General Permitted Development) (England) 
Order 2015 (as amended), 

ii/ Proposals for the management of construction traffic, including vehicles removing waste materials 
from the site, those delivering new construction materials, and staff/contractor car parking 

iii/ method statements for the protection of the drainage system and water environment is protected 
during demolition and construction. 

Iv/ details of works to be carried out in the vicinity of the Holly and Eucalyptus trees located to the 
east of the turning head at the south side of The Money Centre, which are subject to Tree 
Preservation Order 458, and any measures (as relevant) necessary to protect those trees with  
reference to BS5837 

 

All sensitive properties surrounding the site boundary shall be notified in writing of the nature and 
duration of works to be undertaken, and the name and address of a responsible person, to whom an 
enquiry/complaint should be directed. The development shall be constructed in accordance with the 
management plan as approved. 

 

Reason: 

To protect the residential and general amenity of the area from any harmfully polluting effects during 
construction works and avoid conflict with Policy CS22 of the Plymouth Local Development 
Framework Core Strategy (2006-2021) 2007, and paragraphs 120 -123 of the National Planning 
Policy Framework 2012. 

 

Justification for pre-commencement: 

To ensure that the construction phase does not cause pollution or unduly impact on local amenity 
such as disturbance to local residents or disruption to traffic and parking. 

 

PRE-COMMENCEMENT: CONTAMINATED LAND 

(4) Unless otherwise agreed by the Local Planning Authority, development other than that required 
to be carried out as part of an approved scheme of remediation shall not take place until sections 1 
to 3 of this condition have been complied with. If unexpected contamination is found after 
development has begun, development must be halted on that part of the site affected by the 
unexpected contamination to the extent specified by the Local Planning Authority in writing until 
section 4 of this condition has been complied with in relation to that contamination. 

 



 

 

Section 1. Site Characterisation 

An investigation and risk assessment, in addition to any assessment provided with the planning 
application, shall be completed in accordance with a scheme to assess the nature and extent of any 
contamination on the site, whether or not it originates on the site. The contents of the scheme are 
subject to the approval in writing of the Local Planning Authority. The investigation and risk 
assessment must be undertaken by competent persons and a written report of the findings must be 
produced. The written report is subject to the approval in writing of the Local Planning Authority. 

 

The report of the findings must include: 

(i) a survey of the extent, scale and nature of contamination; 

(ii) an assessment of the potential risks to: 

• human health 

• property (existing or proposed) including buildings, crops, livestock, pets, woodland and service 

lines and pipes 

• adjoining land 

• groundwaters and surface waters 

• ecological systems 

• archaeological sites and ancient monuments; 

(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 
Procedures for the Management of Land Contamination, CLR 11’. 

 

Section 2. Submission of Remediation Scheme 

A detailed remediation scheme to bring the site to a condition suitable for the intended use by 
removing unacceptable risks to human health, buildings and other property and the natural and 
historical environment shall be prepared, and is subject to the approval in writing of the Local 
Planning Authority. The scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management procedures. The 
scheme must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 

 

Section 3. Implementation of Approved Remediation Scheme 

The approved remediation scheme shall be carried out in accordance with its terms prior to the 
commencement of development other than that required to carry out remediation, unless otherwise 
agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two 
weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a verification 
report (referred to in the replaced PPS23 as a validation report) that demonstrates the effectiveness 
of the remediation carried out must be produced, and is subject to the approval in writing of the 
Local Planning Authority. 

Section 4. Reporting of Unexpected Contamination 

In the event that contamination is found at any time when carrying out the approved development 
that was not previously identified it shall be reported in writing immediately to the Local Planning 



 

 

Authority. An investigation and risk assessment must be undertaken in accordance with the 
requirements of section 1 of this condition, and where remediation is necessary a remediation 
scheme must be prepared in accordance with the requirements of section 2, which is subject to the 
approval in writing of the Local Planning Authority. 

Following completion of measures identified in the approved remediation scheme a verification 
report must be prepared, which is subject to the approval in writing of the Local Planning Authority 
in accordance with section 3. 

 

Reason: 

To ensure that risks from land contamination to the future users of the land and neighbouring land 
are minimised, together with those to controlled waters, property and ecological systems, and to 
ensure that the development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with policy CS34 of the Plymouth Local 
Development Framework Core Strategy (2006-2021) 2007, and paragraphs 120 – 123 of the 
National Planning Policy Framework 2012. 

