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Introduction

Planning application 19/1556/FUL was submitted in
November 2019 and subsequently has benefitted
from an extensive planning consultation process
with comments from the general public and
statutory consultees being received.

The scheme has also been the subject of continued
dialogue with the local planning authority.

All of the comments received from various parties have been
reviewed and have been used in considering the scheme

and revisions to the original submission have been made for
resubmission to address the constructive feedback received.

A full set of amended plans, elevations and images

has been prepared and submitted to the Council for
consideration. The changes to the scheme are set out in this
additional section of the Design and Access Statement.
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Changes to the original
submitted scheme
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Changes to the original submitted scheme based
on Public and Statutory consultees’ comments

Based upon the extensive public and statutory consultation
responses, comments and recommendations, amendments to
the scheme have been incorporated as reflected in the revised
planning application drawings and supporting documentation.
These changes are described on the following pages.
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Changes to the proposed height and massing

To address concerns expressed with regard to height and massing the

following changes have been implemented:

« Anentire floor level has been removed from both Block 1 and Block 2 to reduce the
scale and massing of the overall development and to mitigate the visual impact
of the scheme from both short and long-range views across the city.

o The removal of the uppermost floor from the two tallest elements of each block now establish a stepping
down of the development height, following the descent of Paul Street from Queen Street towards Iron
Bridge and thus responding more harmoniously at high level to the natural topography of the site.

« By stepping height the buildings establish a stronger relationship with each other as well
with the surrounding context. This has facilitated an improved transition between the
proposed development and Exeter’s St David’s and Central Conservation Areas.

The fifth floor of the Co-Living Block 1 running
parallel to Paul Street opposite the Guildhall
Shopping Centre has also now been removed:

o The removal of this floor also helps to reduce
the visual impact of the scheme when viewed
from the Paul Street / Queen Street junction.

o The reduction of height by removal of floors from
Co-Living Block 1 further improves the pedestrian
experience as you move along Paul Street.

o Theremoval of the fifth floor level further helps
to break up the overall scale and massing of
the scheme presenting an improved response
to the proposal’s setting and neighbouring
buildings such as the Guildhall Carpark opposite.

o Theremoval of the fifth floor level also
reduces the visual impact of the development
on the external courtyard immediately
behind the building, the city wall, and the
properties along Northernhay Street.

« Anadditional part fifth-floor level has been added
back to Block 1 in the area closest to Queen Street.
In order to lessen the impact of the development
along Paul Street and along Northernhay Street,
a modest quantum of accommodation lost by
the removal of the eighth and fifth floor has
been redistributed to the Queen Street Wing of
Block 1 as annoted on the diagram opposite.

The additional mass added to this area has negligible
impact or harm to both the short and long-range
views across the city whilst at the same time helping
to mitigate the loss of substantive accommodation
from upper levels elsewhere on the development.

The Queen Street properties provide a good transition
buffer to the neighbourhood. Adding half a floor in
height to this area has negligible effect and visual
impact upon adjacent buildings or open space.

The removal of the top floor from each block together
with the additional 5th floor from Block 1 will help

to further reduce the overshadowing and daylight
impact as shown in section 5.3.9 of this report.

It is considered that the removal of the top floor
from each block together with the additional
5th floor from Block 1 will help to further
reduce the overshadowing and daylight impact
as shown in section 5.3.9 of this report.
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Original Application highlighting the proposed changes
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Design Treatment to the top floor - removal of “Glass Box”

To address concerns expressed with regard to the design and material
treatment of the top floor levels, the ‘Glass Box' treatment has been revised.

A former design proposal showed a bronze metal framed top floor
treatment. This design, presented back in December 2018 to the South
West Design Review Panel, was well supported and received as an
elegant and appropriate contemporary response to context.

In the amended scheme, the uniform reflective top floor glass cladding has
been removed and replaced with a more expressive form comprising elegantly
proportioned bronze coloured metal cladding on Block 1 and a light grey
framing on Block 2 with glazed infill panels used on both approaches.

The metal roof treatment complements the materials used elsewhere on the
scheme such as the tones and colour of the birckwork and stone pannelling .
Vertical drops of the top floor treatment at key points within the elevational
composition help to anchor the top floor of the development to the floors
below and break the elevations to reflect the massing components.

