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3.0	 Scheme Comparison
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3.0	 Scheme Comparison
3.3	 Layout
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3.0	 Scheme Comparison

Consented Scheme
The consented scheme has a mix of part 6, part 7 
storeys in Block 1 and Block 2 is part 5, part 6 stepping 
down to 4 then 3 storeys towards the bottom of 
Paul Street, with both blocks having some single 
storey elements.

The proposed massing plays a significant part in 
the perceived impact of the scheme, particularly in 
regards to the conservation area and as such was 
subject to numerous discussions and consultation with 
conservation officers and Historic England.  

A Landscape and Visual Impact Assessment (LVIA) was 
completed along with a Balloon Test to demonstrate the 
impact of the scheme.

Potential impact on the adjacent residential properties 
to Northernhay Street was also a key, sensitive issue 
and annotated plans indicated the separation distances 
between the scheme and adjacent properties to 
demonstrate sufficient privacy and amenity.

Given the extensive discussions and multiple scheme 
iterations that were required to agree the approved 
massing, we have from the outset set the maximum 
approved heights and overall massing as fixed 
parameters for the revised scheme.  This accords with 
the key drivers for the new scheme, which is the removal 
of the hotel element for additional co-living space rather 
than a desire to increase or expand the development 
and as the proposed layouts demonstrate, have actually 
shrunk both blocks slightly.

Block 1 is therefore still proposed at part 6, part 7 
storeys, and Block 2 at 3 to part 5, part 6. Some of 
the single storey elements have also been removed in 
rationalisation of the plans, which frees up more external 
space for landscaping, improved setting and amenity 
areas. The overall heights have been reduced slightly 
from the consented scheme by reducing the overall 
floor to floor heights to tie in with brick dimensions 
and the new use of Block 2 along with a reduction in 
the proposed parapet height.  This has allowed us to 
accommodate increased structural depths that the 
wider technical consultant team have determined will be 
required, whilst remaining within the consented heights.

As demonstrated by the axonometric view, the revised 
proposals do not exceed the previously consented 
massing so the balloon test has not been repeated, 
however, the LVIA has been updated with the proposals 
to demonstrate that the impact of the proposed 
scheme is no greater than that previously approved 
on the surrounding context.  It also illustrates how the 
elevational enhancements improve the relationship of 
the proposals with their setting.

3.4	 Scale and Mass

Proposed Scheme

Proposed Paul Street Street Scene
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3.0	 Scheme Comparison

Relationship with Northernhay Street

3.4	 Scale and Mass

The annotated plans show the comparative distances 
between the consented and revised scheme and the 
Northernhay properties.

Where angled windows and an angled gable facade 
were previously provided to prevent overlooking of 
the gable window to no.39, these principles have been 
retained, with the orange privacy arcs demonstrating 
that the identified existing window does not fall within 
22 meters of the proposed windows, within an angle of 
45 degrees eitherside of their centres.  

22 meters is considered an acceptable separation 
distance under Exeter City Council SPG, although the 
privacy arcs show that the proposed angles prevent 
views from falling within a much greater distance of the 
existing window.

The proposed wing fronting Paul Street is also more 
slender, with the elevation facing Northernhay Street 
approximately 1.8m further from the boundary with 
Northernhay compared against the consented scheme. 

North east elevations feature spandrel panels below 
window transom height, ensuring that whilst overall 
window proportions are retained, the amount of glazing 
is reduced.
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3.0	 Scheme Comparison

Relationship with Northernhay Street

3.4	 Scale and Mass

The annotated plans show the comparative distances 
between the consented and revised scheme and the 
Northernhay properties.
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Where the blue privacy arc from the habitable window 
of No. 42 overlaps with the end of the courtyard wing of 
Block 2, proposed windows are obscured.  The window 
to the centre of the gable is outside of the 22 meter 
‘privacy zone’ and is to the very end of a central corridor, 
to a transient rather than habitable space.  

The proposed window that falls within the privacy arc 
is also to be obscured and is a secondary window to a 
private studio.  

The width of this courtyard wing has been pulled 
away from the north east boundary by approximately 
590mm in comparison to the consented scheme, whilst 
the overall length of the wing has been reduced by 
approximately 1250mm by removing the previous step in 
the elevation, again increasing the distance to the north 
east boundary.

