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Consented Scheme - Block 2 - Elevation to Northernhay Example

Proposed Scheme - Block 2 - Elevation to Northernhay Example
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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
15 Louved Door (Bronze to Match)

General

Windows and Doors to be Bronze Coloured Aluminium Frame
- P - Indicates Bronze Coloured Insulated Metal Panel Instead of Glass.
- O - Indicates Obscure Glazing.
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Rev Description Date Dr
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P-00

Swift Box Location
•	 Single storey elements removed to de-clutter elevations and 		
	 reduce overall massing

•	 End green wall gable simplified, with step removed to reduce 		
     overall length of wing and increase distance to Northernhay Street

•	 Rationalisation of elevations creates greater clarity and sense 		
	 of order

•	 Use of window spandrels responds to north west orientation 
and more private outlook, whilst retaining the overall 
fenestration proportions

•	 Mansard roof treatment to top storey of Paul Street Wing reduces 
scale

•	 Simplified materials reflect more domestic nature

•	 Opportunity to rationalise massing and reduce single storey ‘add 
on’ elements

•	 Potential to simplify end green wall gable elevation and pull back 
from north west boundary

•	 Opportunity to rationalise the elevations, creating more order and 
defined vertical hierarchy

OUTLINE OF CONSENTED SCHEME
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3.0	 Scheme Comparison
3.5	 Appearance

Replacement Footbridge Existing Vehicle Ramp Interpretation Centre / Kiosk

As per the consented scheme, we are proposing that 
the existing footbridge linking the site to the Guildhall 
Shopping Centre be replaced.  The existing link would 
not tie in well with the proposed redevelopment.

The proposed design is similar to that already approved, 
since it fits in well with the overall scheme principles.  
Metal elements will reflect the bronze colour used 
elsewhere in the elevations to ensure good integration.

Internal building layouts have been arranged to ensure 
that there is no direct overlooking from the bridge into 
private rooms, with communal amenity space focused on 
this key corner instead.

The existing vehicle ramp projects over the proposed 
landscape courtyard between Blocks 1 and 2.  The 
presence of the ramp which is owned by a third party 
represents a major constraint on the development of the 
site. Its current aesthetic value is poor and it is therefore 
proposed that it will be enhanced so that it does not 
detract from the visual amenity of this key public space 
and setting of the historic wall.

Subject to detail design, it is proposed that perforated 
bronze metal panels can be fixed to the outside of the 
railings, whilst the concrete structure will be cleaned 
and painted to tie in with the proposed planters and 
retaining structures of the courtyard.  The perforated 
panels reflect the bronze-coloured elements that run 
through the building facades.

As per the consented scheme, the original design for the 
proposed interpretation kiosk is to be retained.

The simplicity of the design works well with 
complementing the landscape design, and the proposed 
sandstone wall reflects the red-hues of the proposed 
brickwork and cladding within the buildings, as well 
as the landscaped planters and retaining walls of the 
courtyard and the historic wall itself.

The canopy will have a bronze-coloured metal fascia 
to reflect the materials and colour palette of the 
proposed buildings.
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3.0	 Scheme Comparison
3.5	 Appearance

Proposed View from Queen Street / Paul Street Junction

3D Visualisation 
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3.0	 Scheme Comparison
3.5	 Appearance

Developmental In Progress Model Views
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3.0	 Scheme Comparison

Consultation Response

Proposed Scheme View from Queen Street

Proposed Scheme View from Iron Bridge

3.5	 Appearance

As part of the pre-application consultation, several views 
were identified that required further enhancement above 
the consented proposals if possible.  These included;

•	 Improve the view of the top floors of the 	
	 building behind the College Building 		
	 viewed from Queen Street

•	 Increase the distance of the end flank wall 	
	 of Block 2 from No.42 if possible

•	 Reduce the bulk of the end elevation to 	
	 block 2 when viewed from Bartholomew 	
	 Street

From Queen Street

Whilst the reduced height of the revised scheme does 
lessen the impact, the greatest enhancement comes 
from the improved clarity and order of the elevational 
treatment which doesn’t fight or compete for attention 
with the surrounding buildings.  By prioritizing the 
vertical expression of bays through to the top storey, it 
reduces the emphasis on the sixth floor and horizontal 
slab-like appearance.  The lighter framing and reduced 
window module also help to reduce the feeling of 
mass to the top. The window proportions of the lower 
floors are more in keeping with local context than the 
square punched windows and horizontal bays of the 
consented scheme.

From Iron Bridge

The view from Iron Bridge was also idenitifed and the 
overall ‘bulk’ has been lessened by articulating the 
top storeys of the different wings of each block with 
different materials.  This breaks up the elevations when 
viewed end on from Iron Bridge and increases the feeling 
of the building stepping down with the underlying 
topography.  The greater height difference between 
Blocks 1 and 2 also helps to distinguish the blocks 
from each other, reducing the overall mass whilst the 
warmer bronze tones of the top storeys fit in better 
with the overall street scene than the cooler grey of the 
consented scheme.