 

Justification for pre-commencement: 

To ensure that risks to health through contamination are properly considered and addressed before 
building works commence. 

 

PRE-COMMENCEMENT: EMPLOYMENT AND SKILLS PLAN 

(5) No development shall take place until an ESP has been submitted to and approved in writing by 
the Local Planning Authority. The ESP should demonstrate how local people will benefit from the 
development in terms of job opportunities, apprenticeship placements, work experience and other 
employment and skills priorities. The ESP should cover the construction of the development.  

 

The development shall thereafter be carried out in accordance with the approved ESP unless a 
variation in the plan is agreed in writing in advance by the Local Planning Authority. Quarterly 
monitoring reports will be submitted to the Local Planning Authority, recording actual achievements 
against the targets outlined in the ESP. The first report shall be submitted three months after 
construction starts on site. 

 

Reason: 

To ensure employment and skills development in accordance with Strategic Objective 6 and Policy 
CS04 of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and in 
accordance with Policy 19 of the Plymouth Plan Part One (2011-2031). 

 

Justification for pre-commencement: 

To ensure that the employment and skills benefits of the construction process are available to local 
people. 

 

PRE-COMMENCEMENT: ARCHAEOLOGY 

(6) No construction shall be commenced (except for the demolition of existing buildings) until the 
applicant (or their agent or successors in title) has secured and implemented a programme of 



 

 

archaeological work to include an archaeological watching brief to establish the nature and extent of 
preservation of any surviving remains which may be present and to make a record of such remains 
prior to any impact caused by the development. 

 

The development shall be carried out in strict accordance with the approved scheme, or such other 
details as may be agreed in writing in advance by the Local Planning Authority. 

 

All of the above shall be agreed in accordance with a WSI (written scheme of investigation) which 
shall previously have been submitted to and approved in writing by the Local Planning Authority.   

 

Reason:  

The site is considered likely to contain archaeological deposits that warrant appropriate investigation 
and/or recording in accordance with Policy CS03 of the Plymouth Local Development Framework 
Core Strategy (2006-2021) 2007, and paragraphs 131, 132 and 133 of the National Planning Policy 
Framework 2012. 

 

Justification for pre-commencement: 

To ensure that any archaeological deposits (potentially the Drake's Leat) can be appropriately 
investigated and recorded prior to any potentially destructive below-ground works. 

 

PRE-COMMENCEMENT: SURFACE WATER DISPOSAL 

(7) No development (except for the demolition of existing buildings) shall take place until further 
details of the proposed drainage system have been submitted to and approved in writing by the Local 
Planning Authority.  The details shall include: 

- details of how impacts on the system from surface water from beyond the site will be prevented. 

- exceedance flow routes (and associated mitigation as relevant) for flood events greater than the 
design standard for the drainage scheme, which shall ensure that any exceedance flows are contained 
on site and directed away from public areas 

- detailed design including pipe types and sizes, manhole schedule and details of silt traps and 
interceptors. Pipe types and sizes for the proposed drainage system should be identified. The system 
including manholes and pipes should be designed in accordance with Sewers for Adoption 7th Edition 
(WRc 2012) where appropriate.  

- management and maintenance arrangements for the system 

 

The drainage system, which unless otherwise agreed in writing by the Local Planning Authority shall 
be in accordance with the submitted ‘flood risk and drainage strategy’ by Wardell Armstrong dated 
06 May 2016, shall be implemented in accordance with  the details once approved.    

 

Prior to occupation of the site it shall be demonstrated to the satisfaction of the Local Planning 
Authority that relevant parts of the scheme have been completed in accordance with the details and 
timetable agreed, and that an as built record information including attenuation systems has been 
submitted. 

 



 

 

The scheme shall thereafter be managed and maintained in accordance with the approved details 
unless otherwise approved in writing by the Local Planning Authority. 

 

Reason: 

To enable consideration to be given to any effects of changes in the drainage regime on landscape 
features in accordance with Policy CS34 of the Plymouth Local Development Framework Core 
Strategy (2006-2021) 2007, and paragraphs 94 and 100-103 of the National Planning Policy 
Framework 2012. 