Linking the floors in this manner helps to integrate the elevational treatments
whilst softening the top of the buildings to make the top floor appear
subservient to the other floor levels complementing the brick and stone body
of the lower floors and providing visual interest to the overall composition.

The new materials proposed for the top floor match materials, tones and colour
hues used elsewhere in the development and within the surrounding context.

The Block 1 materials, both in texture and colour, reflect and pay homage

to the stone and brickwork used in the construction of the City Wall, Royal

Albert Memorial Museum and Rougemont Hotel all being landmarks of

architectural and historic merit within close proximity to the site. Former Design iteration (2018)

The use of a light grey metal roofing on Block 2 helps to tie and make the roof treatment
relevant to the local context and historic setting, especially to those properties along
Northernhay Street and Iron Bridge comprising slate grey and leadwork roofs.

At night-time, light will only be emitted through those openable windows that directly

relate to accommodation behind. Although the elevational composition in part

incorporates large glass faced panels, the external side of the glass will be opaque with

solid infill panel behind the glass surface therefore not allowing light to pass through.

The nighttime appearance of the top floor will thus not present as a fully ‘illuminated A former design proposal showed a bronze metal framed top floor treatment.

box’' which was a concern raised and clarified as part of the consultation process. This design, presented back in December 2018 to the South West Design
Review Panel and Planning Member Working Group was well supported and
received as an elegant and appropriate contemporary response to context.
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New Application (2020)

Former Planning Application Submission - ref No 19/1556/FUL

To address concerns expressed with regard to the design and material In the resubmitted scheme, the uniform reflective top floor glass cladding

treatment of the top floor levels, the ‘Glass Box’ treatment has been revised. has been removed and replaced with a more expressive form comprising
elegantly proportioned bronze colored metal cladding on Block 1 and a light

grey framing on Block 2 with glazed infill panels used on both approaches.
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Improvements to the modulation of the roofline to respond to topography

The removal of the top floor levels from both Block 1 and Block 2 together
with the removal of the 5th floor level from Block 1 Paul Street wing addresses
criticisms of the original schemes response to context by establishing an
improved transition in height between the new development and the St
David's and Central Conservation Areas.

The bronze colour roof cladding framing material used on the top floor
level of Block 1 now purposefully drops down to the lower floor levels in
certain areas creating greater modulation, linking floor levels together and
breaking up the overall massing of the development.

The grey metal cladding materials used to express the window openings
at the top floor level of Block 2 also drop down to the lower floors to help
provide greater architectural interest and integrate the upper floor levels

by breaking up the overall modulation and massing of the development.

Review of Elevational Treatment and proposed revisions

General Comments in regards to Elevational
Treatment of Block 1 and Block 2

Following consultation responses and engagement in further design
workshops with the LPA, the elevation designs of both buildings have
been re-appraised. The following points describe how those comments
have been addressed within the revised design.

It was felt that generally, save for the ‘glass box' design of the upper floor,
that Block 1's elevation design was an appropriate contemporary response
to both the building type and use and to the context. It was however
suggested that minor modifications could be incorporated to assist in
breaking up the uniformity and modulation of the facades.

With regard to Block 2, consultation responses suggested that
improvements to the overall scheme could be achieved by redesign
of the elevations to achieve a separation / distinctiveness of character
from Block 1 whilst at the same time achieving a sense of cohesiveness

across the whole development. The elevational design of Block 2 has

thus been reconsidered to assist in better reflecting the surrounding
context, architectural styles and materials of Exeter’s Central and St David’s
Conservation Areas.

Based on feedback received Block 2 elevations have been redesigned.

The intention is that the Block 2 elevations break up the uniformity of the
development as a whole achieving a distinct character for each of the
blocks reflective of their different uses.

However, it is was also recognised that, although the elevation design
responses for each building could be different, they should at the same
time read as part of overall cohesive integrated development. To achieve
this the proposal retains some minor visual features, materials, textures and
colour hues that help the buildings read as a cohesive development.
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Orignal Application

- -~ Existing Guildhall Shopping Centre
--- Existing Harlequins Centre
- -= Existing City Wall

Revised Scheme

METAL CORTEN ROOF
MATERIAL : 00000000000

SLATE GREY ROOF ¢
MATERIAL

- -~ Existing Guildhall Shopping Centre
- -~ Existing Harlequins Centre
-=-= Existing City Wall

STEPPING DOWN IN HEIGHT AND MASSING AS YOU MOVE ALONG PAUL STREET
Drawing Key

e e e e QOriginal Planning Application - Building Outline mmmmm New Building - Outline B Vodulated Massing I Broken Roofline (which helps link floor levels together )
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Review of Elevational Treatment and proposed revisions

Block 1 - Elevation Design Changes.