Proposed Scheme View from Northernhay

From Northernhay Street

The end gable north west elevation to Block 2 has also 
been shortened in overall length from the consented 
scheme by removing the step in the end elevation, which 
also helps to simplify it.  

The reduced framing lightens the overall appearance 
of the block whilst the rationalisation of the elevations 
tones down the overall impact and visibility of the 
scheme.  Warmer tones also soften the general 
appearance of the building and reflect the tomes of the 
surrounding context.
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Landscape and Ecology

4.0
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4.0	 Landscape and Ecology

The principles of the approved landscaping scheme 
are being retained by the revised proposals since they 
form an integral part of the general development and 
site layout principles that are also being retained.  
The aim of the landscaping scheme is to improve the 
setting of the City Wall and open up views to it, create 
a more pedestrian-friendly environment with improved 
landscaping to Paul Street, an enhanced square to Paul 
Street / Queen Street and a high-quality public realm 
around the existing vehicle ramp and between the 
proposed two blocks.

As per the consented scheme, variety in the landscaping 
creates distinct areas including Paul Street, the Queen 
Street / Paul Street Public Courtyard, Urban Oasis 
Garden around the ramp, Habitat Pocket Park to the 
south west of Block 2, Green Ribbon along the City Wall 
and private amenity spaces associated with the Co-
living buildings.

The proposed interpretation centre within the central 
Urban Oasis Garden is being retained and acts as a focal 
point, with the design of the surrounding landscape 
encouraging movement through from Paul Street 
towards the garden and the City Wall beyond.

Since the overall footprint of the buildings has been 
reduced and some of the previous single storey 
elements removed, the overall areas of landscaping have 
increased, with areas of new amenity space created.

Block 1 for example now has an additional private 
amenity area between the building and the City Wall, 
which is directly accessed from the ground floor of Block 
1, linking an external terrace and landscape courtyard 
to proposed private dining room, events lounge and 
games room.  The ground level amenity space in Block 2 
containing games and cinema area also connects directly 
to a private external terrace.  Both external amenity 
spaces have been defined with soft planting to provide 
an element of privacy and screening from the wider 
Urban Oasis Garden.

Due to level changes across the site, retaining walls 
along the north west sides of the blocks will be planted 
with climbers and the north west gable to the end of 
Block 2 will also feature a green wall as per the approved 
scheme.  This enlivens an otherwise blank wall where we 
are restricted in the use of windows by the proximity to 
the Northernhay Street properties. 

Proposed Tree Planting in Tree Pit and/or
Planter (with Rootcells Below)

KEY

Proposed Tree Planting in
Soft Landscape

Proposed Specimen Shrub
Planting

Proposed Climber & Green Wall
Planting with Stainless Steel Support
wires

Proposed Amenity Shrub &
Groundcover Planting - 381m Sqr

Proposed Ornamental
Herbaceous Planting - 176m Sqr

Proposed Shade Tolerant Understorey Planting
with Appropriate Irrigation System - 461.5m sqr

Proposed Habitat Planting -
418.3m Sqr

Existing Tree to be
Retained - 4No.

Proposed Amenity Turf
Grass - 133m Sqr

Proposed Habitat Pocket Park
(Stump Garden) - 8No.

Proposed Extensive Green and
Brown Roof - 1106m Sqr

Proposed Wildflower Seed
Mix - 68.5m Sqr
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3No. Gleditsia triacanthos
'Sunburst'

8No. Corylus avellana
'Contorta'

2No. Sambucus racemosa
'Sutherland Gold'

4No. Cupressus semperviriens 'Green Pencil'

3No. Phormium tenax 'Variegata'

3No. Phormium tenax 'Variegata'

1No. Liriodendron tulipifera

2No. Gleditsia triacanthos 'Sunburst'
3No. Chamaerops humilis

3No. Fatsia japonica

1No. Chamaerops humilis

2No. Fatsia japonica

1No. Chamaerops humilis
3No. Dicksonia antarctica

1No. Fatsia japonica

3No. Dicksonia antarctica

5No. Musa basjoo
4No. Cercis siliquastrum 'Bodnant'
1No. Chamaerops humilis
8No. Amelanchier lamarkii

1No. Sambucus racemosa
'Sutherland Gold'

4No. Amelanchier lamarkii
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NOTES:

LANDSCAPE IMPLEMENTATION AND MANAGEMENT
All planting works to be carried out by a competent landscape contractor.

TIMES OF YEAR FOR PLANTING
- Deciduous trees and shrubs: October to late March.
- Herbaceous plants: September/ October or March/ April.
- Container grown plants: At any time if ground and weather conditions are

favourable.