 

Justification for pre-commencement: 

To ensure the drainage provisions within the development, which include the need for below ground 
works and the specification of finished ground levels, are adequately designed before development 
commences such that undue problems to the wider drainage infrastructure are not caused 

 

PRE-COMMENCEMENT: STRUCTURAL APPROACH AND ADAPTABILITY 

(8) No development (except for the demolition of existing buildings) shall commence until a 
statement confirming the structural approach to the proposed construction has been submitted to 
and approved in writing by the Local Planning Authoirty.  The statement shall confirm that the 
structural approach will facilitate the future adaptation of the building to alternative uses as 
confirmed by the applicant during the assessment of the application (Design and Access Statement 
Addendum supplemented by minutes to 15 November 2016 meeting, agreed 24 November).  

 

Reason: 

In order to ensure the future adaptability of the building to alternative uses in the interests of good 
design and sustainable resource use in accordance with policies CS02, CS20 and CS34 of the 
Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and paragraphs 15 and 
19 of the National Planning Policy Framework 2012. 

 

Justification for pre-commencement: 

To ensure that the building is to be constructed in a manner suitable for future conversion to 
alternative uses (if necessary) prior to the commencement of construction. 

 

Other Conditions  

INTERIM SITE RESTORATION MEASURES 

(9) In the event that redevelopment of the site has not commenced within 6 months of the date that 
demolition of the existing (above ground) building(s) has been commenced, a scheme of site 
restoration works, including the erection of two metre high hoardings around the perimeter of the 
site shall be submitted to the Local Planning Authority (within the same time period) for approval in 
writing.  The scheme shall be implemented in accordance with that approval within 3 months of that 
approval unless otherwise agreed in writing by the Local Planning Authority, and shall be maintained 
as such until redevelopment of the site commences. 

Reason: - In order to preserve the visual amenity of this part of the City Centre in accordance with 
Policy CS34 of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and 
paragraphs 61-66, 109, 110 and 123 of the National Planning Policy Framework 2012 . 



 

 

BEFORE RELEVANT WORKS: DESIGN DETAILS 

(10) Further details of the following elements of the building design shall be submitted to and 
approved in writing by the Local Planning Authority prior to their construction on site.  Details shall 
include samples where specified, if possible in the form of a single composite panel erected on site 
(accompanied by a written specification) to enable consideration of individual materials side-by-side: 

 

a/ Cycle compliant steps down to basement level 

b/ Retaining wall and balustrade forming external terrace 

c/ Entrances (including canopies) 

d/ Junctions of plinth with cladding 

e/ Typical window openings to demonstrate reveals and heads 

f/ Oriel windows 

g/ Plymouth limestone rainscreen cladding (sample including joint and fixing details) 

h/ Clay rain screen cladding in different colours (samples including joint and fixing details) 

i/ PPC aluminium for insulated cladding panels (sample including joint and fixing details) 

j/ Louvres other than plant screen (sample and typical junction detail) 

k/ Roof level plant screen, showing relationship to roof level plant proposed 

l/ Flashings/copings/lining (sample and typical junction detail) 

m/ Granite paving (samples) 

 

The relevant part of the building shall thereafter be constructed only in accordance with the 
approved details. 

 

PRIOR TO RELEVANT WORKS / PRE-OCCUPATION 

(11) No hard-landscaping or works to the public highway shall be commenced unless otherwise 
agreed in writing by the Local Planning Authority until details of the design, layout, levels, gradients, 
materials and method of construction and drainage of all roads, footways and hard landscaped areas 
forming part of the development have been submitted to and approved in writing by the Local 
Planning Authority.  

 

The package of works shall include: 

i/ Highway Improvement works to the turning head in the unnamed service road; 

ii/ Junction amendment,  

iii/ New pedestrian link to the west of the building, which notwithstanding its absence from the 
aproved drawings shall include a build-out/pedestrian refuge arrangement to protect pedestrians 
where the new link joins the car park service road 

iv/ Creation of a demarcated route adjacent/within the car park service road to link the pedestrian 
refuge to the footway route south of the proposed terrace 

v/ Footway improvement works and proposed terrace as shown on approved plans 

vi/ Drop-off/loading/unloading bays to west of proposed terrace as shown on approved plans 



 

 

The works shall be completed in accordance with that approval prior to the first occupation of the 
building unless otherwise agreen in writing by the Local Planning Authority. 

 

Reason:  

To provide a road and footpath pattern that secures a safe, convenient and high quality environment 
in the interests of highway and pedestrian safety in accordance with Policies CS28 & CS34 of the 
Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and paragraphs 61-66, 
109, 110 and 123 of the National Planning Policy Framework 2012. 