On the taller wing element of Block 1 the horizontal feature band at the top
level has been removed to enhance the effect of the step up from the Paul
Street wing element. This helps to articulate the elevational treatment in such
a way that the building appears to step down following the natural ground
topography of the site.

The extent of glazing around kitchen areas has been reduced and glazing
generally revised to respond to changes to the internal layout.

These changes are particularly relevant on the North West elevation where the
glazing has been reduced, or in some areas omitted, to mitigate the perceived
sense of overlooking to the rear of the site and to the Northernhay Properties.

In order to achieve Passivhaus design (discussed in more detail in Section
5.2.6), the elevational treatment of Block 1 has been rationalised to adopt a
fabric first approach to achieving optimal energy efficiency. The key design
changes are listed below.

o Large areas of glazing have been omitted to assist in reducing solar gain
and overheating.

e Incertain areas of the building glazing and glazed curtain walling systems
have been omitted and substituted for more energy efficient materials
such as insulated brick slips, insulated stone and metal cladding panels.
These materials aim to achieve better U values, air tightness and to reduce
thermal bridging.

N

N

N

N

FIFTH FLOOR OMITTED

METAL CORTEN ROOF
MATERIAL

ROOF MATERIAL
CONTINUES DOWN
TO HELP MODULATE
THE ELVATION AND
BREAK UP THE
MASSING

BRICK PANEL ADDED

LOWER FLOORS
LINKED WITH
GLAZING
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Review of Elevational Treatment and proposed revisions

Block 2 - Elevational Design

The Block 2 elevations have been more extensively re-designed with new
proportions and materials proposed to assist in modulating and breaking
up the horizontality of the elevations.

The elevational composition has been reproportioned to present a more
terrace like appearance of blocks stepping down Paul Street in response to
the topography.

A redbrick is to be used on the larger vertical bays of Block 2.

Redbrick is common throughout Exeter’s Central and St Davids
Conservation area's and seen as a suitable material to help tie the building
into its surrounding context.

A lighter buff brick is to be used in-between the vertical bays to help
modulate and break the horizontality of the elevations with the larger bays
reading like a terrace as the scheme descends along Paul Street.

The ground floor treatment fronting Paul Street has been rationalised by
the removal of unnecessary vertical breaks which allows for a separation
of the upper floor levels above a strong base to the building. A technique
adopted to help further modulate the elevational design and to create a
distinct ground level.

The elevational appearance of the former glazed stair core fronting onto
Paul Street has been simplified to help establish a regularity to the terraced
appearance of the block

r SLATE GREY ROOF MATERIAL

N

A GLAZED CORE OMITTED

N

N

FRAMED WINDOW
BAYS

FRAMED WINDOW
BAYS USED TO
LINK FLOORS

RED BRICK
“TERRACED’ BAYS

LIGHT BUFF

BRICK SETBACKS
HELP PROVIDE
MODULATION AND
BREAK UP THE
ELEVATION

LOWER
FLOORS LINK
WITH GLAZING

GROUND FLOOR
TREATMENT
RATIONALISED
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Introduction of a’'Green’ wall

A green wall has been added to the Northwest Elevation of Block 2.

Greening of the elevations was an idea that was strongly supported by the
South West Design Review Panel and LPA and has been introduced to help

mitigate and soften the appearance of the flank north-west elevation of Block 2.

Green walls can provide valuable space-efficient systems for introducing
vegetation and creating habitat within the urban realm. The green wall
offers numerous benefits by increasing biodiversity as well as providing a
visual contrast / softening of the built form and hard materials when viewed
from both neighbouring properties and from more distant viewpoints.

Green wall vegetation will also provide a valuable urban habitat
that will that will further reinforce the biodiversity value of the
bird and bat boxes fixed to the building. The Green wall also has
the potential to reduce building heating and cooling costs.