CLIMATIC CONDITIONS
General: Carry out the work while soil and weather conditions are suitable. Do
not plant in strong winds .

TOPSOIL
Existing site won topsoil to be used. Any additional Imported topsoil to be in
accordance with BS 3882:2015 multipurpose Q.

- A 400mm deep layer of topsoil to BS 3882 to be applied to all shrub and
herbaceous planting areas.

- Raised planters to be filled with topsoil to BS 3882 as shown on the typical
planting detail as shown.

TREE PLANTING
Excavate tree pit with slightly raised centre: Break up base to a depth of 200
mm. Rootball to sit directly beneath soil surface. Install and tighten
underground guying system. Apply 50mm bark mulch to surface of tree
planting. Installation of irrigation system; Lay in loop above root ball with slight
fall away from inlet pipe. Trim length to ensure a close fit in the tree pit.
Connect both ends of pipe securely into plastics tee junction on inlet.

- Top cap of inlet: Protruding slightly above finished surround level.
- Backfill material: Carefully compact in layers.

WATERING
- Quantity: Wet full depth of topsoil.
- Application: Even and without damaging or displacing plants or soil.
- Frequency: As necessary to ensure establishment and continued thriving of

planting.

FAILURES OF PLANTING
- Defects due to materials or workmanship not in accordance with the Contract:

Plants/ trees/ shrubs that have failed to thrive.
- Exclusions: Theft or malicious damage after completion.
- Rectification: Replace with equivalent plants/ trees/ shrubs.
- Replacements: To match size of adjacent or nearby plants of same species or

match original specification, whichever is the greater.
- Timing of making good: During the next suitable planting season.

GENERAL MAINTENANCE
  All landscape maintenance is to be undertaken by a competent landscape

contractor from completion of planting until the end of the rectification period.
Frequency of maintenance visits in accordance with agreed maintenance
schedule and sufficient to ensure successful establishment.

- Weed control: Maintain weed free area around each tree and shrub.
- Diameter (minimum): The larger of 1 m or the surface of original planting pit.
- Keep planting beds clear of weeds: By maintaining full thickness of mulch.
- Planted areas: Fork over beds as necessary to keep soil loose, with gentle

cambers and no hollows. Take care not to reduce depth or effect of mulch.
- Precautions: Ensure that trees and shrubs are not damaged by use of mowers,

nylon filament rotary cutters and similar powered tools.
- Firming up: Gently firm loosened soil around trees/ shrubs. Straighten leaning

trees/ shrubs.
- Trees: Spray crown when in leaf during warm weather.
- Timing: After dusk.
- Tree accessories: Check condition of stakes, ties, guys, guards and irrigation

and ventilation systems.
- Broken or missing items: Replace.
- Loose stakes: Re-firm in the ground or replace as necessary to provide

support to the tree.
- Loose guys: Re-firm anchor points and adjust as necessary to provide support

to the tree.
- Ties: Adjust to accommodate growth and prevent constriction or abrasion.
- Damage to bark: Cut back neatly with sharp knife. Prevent further damage.
- Frequency of checks: At each scheduled maintenance visit.
- Watering: As required for healthy establishment, depending on weather

conditions.
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4.0	 Landscape and Ecology

As well as ground level landscaping, the proposed 
roofs will feature a mix of green and brown roofs with 
additional bug hotels to further enhance ecological 
value.  As well as reducing surface water run-off, 
providing heat regulation and biodiversity, the roofs also 
enhance visual amenity, especially where lower roofs can 
be viewed from taller elements elsewhere in the scheme.  
For this reason we have located the green roofs to the 
lower elements and brown roofs to the highest. 

Provision has also been made for bird and bat boxes to 
be integrated into the elevations, with a total of 38 swift 
boxes and 6 bat tubes.

Whilst the existing site has very little in terms of 
landscaping, there are some existing trees to the south 
west of the existing centre around the surface car park.  
This area will now be incorporated into the proposed 
pocket park and the existing trees incorporated where 
possible.  However, 4 trees will need to be removed 
to accommodate the proposed access to the new 
Block 2 carpark, as per the consented scheme.  This is 
identified in the accompanying Arboricultural Impact 
Assessment Report, which confirmed that individually 
they had limited viability and poor quality.  Their loss 
is outweighed by the significantly enhanced planting 
elsewhere. 

The overall biodiversity value has been calculated for the 
revised proposals and compared with the existing value 
of the site, resulting in a net gain of 669.45%, which 
also marks an improvement over the consented scheme 
(616% net gain). This has been achieved with increased 
areas of site landscaping.