 

PRE-OCCUPATION: ACOUSTIC TREATMENT 

(12) Construction of the building hereby permitted shall be completed in accordance with the 
recommendations of Section 6 of the submitted 'Assessment of Glazing Requirements' Report 
(Acoustic Associates South West Ltd), dated 31st October 2016, or in accordance with an 
alternative scheme of acoustic mitigation which has first been submitted to and approved in writing 
by the Local Planning Authority, prior to occupation of the student accommodation hereby 
permitted.   

 

The development should be built in such a way that it meets BS8233:2014 Good Room criteria, 
meaning there must be no more than 35 dB Laeq for living rooms and bedrooms (0700 to 2300 
daytime) and 30 dB Laeq for bedrooms (2300 to 0700 night-time), with windows shut and other 
means of ventilation provided. Levels of 45 dB Laf.max shall not be exceeded in bedrooms (2300 to 
0700 night-time). 

 

Measures set out in the submitted report include: 

- uprated acoustic treatment to facades 

- uprated acoustic treatment to windows 

- mechanical ventilation designed to enable windows to remain closed when necessary 

- uprated acoustic separation to ceiling/floor between the commercial uses at first floor level and the 
student accommodation at floor level 2 

 

The acoustic measures shall thereafter be retained and maintained in accordance with that approval 
unless otherwise agreed in writing by the Local Planning Authority. 

 

Reason: To protect the residents from unwanted noise, after occupation of the building avoid 
conflict with Policy CS22 of the Plymouth Local Development Framework Core Strategy (2006-
2021) 2007. 

 

PRIOR TO OCCUPATION: NOISE VERIFICATION 

(13) Prior to occupation of the student accommodation hereby approved the applicant shall submit 
in writing for approval a noise verification report demonstrating compliance with the levels required 
in the condition above.  

 



 

 

Reason: To protect the residents from unwanted noise, after occupation of the building to avoid 
conflict with Policy CS22 of the Plymouth Local Development Framework Core Strategy (2006-
2021) 2007. 

 

PRIOR TO VENTILATION/EXTRACT/A/C: NOISE CONTROL MEASURES 

(14) Prior to the installation of any mechanical kitchen extract ventilation system, refrigeration 
condensers and/or air conditioning systems,  information on the equipment and installation scheme, 
including methods to reduce any noise caused by the operation of any equipment shall be submitted 
to and approved in writing by the Local Planning Authority. The noise emanating from equipment 
(Laeqt) shall not exceed the background noise level (LA90) by more that 5dB, including the 
character/tonalities of the noise, at any time as measured at the façade of the nearest residential 
property. The approved extract ventilation system and/or air conditioning system shall be installed, 
and the installation scheme implemented in accordance with the approved details, and thereafter 
shall be operated and maintained in accordance with the manufacturers instructions.  

 

The approved schemes when implemented in accordance with the approved details shall not be 
altered or varied without prior approval of the local planning Authority. 

 

Reason: To protect the residential and general amenity of the area from noise emanating from the 
operation of any mechanical extract ventilation system and/or air conditioning system to avoid 
conflict with Policy CS22 of the Plymouth Local Development Framework Core Strategy (2006-
2021) 2007. 

 

PRIOR TO A3 EXTRACTION: ODOUR CONTROL MEASURES 

(15) Prior to the installation of any mechanical kitchen extract ventilation system for the A3 use 
hereby permitted, a scheme for the installation of the equipment to control the emissions of fumes 
and smell from the premises shall be submitted to and approved in writing by the local planning 
authority.  The approved scheme shall thereafter be implemented in accordance with that approval 
and the system and its filters maintained in accordance with the manufacturers instructions. 

 

Reason: To protect the residential and general amenity of the area from odour emanating from the 
operation of any mechanical extract ventilation system in accordance with Policy CS22 of the 
Plymouth Local Development Framework Core Strategy (2006-2021) 2007. 

 

PRE-OCCUPATION: LOW CARBON ENERGY 

(16) Construction of the building hereby permitted shall be completed (and thereafter permanently 
maintained) in accordance with the recommendations of the submitted 'Former Good Companion 
Site Energy Statement' (Consolux M&E Consulting Ltd), dated 23rd November 2016, or in 
accordance with an alternative scheme to reduce carbon dioxide emissions (supported by energy use 
and carbon dioxide emissions calculations) which has first been submitted to and approved in writing 
by the Local Planning Authority.  Any energy strategy for the site must allow for future connection 
to a local district heating network in line with current best practice. 