North east elevations feature spandrel panels below 
window transom height, ensuring that whilst overall 
window proportions are retained, the amount of glazing 
is reduced.
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3.0	 Scheme Comparison

Solar Study
The solar study has also been updated, and as the 
overall footprint and height of the proposed buildings 
has been reduced, the revised proposals do not increase 
any overshadowing over that of the consented scheme.

This is demonstrated by the Solor Studies to the right.
Where the previously approved and revised scheme 
shadows overlap is shown in green, with the blue 
areas highlighting where the consented scheme’s 
shadows would have extended beyond those from the 
revised scheme.

3.4	 Scale and Mass
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3.0	 Scheme Comparison

Consented Scheme Proposed Scheme

3.5	 Appearance

We recognise that the lengthy process to agree the 
overall scale and massing of the proposals may have 
impacted adversely on the clarity and legibility of the 
proposed elevational treatment.

Whilst the proposed materials seem appropriate, the 
devices used within the elevations don’t necessarily 
achieve what they set out to in terms of a reduction 
in apparent scale and establishment of a clear and 
legible hierarchy.

We also feel that opportunities to really make the most 
of key areas that respond to prominent views and public 
spaces could be maximised, for example improving the 
lack of active frontage to Block 2 at ground levels and 
relocating the prominently positioned refuse store to the 
key corner of Paul Street / colonnade on Block 1.  The 
main entrance to Block 1 is also not as visible as it could 
be and there is opportunity to enhance the square at 
the junction of Paul / Queen Street.

The treatment to Blocks 1 and 2 differ in an effort to 
break up the overall scale of development, and we 
feel this could be explored further in the way each 
block responds to differing site conditions, whilst the 
overall cohesion and synergy between the blocks could 
be enhanced.

The revised internal layouts necessitate some alterations 
to the proposed building elevations, in order to suit the 
redistribution of amenity areas and new room standard 
module widths.  Whilst reviewing the necessary changes, 
we have also taken the opportunity to appraise the 
overall appearance.

As part of reviewing the previous feedback on the 
development of the consented scheme, we agreed 
that it was important that the development felt 
like a collection of buildings rather than one large 
development.  In a similar way to how the massing 
of each block has been broken down into smaller 
elements, we have proposed to accentuate this further 
with differentiation of the elevational treatment as 
well.  In doing so, it’s important that there is a shared 
language and materiality that lends coherency to the 
whole development, but flexibility within this to allow 
individual response to different elements of the site, for 
example expressing key corners or reducing impact to 
sensitive areas.  

We have therefore created a clear hierarchy for the 
site, that allows for differentiation in treatment with 
a common language and materiality.  The hierarchy 
responds to the surrounding context, with use of a more 
domestic scale to the southwestern end of Paul Street, 
increasing towards the more civic scale of Queen Street.  

This reflects the hierarchy established by the proposed 
massing and will further be enhanced through the 
application of materials and detailing.HIERARCHY
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3.0	 Scheme Comparison

Materials Legibility

3.5	 Appearance

Across the whole scheme, the use of quality, contextual 
materials is proposed, which reflects the characteristics 
of the Conservation Area.  

A red brick will form the predominant ‘base’ material 
for the building, which is complimented by the use of a 
subtly red-hued stone-coloured cladding that references 
the local heavitree stone and expresses the structural 
bays. 

A bronze-coloured cladding material is used as an 
accent colour and usage varies according to the 
hierarchy of each element.  Across both blocks it is used 
as a spandrel panel to reduce glazing to north-west 
elevations, and to ‘Hierarchy 1’ elements it is also used 
to differentiate the top storey and frame the amenity 
spaces at the ground floor, referencing traditional 
shop frontages.  It also provides a traditional roof-like 
structure for the top floor of ‘Hierachy 3 and 4’ Block 2 
elements, giving a more domestic feel.