The increased amount of soft landscaping and planting 
will help to reduce surface water run off and drainage 
requirements.  Due to the historic setting of the site 
and the likelihood of buried archaeology, the proposed 
drainage strategy is to wherever possible, follow existing 
drainage routes and avoid depths below that of the new 
made-up ground that was introduced to the site during 
the development of the Harlequins Centre.  This is as 
per the previously approved scheme and none of the 
proposed changes will necessitate increased drainage 
depths.  Since the ground conditions aren’t suitable for 
infiltration and there aren’t any nearby watercourses, 
the scheme will connect into the existing sewer 
system, again as per the previously approved proposals.  
Further information is provided in the accompanying 
Drainage Strategy. 
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Proposed Buff coloured anti - skid surfacing
to carriageway (Total Area 177m Sqr)

Proposed granite flag paving to be 450x450x75mm
silver-grey to match existing queen street slabs,
flamed finish, to be laid as part of a rigid paving
system. (Total Area 758m Sqr)

Silver grey granite sawn pavers with a flamed
finish (200 x 100mm)
(Total Area 432m Sqr)

KEY

Proposed Conservation Kerb. To be 255mm width
in silver grey/ buff finish or similar approved. To be
laid with a 125mm upstand.

Proposed macadam finish.
(Total Area 334m Sqr) Area
excluding undercroft

Bronze-coloured metal handrail.

Finely-textured red/brown planter with
integrated seating as indicated.

Finely-textured red/brown retaining wall.

Proposed flag paving. To be buff colour 450x450x63
and 450x600x63mm in a natural/smooth finish or
similar approved. Flame red granite sett detailing
between sections of flag paving to be
200x100x70mm. All to be laid as part of a rigid
paving system. (Total Area 1307m Sqr)

Proposed modular concrete flag paving. To be
Marshalls Conservation in 450x450x70mm colour
finish or similar approved. To be laid as part of a
flexible paving system. (Total Area 248m Sqr)

Existing macadam finish on carriageway
to be retained where possible.

Timber Fence and Gated Access

500mm Offset from Roman Wall

Proposed Sheffield cycle stands (40 no.)

Bench Seating (8 no.)

Proposed dutch red clay brick paver to be
200x50x65mm, to be laid stretcher bond as part
of a rigid paving system. (Total Area 450m Sqr)

Tactile and Blister Paving to Stepped
Access Points

Proposed Tree Pit with Permeable
Resin Bound Surface (1 no.)

Note: For site boundary see site location plan

Indicative Soft Landscape - see
Softworks Drawing

Existing Tree to be Retained

ME

Grey imprint concrete surfacing to pedestrian
road crossings with stretcher bond edge detail

Proposed Granite Kerb. To be 255mm width
in silver grey finish to match existing granite
kerbs on Queen Street. To be laid with a
125mm upstand.
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5.0	 Access and Security

Since the general site layout is in line with the previously 
approved scheme, the servicing strategy is also similar.

Refuse

Refuse will be collected from both blocks from 
Paul Street.

For Block 1, the service layby outside the block on Paul 
Street will be utilised as per the consented scheme, 
which provided 17 no. 1100 litre refuse bins for 251 co-
living rooms.

We are also proposing 17 no. 1100 litre refuse bins to 
serve a similar number of co-living rooms (250.)  This 
provision is based on the previously pre-arranged 
agreement with Exeter City Council to implement 
additional trade collections in place of the standard 
fortnightly collections.   

Whilst the refuse store was previously positioned at 
the corner of Paul Street and the colonnade, it has 
been moved away from the corner to allow for improved 
frontage to Paul Street.  However, it is within 25m of the 
layby and is also located adjacent to an internal stair 
core for convenient access by residents.  It will have 
secure external access for residents to ensure rubbish is 
not taken through the prime entrance and welcome area.

For Block 2, the service layby outside the block on Paul 
Street will be utilised as per the consented scheme.  
Block 2 contains approximately half the number of units 
as block 1 and accordingly the refuse provision has been 
scaled down proportionally to 8 no. 1100 litre refuse 
bins.  Again, this provision is based on the previously 
pre-arranged agreement with Exeter City Council to 
implement additional trade collections so that weekly 
collections of all materials are made. 

The refuse store is located with direct access off Paul 
Street for ease of collection and is located next to an 
internal stair core and with its own lobby to ensure 
that refuse isn’t taken through the main entrance or 
communal areas.

Servicing Strategy

Plant

Due to the consolidation of use across both blocks 
to co-living, the scheme will be managed as one and 
therefore efficiencies have been made in terms of plant 
provision.  

There is for example 1 no. sub-station that will serve 
both blocks, located in the surface car park of Block 
2.  This permits 24 hour access to the substation and 
locates it away from prime frontage.  The rear of the 
substation will be screened from Northernhay Street 
and the city wall with a planted bank adjacent to its 
retaining wall.