 

 

 



 

 

Reason: 

To ensure that the development incorporates onsite renewable energy production whilst allowing 
for future district heating connection in accordance with Policy CS20 of the Plymouth Local 
Development Framework Core Strategy (2006-2021) 2007, Policy CC05 of the City Centre Area 
Action Plan (2010), the draft Plymouth Plan Policy 25 and relevant Central Government guidance 
contained within the NPPF. 

 

PRIOR TO OCCUPATION: SOFT LANDSCAPING 

(17) Soft landscaping at the site shall be provided in full in accordance with a scheme to be submitted 
to and approved in writing in advance by the Local Planning Authority prior to the first occupation of 
the building hereby approved unless an alternative timetable is agreed in advance in writing by the 
Local Planning Authority.  The submitted details shall include (but not necessarily be limited to): 

i/ planting plans including the location of all proposed plants their species, numbers, densities, type 
(i.e bare root/container grown or root balled, girth size and height (in accordance with the HTA 
National Plant specification), planting specification including topsoil depths, tree pits, soiling 
operations, cultivation, soil amelorants and all works of ground preparation, and plant specification 
including handling, planting, seeding, turfing, mulching and plant protection. 

Ii/ Details of proposed sedum green roof 

iii/ A landscape management plan, including long term objectives, management responsibilities and 
maintenance schedules 

 

If within a period of five years from the date of planting any tree (or other planting), or any tree (or 
other planting), planted in replacement for it, is removed, uprooted or destroyed or dies, or 
becomes, in the opinion of the Local Planning Authority, seriously damaged or defective, 
replacement planting of the same species and size as that originally planted shall be planted in the 
same location, unless the Local Planning Authority gives its written consent to any variation. 

  

Reason: 

To ensure that satisfactory landscape works are carried out in accordance with Policies CS18 and 
CS34 of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and  
paragraphs 61, 109 and 118 of the National Planning Policy Framework 2012. 

 

PRIOR TO OCCUPATION: BIODIVERSITY MEASURES 

(18) Unless otherwise previously agreed in writing with the Local Planning Authority, the 
development shall be constructed in accordance with the submitted Ecological Survey and 
Assessment Report (Code 7 Consulting, March 2016) prior to first occupation, except that the swift 
boxes shall be located on either the northern or eastern aspects in locations to be submitted to and 
approved in writing by the Local Planning Authority. 

 

Reason: 

In the interests of the retention, protection and enhancement of wildlife and features of biological 
interest, in accordance with Core Strategy policies CS01, CS19, CS34 and Government advice 
contained in the NPPF paragraphs 109, 118. 

 



 

 

PRE-OCCUPATION: LIGHTING DETAILS 

(19) The building hereby approved shall not be occupied until a scheme of external artificial lighting 
has been fully implemented in accordance with details submitted to and approved in writing by the 
Local Planning Authority in advance. The lighting scheme shall thereafter be permanently maintained 
in accordance with that approval. 

 

Reason: 

To ensure that adequate external lighting is provided for future occupiers of the site and members of 
the public passing through/adjacent to it  in the interests of safety and security [and that it does not 
interfere with navigation], in accordance with policy CS34 of the Plymouth Local Development 
Framework Core Strategy (2006-2021) 2007, and  paragraph 125 of the National Planning Policy 
Framework 2012. 

 

PRE-OCCUPATION: CYCLE PARKING 

(20) The relevant part of the building hereby approved shall not been occupied until provision for 
the parking of bicycles has been made as follows: 

- 1 'Sheffield' cycle stand to be provided (in accordance with details to be submitted to and approved 
in writing in advance by the Local Planning Authority) in the footway outside the student/office 
entrance for use by the office unit 

- 2  'Sheffield' cycle stands to be provided in the footway to the south of the café in accordance with 
approved drawings AS15.11.L.02.01P4, for use by the ground floor retail unit 

- 130 spaces at basement level space has been laid out within the site in accordance with approved 
drawings AS15.11.L.02.00P4 and AS15.11.L.93.01P3 

 

The cycle parking shall thereafter be maintained in accordance with that approval, and shall remain 
permanently available for its intended purpose and shall not be used for any other purpose without 
the prior written consent of the Local Planning Authority. 

 

Reason: 

In order to promote cycling as an alternative to the use of private cars in accordance with Policy 
CS28 of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and 
paragraph 32 of the National Planning Policy Framework 2012. 