Differentiation of the base and the top storey provides 
a vertical hierarchy which is seen in many local buildings 
and is further accentuated by the joining of the windows 
in the middle floors with a spandrel panel.  The material 
of this panel differs depending on the location within the 
scheme, with a bronze-coloured panel used to reflect 
the more ornate detailing and top storey treatment of 
‘Hierarchy 1’ elements, and the stone-coloured cladding 
used for ‘Hierarchy 2’ elements reflecting the top storey 
treatment.  Hierarchy 3’ elements use the bronze-
coloured cladding between windows to tie in with the 
transition to reduced stone-coloured cladding, whilst 
the more domestic scale of ‘Hierarchy 4’ elements is 
expressed through the use of brick separating elements 
between the windows.

Differentiation in the elevations is also proposed to 
enhance legibility and reflect the underlying uses of the 
scheme.  For example, use of transparency to communal 
areas to provide engaging, active frontage focused 
around key views and public routes and spaces.  

The main entrance is also clearly defined with the 
increased use of glazing expressing the double height 
volume, proposed colonnade connecting the Paul Street 
/ Queen Street square with the entrance and recessed 
nature, providing shelter and space for integrated 
signage.  

Block 2 particularly has been enhanced with the 
replacement of the hotel with co-living and the active 
frontage this has created to Paul Street.    

Underlying structure is also articulated with a clear 
bay structure that helps to split up the length of the 
proposed elevations, creating a sense of human scale 
and reflecting historic plot widths.  Whilst this featured 
to an extent in the approved scheme, we felt that it 
was important to continue this expression to the ground 
level as this is where the building will be primarily 
experienced by people and a human scale most needed. 
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3.0	 Scheme Comparison

Hierarchy 1 - Bay Study 

Applies to Paul Street / Queen Street Wing BLOCK 1: 

Paul Street / Queen Street Courtyard / 
Northernhay Street

•	 Base material palette of red brick and 
stone-coloured cladding, with increased 
use of bronze-coloured accent material 

•	 Expression of structural bays to reflect 
traditional plot widths in stone-coloured 
cladding

•	 Definition of base with bronze-coloured 
accent material enhances the vertical 
hierarchy for taller elements, helps to 
define communal amenity areas and 
reinforces site hierarchy

•	 Vertical window banding creates central 
storeys as part of the ‘base, middle and 
top’ vertical hierarchy

•	 Bronze-coloured panels between middle 
windows reflects top storey treatment

•	 Windows above first floor with lifted cills 
to enhance vertical hierarchy without 
increasing storey heights and overall 
massing

•	 Reduced width module to top storey to 
lighten top and complete vertical hierarchy

•	 Use of bronze-coloured accent material to 
top storey to reinforce site hierarchy

•	 Differentiaton of material to sixth floor 
also enhances vertical hierarchy

•	 Use of bronze-coloured accent material 
to window spandrels to north west 
elevation to reduce glazing and perception 
of overlooking

3.5	 Appearance

Hierarchy
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Hierarchy 2 - Bay Study 

Applies to Colonnade / Courtyard Wings of BLOCK 1: 

Paul Street / Northernhay Street / Courtyard Elevations

•	 Base material palette of red brick and 
stone-coloured cladding

•	 Vertical window banding creates central 
storeys as part of the ‘base, middle and 
top’ vertical hierarchy

•	 Stone-coloured panels between middle 
windows reflects top storey treatment

•	 Windows above first floor with lifted cills 
to enhance vertical hierarchy without 
increasing storey heights and overall 
massing

•	 Reduced width module to top storey to 
lighten top and complete vertical hierarchy

•	 Use of stone-coloured cladding to top 
storey to differentiate between Block 1 
Hierarchy 1 Wing, creating a transition to 
Block 2

•	 Expression of structural bays to reflect 
traditional plot widths in stone-coloured 
cladding

•	 Use of bronze-coloured accent material 
to window spandrels to north west 
elevation to reduce glazing and perception 
of overlooking

3.0	 Scheme Comparison

Hierarchy

3.5	 Appearance
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Hierarchy 3 - Bay Study 

Applies to the Courtyard Wing of BLOCK 2: 

Paul Street / Northernhay Street / Courtyard Elevation

•	 Base material palette of red brick with 
reduced stone-coloured accent to reflect 
transition to more domestic scale 