The main Boiler / CHP plant serving both blocks is 
located within the undercroft parking area of Block 2.  
It is positioned near to Paul Street but due to ground 
levels does not occupy valuable street frontage.  The 
position works well with incoming services, the location 
of internal risers and also keeps potential noise 
generating plant away from the north west boundary 
with Northernhay Street. Access is via fully louvered 
doors to the undercroft parking area.

A cold water and sprinkler tank room serves both blocks 
and is also located within the undercroft of Block 2, with 
access via fully louvred doors from the parking area.

Utilising the undercroft area of Block 2 for plant makes 
efficient use of space that has reduced outlook and 
suitability for alternative functions and habitable space.

External space is required for the air conditioning 
plant.  On Block 1 this is located above the cycle store 
to the rear / north west of the block and on Block 2 it 
is located behind the surface parking area.  Due to the 
rising levels of the access road along the rear / north 
west of the site, the retaining wall to the surface car 
park area effectively screens the air conditioning plant 
area, both visually and acoustically, whilst allowing the 
open top to provide the necessary ventilation.

Each block has its own LV Switch and Comms Rooms 
and a number of risers located around the vertical 
circulation cores for mechanical and electrical services.

Refuse and Plant Strategy

PLANT REFUSE
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5.0	 Access and Security

Emergency Services

Vehicular access to both blocks for emergency services 
is available via each of the service laybys outside of 
each block.

Dry riser inlets will be provided within 18m of the vehicle 
access points and linked to dry risers within the vertical 
circulation cores, with Block 1 having a dedicated fire-
fighting stair and lift as required due to overall height.

The re-planning of the internal layouts to accommodate 
all co-living and to improve efficiencies, has been done 
in consultation with a fire engineer to ensure that the 
scheme is compliant, with natural smoke vents and 
shafts incorporated into the scheme where required.  

Lift sizes will enable accommodation of a stretcher for 
emergencies and the proposed laybys to Paul Street can 
accommodate ambulances.

Maintenance

The proposed scheme will be a fully managed 
development and it will have a maintenance schedule for 
both the building and the external landscaping.

Delivery and servicing will be via the external laybys on 
Paul Street, with the main management office located 
close by, adjacent to the main entrance to Block 1.  
Post boxes for residents and an internal parcel store 
are also located close to the entrance in Block 1.  As 
both blocks fall within the same management, there 
will be movement and shared resources between both 
blocks which also helps to encourage use of the various 
amenity areas and a greater community feel. 

The laybys can also be used to facilitate moving in / 
out days which will be organised with the management 
team and staggered throughout the year due to the 
range of different tenancy lengths.  Since the co-
living accommodation is also furnished, there should 
not be many, or particularly large items that require 
moving.  Each block has 2 lifts that will facilitate 
moving internally.

Durable and low maintenance materials will be specified, 
but access to facades and for window cleaning will be 
via abseiling anchor points and a man safe system to the 
roof.  Access to the roofs will either be via a dedicated 
stair to the highest roofs, or from the floor above for the 
lower elements.  Provision for watering will be included 
in order to maintain the proposed sedum roofs.

Further information is provided in the accompanying 
Management Plan.

Servicing Strategy

Emergency Services and Maintenance

MAINTENANCE
STAIR CORES 
& FIRE EXITS
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5.0	 Access and Security

Car Parking

The central location with good transport links, as well 
as the typical user profile support the proposed car-free 
development for the co-living accommodation. 

The existing site does however feature a publicly 
accessible car park, and as per the previously consented 
scheme, an element of public pay and display car 
parking will be retained on site, with future management 
and operation to be agreed with Exeter City Council, 
who operate the current arrangement.

The proposed 24 spaces have been located in and 
around the undercroft of Block 2, which frees up the 
visible south west corner of the site for enhanced 
landscaping.  As per the consented scheme, the existing 
entrance off Paul Street will be used and reconfigured 
for access, but whilst the consented scheme proposed 
the addition of car park barriers, the revised scheme will 
be pay and display which simplifies maintenance and 
service access to the area.

In accordance with the accompanying transport 
assessment, there will be 3 no. designated accessible 
spaces, and 2 no. EV charging points.  There are also 4 
no. motorcycle spaces.

Retaining walls and planting will help to soften the 
appearance of the car park area from the north west of 
the site and the proposed parking layout has also been 
simplified from the consented scheme so visual amenity 
will be improved.

20 Queen Street will still require the private parking 
provision as accommodated by the previously approved 
scheme, and we are therefore retaining the required 9 
dedicated spaces, including 1 accessible space.  These 
will be located at the furthest end of the undercroft 
parking area of Block 2, allowing a separate barrier to be 
used to secure the spaces, and also allowing for more 
convenient access to the Queen Street via external 
steps to Paul Street.