The proposed green wall system will comprise planting trained up
the building facade on a series of vertical metal cables to guide the
establishment and extent of growth of suitable climbing plants.
Climbing plants would be planted into the adjacent areas of soft
landscape and, once established, will require no artificial irrigation.

The green wall will face north-west and will receive indirect sunlight for
much of the day. Some direct sunlight may be seasonally received during
the later afternoon periods when the strength of sunlight will be lower. The
use of Climbing Hydrangea (hydrangea petiolaris) is proposed for the green
wall with multiple plants of the same species being used for maximum
impact. This species prefers a semi-shaded location to maintain healthy
growth and will provide seasonal flowers and autumn foliage colour.

The longevity and lower long term maintenance of the green wall

is derived from the use of climbing plants planted at the base of the
building facade. The climber plants will progressively cover the building
facade as they grow but with the ultimate height and spread of plants
being limited by the locations of vertical cables. This will provide a more
managed appearance whilst reducing long term maintenance.

Allianz Park (Saracens RFC) London

Munich, Germany. (2 years growth) St Dominic’s College, Harrow.

Lake Constance, Germany. (At time of planting) Lake Constance, Germany. (4 years growth)
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Introduction of a'Green’ wall
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5.2.6 Block 1 - Passivhaus Design

Itis intended that Block 1 will be designed to Passivhaus Principles. This standard

is underpinned by a fabric first approach to the design ensuring minimal energy

consumption by utilising high levels of thermal performance within the external

walls and minimising air leakage. In order to achieve Passivhaus design standards
elements of the elevational treatment of Block 1 have been rationalized.

e large areas of glazing have been omitted in order
to reduce solar gain and overheating

o Incertain areas of the building glazing and glazed curtain walling
systems have been omitted and substituted for more energy
efficient materials such as insulated brick slips, insulated stone
and metal cladding panels. These materials aim to achieve better
U values, air tightness and to reduce thermal bridging.

Collaboration with Exeter City Living

In January 2020 Exeter City Living were commissioned to carry
out an assessment of the original designs and specifications and
prepared proposals to improve thermal efficiency, comfort and
ventilation to optimise the design from a Passivhaus perspective.

This assessment outlined the level of energy efficiency that can be achieved by
implementing a fabric first strategy and recommendations to achieve the fabric
performance criteria required for the project to meet the Passivhaus Standard.

These changes have been incorporated in the design of Block
1 and the submission of amended plans is accompanied by a
report by ECL setting out in more detail how the principles of
Passivhaus have informed the redesign of the building.

Exeter City Living Assessment of Block 1
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Bridge Link to the Guildhall Shopping Centre across Paul Street

As a consequence of further detailed discussions development side of Paul Street to connect the

between the Applicant and owners of the Guildhall Centre to the public realm at footpath

Guildhall Centre the amended proposals now and podium level.

incorporate a new footbridge linking the Guildhall

Centre to Paul Street. The bridge has been designed to be light and
transparent in appearance and is considered a

To mitigate the visual impact of the bridge, a new significant improvement to the appearance of the

narrower glazed footbridge is proposed in lieu of existing Pedestrian Bridge.

existing cumbersome design.
The new footbridge, lift and stair incorporate low

A stair and lift are also to be provided as level vehicle protection at the interface with the
part of the new bridge structure on the new Paul Street footpath.
Indicative view up Paul Street towards Queen Street junction Indicative view from underneath the existing vehicle ramp Indicative view of the New linkbridge, lift and stair core
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Further Measures incorporated to assist in mitigation of sense of overlooking

As set out in section 4.11 of the Design and Access Statement submitted with
the application in November 2019, a number of design approaches to mitigate
and avoid direct overlooking of neighbours has been used. Further measures
have been taken in the revised application. The changes are listed below:

o The removal of the top floors from both Block 1 and Block 2 and the fifth floor
from Block 1 Paul Street wing help to minimise elevated views and reduce
the perceived sense of overlooking to the rear of the site and to Northernhay
Properties.

The elevational design of Block 1 has been rationalised to remove large expanses
of glazing to the northwest elevation to help reduce perceived overlooking to
Northernhay properties.