•	 Use of stone-coloured framing to key 
corner only, highlighting entrance

•	 Vertical window banding creates central 
storeys as part of the ‘base, middle and 
top’ vertical hierarchy

•	 Bronze-coloured panels between middle 
windows reflects top storey treatment

•	 Windows above first floor with lifted cills 
to enhance vertical hierarchy without 
increasing storey heights and overall 
massing

•	 Reduced width module to top storey to 
lighten top and complete vertical hierarchy

•	 Use of bronze-coloured infill panels to top 
storey to reinforce site hierarchy, creating 
a transition to Hierarchy 4 

•	 Expression of structural bays to reflect 
traditional plot widths in projecting brick, 
providing transition to Hierarchy 4

3.0	 Scheme Comparison

Hierarchy

3.5	 Appearance

34 Harlequins Centre | DAS | June 2021



3.0	 Scheme Comparison

Hierarchy 4 - Bay Study 

Applies to the Paul Street / Northernhay Wing of 
BLOCK 2: 

Paul Street / Northernhay Street / Iron Bridge

•	 Base material palette of red brick with 
reduced stone-coloured cladding to 
respond to paired down, more domestic 
nature 

•	 Definition of separate window openings in 
place of vertical banding, reinforces more 
domestic treatment

•	 Windows above first floor with lifted cills 
to enhance vertical hierarchy without 
increasing storey heights and overall 
massing

•	 Reduced width module articulation to top 
storey to lighten top and complete vertical 
hierarchy

•	 Use of bronze-colour standing seam 
cladding to top storey to reinforce site 
hierarchy, creating more of a traditional, 
domestic roofscape, further articulated by 
the mansard form

•	 Subtle expression of structural bays to 
reflect traditional plot widths, picked out  
by relief in projecting brickwork, reducing 
ornamentation in line with site hierarchy

•	 Use of bronze accent material to window 
spandrels to north west elevation to reduce 
glazing and perception of overlooking

3.5	 Appearance

Hierarchy
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3.0	 Scheme Comparison
3.5	 Appearance
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MATERIALS KEY

1 Red Brick - Stretcher Bond
2 Projecting Brick Detail
3 Feature Red Brick Soldier Coursing
4 Stone Coloured Expressed Profile
5 Stone Coloured Insulated Infill Cladding Panel
6 Bronze Coloured Insulated Infill Cladding Panel
7 Standing Seam Bronze Coloured Cladding
8 Flue
9 Bronze Coloured Metal Capping to Brickwork
10 Bronze Coloured Metal Capping to Parapet
11 Perforated Bronze Coloured Metal Screen & Gate
12 Roof Access Hatch / AOV
13 Lift Overrun
14 Black Back Painted Glass

General

Windows and Doors to be Bronze Coloured Aluminium Frame

Consented Scheme - Block 1 - Elevation to Paul Street Example

Proposed Scheme - Block 1 - Elevation to Paul Street Example

•	 Window module updated to suit technical requirements of purge 	
	 ventilation

•	 Enhanced break between wings with wider set back and increased 	
	 differentiation in elevation treatment

•	 Reduced module width to top storey accentuates the vertical 		
	 hierarchy by decreasing scale 

•	 Improved clarity between vertical and horizontal emphasis, with 	
	 vertical emphasis having a greater effect on articulating bays and 	
	 breaking up perceived scale

•	 Top storey reduced module picked up in the vertical detailing of 	
	 the lower storeys to retain overall coherency

•	 Retained proportions between wings for improved coherency, 
legibility and retained sence of scale

•	 Improved active frontage to colonnade / Paul Steet junction

•	 Expression of modular bays could be enhanced by taking 
articulation through to the top storey element

•	 Opportunity to improve key corner between colonnade and Paul 
Street with relocation of refuse store

•	 Horizontal banding to corner element and increased horizontal 
proportionality to windows has a visual widening effect on the 
whole block - opportunity for enhanced clarity and coherency

•	 Opportunity to enhance the vertical hierarchy of the colonnade 
element with a more continuous top storey, articulated by bay 
rather than into two separate elements by the stair core breaks

•	 Reduce heaviness of horizontal / vertical framing to lighten overall 
perception of structure

OUTLINE OF CONSENTED SCHEME
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