Parking

Cycle Storage

Cycle parking has been provided in accordance with 
Exeter City Council’s Sustainable Transport SPD Minimum 
Cycle Parking Standards, requiring a total of 194 spaces 
to serve the proposed co-living accommodation.

A total 200 spaces have been provided, with 128 located 
in Block 1 and 72 in Block 2. 

In Block 1, there are two separate stores, one at lower 
ground level that can be accessed from the amenity 
space to the north west of the block and internally, 
and one at upper ground level that can be accessed 
externally from the amenity space and green route along 
the north west of the site.

In Block 2, the spaces are provided in the undercroft 
parking area of block 2, with a dedicated path along the 
back of the accessible car parking spaces linking to the 
landscaped green route, reducing the travel required 
through the general car park area.

As per the consented scheme, we are proposing to 
retain the visitor spaces, of which there are

-	 24 no. under the Guildhall Carpark Ramp

-	 14 no. Visitors Spaces to the Rear of Block 1

-	 10 no. Visitor Spaces to Queen Street / Paul 		
	 Street Courtyard

-	 16 no. Visitor Spaces to Paul Street.

Access to Guildhall Shopping Centre; Vehicle ramp and 
pedestrian footbridge

As per the previously approved scheme, access to 
the Guildhall Shopping Centre from the site will be 
retained via the existing vehicle ramp and a replacement 
pedestrian footbridge accessed via stairs or lift.  We are 
not proposing that the design of these elements change 
from the consented scheme.

As such, previously proposed improvements to the 
vehicle ramp such as the relocation of the entry / exit 
barriers to the bottom of the ramp to reduce queuing on 
the ramp, will also be implemented.

Parking Strategy

MOTOR VEHICLES CYCLES
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5.0	 Access and Security

Principles

One of the key improvements the development offers 
is the transformation of Paul Street, which due to the 
existing large scale, featureless elevations to each side, 
currently feels inhospitable and not very pedestrian-
friendly.  The proposed accommodation will provide 
overlooking and natural surveillance to the street, 
improving the feeling of safety, as well as increasing 
activity with the proposed communal and amenity 
spaces that will feature a lot of transparency to engage 
with the surroundings.  The revised proposals have 
further enhanced active frontage over and above the 
consented scheme, particularly with the re-planning 
of Block 2 to front Paul Street with communal space in 
place of the previously proposed servicing.

As per the consented scheme, the proposed landscape 
improvements to Paul Street, including planting, seating 
and cycle stands will also help to activate the street, 
adding to the feeling of safety and usability.  

Opening up the space around the vehicle ramp and the 
city wall also encourages more pedestrian movement 
through the site and improves visual permeability, 
discouraging anti-social behaviour.  The proposed 
landscaping of the external spaces will help to define 
the areas, encouraging use and local ownership, again 
to discourage anti-social behaviour and enhance a sense 
of pride in the local context.  Landscaping has also been 
used where appropriate to create defensible space 
around the proposed private amenity spaces to each 
block, with the use of planters and the proposed new 
entrance colonnade to the Queen Street / Paul Street 
public courtyard providing an element of privacy to the 
amenity spaces fronting the space.  

CCTV, External Lighting & Access Control

Security will further be enhanced by the use of 
CCTV and an external lighting scheme as per the 
accompanying proposals.  There will be an access 
control system for residents and a progressive privacy 
layout whereby entrance is to a managed communal area 
with access to private corridors and circulation cores 
protected.  En-suite rooms have also been designed in 
secure clusters, with a designated corridor servicing 
each cluster that will feature access control.

Parking

Designated parking for the commercial unit on Queen 
Street will be secured with the use of barriers and cycle 
spaces allocated for the co-living accommodation will 
be within secure, access-controlled stores.  Visitor cycle 
parking will be a mix of secure storage under the vehicle 
ramp, and Sheffield style hoops for shorter term use as 
part of the external landscaping proposals.

Management

The co-living scheme will be fully managed with an on-
site management team during office hours and security 
personnel providing an out of hours service, ensuring 
that there is an on-site presence 24 hours a day who will 
carry out regular security patrols.  The internal amenity 
spaces have been designed to be visually transparent to 
encourage use, but also to assist with general security.  
The provision of communal spaces also helps to foster 
a community feel and residents will generally know 
each other, at least by sight which further improves the 
feeling of safety in and around the scheme.

Secured by Design

The principles of Secure by Design have been 
incorporated into the scheme and will help to inform 
specification of elements at a more detailed design 
stage.  Overlooking of public and communal areas has 
been provided, management areas have good views out 
and are immediately visible on entering the building.  
Much of the servicing and deliveries for the building can 
also be carried out without having to enter far in to the 
scheme, thereby protecting private areas.