 

PRE-OCCUPATION: TRAVEL PLAN DETAILS 

(21) The use hereby permitted shall be carried out in accordance with details of a Travel Plan which 
shall be prepared in accordance with prevailing policy and best practice and shall be submitted to and 
approved in writing by the Local Planning Authority prior to commencement of the use. The Travel 
Plan shall include as a minimum the following elements: 

 - identification of targets for trip reduction and modal shift 

 - practical methods to encourage modes of transport other than the private car such as: 

the Government Cycle to Work Scheme 

provision or subsidy of travel passes 

promotion of car sharing 



 

 

establishment or use of car clubs 

 - the provision of secure and convenient cycle parking facilities 

 - provision of shower and changing facilities for staff 

 - householder welcome packs and travel passes 

 - measures to regulate the management and use of permitted car parking areas 

 - mechanisms for monitoring and review 

 - the appointment of a Travel Plan Coordinator and notification to the Local Planning Authority of 
their contact details 

 - measures for enforcement of the Travel Plan, should agreed objectives and targets not be met 

 - an agreed timescale for implementation of the agreed measures. 

 

Reason: 

In the opinion of the Local Planning Authority, such measures need to be taken in order to reduce 
reliance on the use of private cars (particularly single occupancy journeys) and to assist in the 
promotion of more sustainable travel choices in accordance with Policy CS28 of the Plymouth Local 
Development Framework Core Strategy (2006-2021) 2007, and paragraphs 32 and 34 of the 
National Planning Policy Framework 2012.  The applicant should contact Plymouth Transport and 
Infrastructure for site-specific advice prior to preparing the Travel Plan. 

 

PRIOR TO OCCUPATION: BIN STORES 

(22) The refuse and recycling storage areas shown on the approved plans shall be provided in 
accordance with those plans prior to the occupation of the unit(s) to which they relate.  The stores 
shall thereafter be maintained free of obstruction and used only for their intended purpose unless 
agreed in writing by the Local Planning Authority.  All waste and recycling associated with the 
development shall thereafter be stored only in the storage areas shown on the approved plans, 
except on the day of collection when bins can be presented for collection from the outside of the 
building. 

 

Reason: 

To ensure that the amenity of the area is protected and that highway and pedestrian safety is not 
compromised by waste storage receptacles in accordance with policy CS34 of the Plymouth Local 
Development framework Core Strategy 2007. 

 

PRE-OCCUPATION: ACCOMMODATION MANAGEMENT PLAN 

(23) None of the student rooms/units hereby permitted shall be occupied until a final site 
management plan has been submitted to and approved in writing by the 

Local Planning Authority. The management plan shall be in general accordance with the approved 
management plan dated 22 March 2016 (Academy Property Consultants) but shall provide more 
specific details of the proposed management arrangements, including details of: 

- accommodation/management standards to be adhered to 

- relationship to Plymouth University accommodation office 

- staffing of the site, including hours that staff will be available on site 



 

 

- warden provision (or alternative management arrangements for out-of hours management), 
including details of warden selection criteria and training 

- security arrangements, including security service response out of hours 

- arrangements for neighbours or members of the public to report concerns about 
occupiers/management of the building 

- arrangements for residents to access welfare facilities 

- management of communal facilities 

- drop-off and pick up (residents moving in and out) arrangements, including any specific measures 
required to manage vehicles at the busiest times 

The property shall thereafter be managed in accordance with the approved management plan, unless 
the Local Planning Authority gives written approval to any variation of the arrangements. 

 

Reason: 

To ensure that the accommodation is of a good standard and well managed in order to protect 
future residents whilst protecting the amenities of the area and the aspiration of attracting further 
residential uses to the city centre, in accordance with policies CS22 and CS34 of the Plymouth Local 
Development Framework Core Strategy (2006-2021) 2007, policy CC04 of the City Centre & 
University Area Action Plan (adopted 2010) and paragraph 123 of the National Planning Policy 
Framework 2012. 

 

PRE-OCCUPATION: MAINTENANCE SCHEDULE 

(24) Prior to occupation of the development hereby approved a maintenance schedule for the 
building shall be submitted to and approved in writing by the Local Planning Authority. The schedule 
shall include full details for regular maintenance and cleaning and of the elevations. The building shall 
thereafter be maintained in accordance with the approved schedule for the lifetime of the 
development unless a variation to the schedule is agreed in writing by the Local Planning Authority. 