Boundaries

The general principles of the scheme are for increased 
physical and visual permeability through and around 
the site.  As such the south east site boundary to Paul 
Street remains open and the city wall forms the north 
west boundary.  Existing buildings to Queen Street form 
the north east boundary and the south west Habitat 
Pocket Park is open to the junction of Iron Bridge and 
Paul Street.

Security
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5.0	 Access and Security

Site-wide

Whilst there are some stepped elements within the 
landscaped area, for example joining the central 
landscaped area to the green route along the north 
west, and to Paul Street, the change in site levels across 
the landscaped area also means that there is an ‘at 
grade’ connection to both Paul Street and the green 
route.  Footpaths are designed to accommodate people 
passing comfortably, including wheelchair users and the 
introduction of seating within the central landscaped 
area provides opportunity for resting on journeys 
through the site.  Appropriate hazard warning surfaces 
are used at changes in level and vehicle crossing points. 

Car Parking

The public car parking area has a total of 3 accessible 
bays in accordance with the sustainable transport SPD.

Building Entrances

Surrounding site levels vary around the proposed 
buildings, so as per the approved scheme, each block 
is split into a lower and upper ground floor level to deal 
with the external changes and permit level access into 
the main building points.

In Block 1, the main entrance can be accessed directly 
off Paul Street at lower ground level, with a level 
threshold.  The entrance is recessed, providing cover and 
enhanced legibility for easy way-finding.  At the upper 
ground level, there is access between the proposed 
amenity area to both the public courtyard on the south 
east side and the private amenity space on the north-
west side.

In Block 2, the main entrance is at upper ground level, off 
the landscaped courtyard, which provides level access, 
as do some further access points directly linking the 
proposed communal space to the private amenity area 
outside.  The lower ground level also provides access 
from Paul Street via a stair core and an internal ramp at 
this level allows for level access out of the building for 
other services such as the refuse store, dealing with the 
rising level of Paul Street.

Accessibility

Internal Layout

Internally, each block has 2 passenger lifts and all stair 
cores have been designed for ambulant access.  The 
primary communal amenity spaces have been located on 
the lower levels of the building, with localised smaller 
areas spread evenly through the scheme at each level 
for convenient access.  High transparency for these 
areas also helps to encourage use and inclusivity.

As integral parts of the scheme, the interior design 
proposals for the communal areas have already 
been developed and take into account the need for 
appropriate visual contrast and surfaces that assist with 
producing good acoustic levels.  These principles will be 
carried forward to the common areas of the scheme.

Technology such as induction loops for reception and 
access control will be incorporated as appropriate at 
the detailed design stage and a total of 5% of rooms 
are designed to an accessible standard, as per the 
consented scheme.

Accessibility

ACCESSIBILITY GREEN ROUTE
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6.0	 Sustainability

Sustainable Site

As per the consented scheme, these revised proposals 
make efficient use of a previously-developed site in a 
central and sustainable location.

Sustainable Transport

As such, it is proposed to be a car-free development 
for the co-living residents. To facilitate the car-free 
development, each block has its own secure cycle 
storage, with total numbers in accordance with Exeter’s 
Sustainable Transport SPD requirements.  There are also 
spaces for visitor and public cycle parking.

Walking is also encouraged, with the development 
improving the environment around the site, particularly 
to Paul Street and opening up access along the city wall, 
creating an attractive pedestrian-friendly environment 
that feels safe with increased active frontage and 
natural surveillance.

Sustainable Scheme

Co-living accommodation typically appeals to a 
young demographic, encouraging young adults 
to stay in the city, retaining skills and creating 
sustainable communities.

The on-site amenity facilities reduce the need to 
travel, including provision of co-working space which 
can facilitate working from home.  Well-being facilities 
also complement the principle of creating comfortable 
living environments through sustainable design and 
passivhaus principles.

Ecology and Drainage

The improved landscaping enhances the ecological value 
of the site, improving biodiversity and habitat for local 
wildlife as well as reducing surface water run-off with 
increased areas of soft landscaping and planting and 
incorporation of green and brown roofs.

Incorporation of insect ‘hotels’, and bird and bat boxes 
also enhance the biodiversity of the site.

Recycling

Dedicated refuse stores for each block will allow for 
the separation of waste in accordance with Exeter 
City Council’s collection policies, thereby helping to 
reduce landfill. 

Materials

Specified materials will be durable and long-lasting with 
low maintenance requirements and specified where 
possible with a high recycled content and to be in turn 
recyclable.  Detailing will also try to ensure that waste is 
minimised and elements standardised where possible.
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6.0	 Sustainability

Passivhaus Principles

The revised scheme offers an improvement over the 
consented scheme by applying Passivhaus Standard to 
both Blocks 1 and 2, which will minimise energy usage 
and maximise user comfort.

Passive sustainable measures are best incorporated from 
the start of the scheme, informing overall orientation, 
site layout and massing.  Whilst these elements were 
generally fixed by applying the approved principles 
of the consented scheme, we have used Passivhaus 
principles to inform proposed changes, for example to 
the elevational treatment where north-facing elevations 
have reduced amounts of glazing to minimize heat loss 
whilst the vertical window proportions allow natural light 
to penetrate deeper into the internal spaces. Windows 
will also be specified to be triple glazed with insulated 
frames.    

A well-designed and constructed, air-tight building 
fabric is key to Passivhaus and the detailed design stage 
of the project will ensure that potential cold bridges 
are removed and membranes located to minimise air 
leakage as much as possible.  External build-ups will be 
specified to be well-insulated and will meet the target 
U-values set out in the accompanying energy statement 
in line with Passivhaus principles, ensuring that the 
minimum requirements of Exeter’s Sustainable Design 
and Construction policies are exceeded.

The accompanying Passivhaus Pre-Assessment report 
identifies the further actions that are required to meet 
the standard and recomendations for ventilation, air 
tightness and specification will be implemented through 
the detail design process to ensure heating demand can 
be reduced below 15 kWh/m2 TFA for both blocks, or by  
more than 80%.

Efficiency

Whilst the Passivhaus Principles minimise overall emergy 
demand, it’s also essential that the residual demand is 
met through efficient means.  As per the accompanying 
Energy Statement, all building services and distribution 
are to be high performance.  As the accommodation will 
be fully-furnished, low energy appliances rated A/A+ will 
be selected where possible, with efficient LED lighting 
througout.  Aerated taps with automatic switch off will 
also reduce water demand.

Heating

Although there is no existing District Heating System 
within the area, allowance has been made to allow for 
future connection when available.  

Space heating and hot water is therefore proposed to be 
provided through an efficient gas-fired combined heat 
and power unit, supplemented by condensing gas boilers 
when required.  Electricity generated by the units helps 
to off-set electricty used within the scheme.

Ventilation

All units will have openable windows enabling natural 
ventilation and have been sized to allow for adequate 
purge ventilation.  Whilst generally we have full size floor 
to ceiling window openings, on north facing elevations 
we have replaced the glazed bottom panel below the 
transom and opening casement, with an insulated 
spandrel panel to reduce heat loss.  It also serves 
to reduce the amount of glazing and views towards 
Northernhay Street to retain privacy. 

Supplementary mechanical ventilation is provided 
via mechanical ventilation heat recovery units which 
generally utilise external vents in the window soffit to 
reduce the impact of louvres on the external elevations.  
The use of mechanical ventilation with heat recovery 
accords with Passivhaus standards and provision of 
optimum user comfort.

Renewable Technology

As well as energy efficiency, energy sources should be 
clean and renewable wherever possible.  The proposed 
solar photovoltaic panels to the roofs help to off-set 
electricity consumed through the scheme.

Compliance

The incoporation of these principles and proposed 
systems has been used in the accompanying Stage 3 
Energy Assessment, that concludes that the scheme 
would exceed BREEAM Excellent standards and achieve 
a weighted 29% betterment over Part L1A 2013 criteria 
for co-living, exceeding Exeter City Council’s requirement 
of a 19% betterment for domestic buildings.  This is in 
line with the city’s move towards Net Zero in 2030.
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6.0	 Conclusion

These proposals represent a revision to the previously 
consented scheme for the redevelopment of the 
Harlequins Shopping Centre site.  The proposed 
changes stem from the desire to remove the hotel 
element of the scheme and replace with further co-
living accommodation.  This change has necessitated 
some internal replanning, which has also allowed us 
the opportunity to rationalise the layouts and improve 
efficiency, amenity provision and the size of a standard 
en-suite room, as well as incorporation of Passivhaus 
Principles across the scheme.

Layout changes have also been reflected in revisions 
to the proposed external envelope, which has been 
enhanced through the introduction of additional active 
frontage and a clear approach to the elevational 
strategy, creating a legible hierarchy and breaking 
down the overall building mass.  We believe this more 
sympathetic approach reduces the impact on the 
conservation area and surrounding heritage assets, as 
well as improves the outlook for surrounding residents.

The general principles of the consented scheme have 
not been changed, so the previous building footprints 
and heights have served as maximum parameters, and 
we have been able to shrink the overall footprints and 
heights slightly.  The proposed landscaping scheme has 
been adjusted to suit accordingly, but again the overall 
design remains unchanged from the consented scheme.  
Aspirations for inclusivity and accessibility along with 
targets for sustainability have also been retained by 
these proposals, with Passivhaus principles extended to 
both blocks now.

We therefore hope that the revised changes are greeted 
positively, with the proposed change to all co-living 
helping to consolidate the whole site and offering 
additional opportunities for enhancement in terms of 
improved amenity and engaging frontage.  
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