 

Reason: 

In order to ensure the building is maintained to a high quality and continues to positively contribute 
to the townscape in accordance with Policy CS02 and CS34 of the Local Development Framework 
Core Strategy (2006-2021) 2007 and guidance in the NPPF 

 

ONGOING: RESTRICTION ON OCCUPATION 

(25) The units of residential accommodation (not including the hotel) within the buildings shall only 
be occupied by students in full-time education , by a warden (who may not be in full-time education), 
by student delegates attending university conferences or courses during vacation periods (No such 
delegate shall occupy the premises for more than four weeks in any calendar year), or any registered 
student of any college or university , provided that the student is studying a for a qualification at 
Higher Education level on a course that satisfies the criteria on eligibility for council tax exemption 
for student occupation of premises that is in force at the date of this planning permission, or any 
future such criteria as apply from time to time and for no other purpose. If any occupation is 
required not in-line with the above a written request detailing the type  and duration of the 
occupation required and justification for it shall be submitted to and approved in writing prior to said 
occupation taking place.  The occupation shall then accord with the approved request. 



 

 

 

Reason: 

The proposed development has been designed for the specific use as student accommodation. It is 
not suited to other residential uses without substantial alterations given the limited internal space 
per unit to comply with policy CS34 of the Local Development Framework Core Strategy (2006- 
2021) 2007 and guidance in the National Planning Policy Framework 2012. 

 

ONGOING: LIMIT ON BEDSPACES 

(26) No more than 267 bedspaces shall be provided as part of this development. Only the rooms 
shown with a bed on the approved floor plans shall be used as bedrooms, unless the Local Planning 
Authority gives written approval to any variation of this requirement. 

 

Reason: 

The acceptability of any additional occupation at the site would require further consideration to 
enable its impacts to be considered. This condition is in accordance with policy CS15 of the 
Plymouth Local Development Framework Core Strategy 

 

ONGOING: USE OF LOADING AREAS 

(27) The land indicated on the approved plans for drop off / loading and unloading of vehicles shall be 
permanently maintained for such purposes and shall not be used for any other purposes unless an 
alternative and equivalent area of land within the curtilage of the site is provided for loading and 
unloading with the prior consent in writing of the Local Planning Authority. 

 

Reason:  

To ensure that space is available at all times to enable such vehicles to be loaded and unloaded off 
the public highway so as to avoid:- (i) damage to amenity; (ii) prejudice to public safety and 
convenience, and (iii) interference with the free flow of traffic on the highway; in accordance with 
Policies CS28 and CS34  of the Plymouth Local Development Framework Core Strategy (2006-2021) 
2007, and paragraph 32 of the National Planning Policy Framework 2012. 

 

ONGOING: A3 OPENING HOURS 

(28) Any A3 use (as defined by the Town and Country Planning (Use Classes) Order 1987 (as 
amended)) hereby permitted shall not be open to customers outside the following times: 0630 - 
0000 hours Monday - Saturday; 08.00-23.00 Sundays (including Bank or Public Holidays), unless 
agreed in writing by the Local Planning Authority.   

 

Reason: 

To protect the residential and general amenity of the area from any harmfully polluting effects, 
including noise and disturbance likely to be caused by persons arriving at and leaving the premises, 
and avoid conflict with Policies CS22 and CS34 of the Plymouth Local Development Framework 
Core Strategy (2006-2021) 2007, and paragraph 123 of the National Planning Policy Framework 
2012. 

 



 

 

ONGOING:DELIVERY AND REFUSE HOURS 

(29) Deliveries and refuse collections shall be taken at or dispatched from the site only between the 
hours of 08.00-18.00 Monday to Saturday, and no deliveries or refuse collections shall be taken at or 
dispatched from the site on Sundays or bank holidays, unless agreed in writing by the Local Planning 
Authority. 

 

Reason: 

To protect the residential and general amenity of the area from any harmfully polluting effects, such 
as noise and to comply with policies CS22 and CS34 of the Plymouth Local Development 
Framework Core Strategy (2006-2021) 2007 and paragraph 123 of the National Planning Policy 
Framework 2012 

 

ONGOING: NO VINYL ON WINDOWS 

(30) Notwithstanding Section 55(2)(a) of the Town and Country Planning Act 1990 (as amended), 
the windows at ground and first floor shall remain visually transparent - free from any applied vinyl 
advertisements, curtains, display stands or any other features that could restrict views in to the 
premises - at all times, unless otherwise agreed in writing by the Local Planning Authority.  

 

Reason:  

To maintain the character and appearance of the shopping frontage and the safety and security 
benefits brought by overlooking through these windows, in accordance with Policies CS32 and CS34 
of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and paragraph 61 
of the National Planning Policy Framework 2012. 

 

ONGOING: NO ADDITIONAL ROOF PLANT 

(31) No additional roof plant, masts, railings or other roof accretions shall be added to the building 
without the written consent of the Local Planning Authority. 

 

Reason:  

In order to ensure the building appearance is maintained to a high standard and continues to 
positively contribute to the townscape in accordance with Policy CS02 and CS34 of the Local 
Development Framework Core Strategy (2006-2021) 2007 and guidance in the NPPF. 

Informatives    

INFORMATIVE: ARCHAEOLOGY 

(1) A list of Archaeological Contractors who have undertaken work within Plymouth to a 
satisfactory standard is available from the Historic Environment  Team, Strategic Planning & 
Infrastructure, Plymouth City Council, T +4401752304366 

 

INFORMATIVE: CODE OF PRACTICE 

(2) The Construction management plan shall be based upon the Council’s Code of Practice for 
Construction and Demolition Sites which can be viewed on the Council’s web pages, and in addition 
to measures specifically requested in the condition shall include sections on the following: 



 

 

a. Site management arrangements including site office, developer contact number in event of any 
construction/demolition related problems, and site security information; 

b. Proposed hours of operation of construction activities and of deliveries, expected numbers per 
day and types of all construction vehicles and deliveries, routes of construction traffic to and from 
the site (including local access arrangements, timing of lorry movements, and weight limitations on 
routes), initial inspection of roads to assess rate of wear and extent of repairs required at end of 
construction/demolition stage, location of wheel wash facilities, access points, location of car parking 
for contractors, construction traffic parking, details of turning facilities within the site for site traffic 
and HGVs, and a scheme to encourage public transport use by contractors; and 

c. Hours of site operation, dust suppression measures and noise limitation measures. 

 

You are advised to ensure that any permissions needed (including the agreement of the landowner) 
are in place for any proposals for any site construction compound. 

 

INFORMATIVE: LANDSCAPING OF TRIANGLE AREA 

(3) The applicant is reminded of their agreement to include the grassed triangle area to the south of 
the building in a hard and/or soft landscaping scheme for the site for which details are to be 
submitted to discharge condition(s) attached to this consent. 

 

INFORMATIVE: PUBLIC HIGHWAY APPROVAL 

(4) This planning permission does not authorise the applicant to carry out works within the publicly 
maintained highway.  The applicant should contact Plymouth Transport and Highways for the 
necessary approval. Precise details of all works within the public highway must be agreed with the 
Highway Authority and an appropriate Permit must be obtained before works commence. 

 

INFORMATIVE: TRAVEL PLAN 

(5) The document required in connection with the Travel Plan should be based upon the Council’s 
guidance for Travel Plans published on the Council’s website and should, where possible, be created 
using iTRACE, an online travel plan management tool available through Plymouth Transport and 
Infrastructure. The applicant is advised to contact Plymouth Transport and Infrastructure prior to 
preparation of this document for site-specific advice on the requirements for the Travel Plan, which 
are likely to include: 

a) appointment and contact details of a Travel Plan Coordinator  

b) recommendation of the use of iTRACE 

c) site specific targets, measures and management/monitoring plan. 

 

INFORMATIVE: NESTING SEASON 

(6) You are hereby advised that it is an offence under the Wildlife and Countryside Act to damage to 
destroy the nest of any wild bird while it is in use or being built and it is also an offence to disturb 
many species of wild bird while nesting. 

 

 



 

 

INFORMATIVE: DEVELOPMENT DOES NOT ATTRACT A COMMUNITY INFRASTRUCTURE 
LEVY CONTRIBUTION 

(7)The Local Planning Authority has assessed that this development, although not exempt from 
liability under the Community Infrastructure Levy Regulations 2010 (as amended), will not attract a 
levy payment, due to its size or nature, under our current charging schedule.  The Levy is subject to 
change and you should check the current rates at the time planning permission first permits 
development (if applicable) see www.plymouth.gov.uk/cil for guidance. 

 

INFORMATIVE: S106 DECISION 

(8) You are advised that this planning permission was granted subject to a legal agreement under 
S106 of the Town and Country Planning Act 1990.  This agreement may contain obligations on the 
applicant and should therefore be read alongside this decision notice. 

 

 

 

 