Amount of glazing removed from this elevation

Block 2

Kitchen space removed and glazing reduced

A 4

Glazing removed and reduced in the stair core

Block 2
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Amended Scheme
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5.3 Amended Scheme

5.3.1 Use

The uses within the development essentially remain as per the
originally submitted scheme being Block 2 - Hotel Use (C1) and Block
1 - Co-Living Accommodation ( Sui — Generis Use ) with supporting
management, services and amenity areas for each. The Co-Living
element within Block 2 of the originally submitted scheme has

been removed with the building now being solely for Hotel use.

5.3.2 Area

Block 1

Co Living (Sui Generis) 8571 sgm GIA
Block 2

Hotel (Class C1) 4279 sqm GIA

13 5gm GIA

The Gross Internal Area for each use is as above.

The accommodation within Block 1 and the upper floors of
the Queen Street Building (Co-Living), situated to the north of
the site, provides for a total of 259 bedrooms split between 85
self-contained studio’s, 15 accessible studio’s and 159 en-suite
bedrooms in 27 cluster apartments with shared kitchens.

An amenity / communal space ratio of 2.7 sgqm per bedroom has been
achieved which equates to that of the originally submitted scheme
when adopting the 259 room Co-Living scheme in Block 1 only.

Block 2 (situated to the south of the site)

comprises of a hotel of 128 bedrooms.

5.3.3 Amount
The overall application site including that area of the site
incorporating the highways improvement, car park and

interpretation centre amounts to approx 10,408 m?.

Block 1: Co-Living

o 15 No. Self contained wheelchair accessible studios located
on first, second, third, fourth, fifth and sixth floors.

« 85 No. Self contained studio rooms.

e 159 En-suite bedrooms within 27 cluster apartments
each with shared kitchens comprising a range
of 4,5, 6 and 8 room cluster apartments.

Total = 259 beds

Block 2: Hotel Use

e 128 No. Hotel bedrooms which includes 5 No. wheelchair accessible
rooms located on ground, first, second, third and fourth floors.

Total = 128 beds
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Layout

Room Types Block 1

The accommodation essentially offers two distinct room types — room type 1 being

a private single room within a cluster apartment. The room type comprises of an en-
suite bedroom benefitting from a shared communal kitchen and amenity space at the
end of a private corridor. Room type 2 type comprises a self-contained studio with en-
suite shower room and with its own kitchenette and shared communal amenity space
throughout the development.

The living spaces will be of contemporary design and efficiently planned to provide high
quality living space.

There will typically be one large kitchen and amenity space positioned on each floor
for the benefit of all occupants on that floor, with multiple larger multi-purpose spaces
positioned at the lower ground and ground floor levels.

Block 1 Co-Living - Amenity Space encouraging social interaction and wellbeing

The plans offer generous shared kitchen and amenity spaces positioned on each floor
level and at ground floor level there are multiple larger multi - purpose spaces. The
character of these spaces will allow for a balance between social interaction, quiet study
and work space.

As part of the management plan a dedicated, on site, event co-ordinator will be
responsible for organising events to encourage social interaction and for the wellbeing
for residents. Details of this are provided in the amended Management Plan.

The scheme offers a ratio of 2.7 sqgm of shared amenity space per bedroom which is
equal to that of the original scheme and includes communal spaces, multi use spaces,
shared kitchen and cluster kitchen spaces.

Harlequins Centre, Exeter



Block 1 Layout

- Co-Living Accommodation

As set out in Chapter 4 the layout of the Co-Living remains
largely the same with minor changes being implemented.

Block 1 Lower Ground Floor (Level 38.5)

The principal entrance to the Co-Living block is located at the lower
ground floor level situated off the main colonnaded walkway which
links Paul Street and Northernhay Street via Maddocks Row. Entry
will also be possible from the upper courtyard off Paul Street

The principal entrances will have a direct relationship with the reception
area and management suite. The reception desk will be positioned to
provide good surveillance across the courtyards and building entrances.
A shared luggage store and communal laundry room

are positioned off the entrance lobby.

A large communal space is positioned on the corner of the block
with an open outlook across the central landscaped space.

A large bin store is located on the lower ground floor positioned
close to Paul Street and the vehicle service bays.

A plant room is also located on the lower ground floor level
with access via a shallow ramp at the rear of the site.

Block 1 Ground Floor (Level +40.2)
A secondary entrance to the Co-Living building is located on the upper
ground floor accessed from Queen Street / Paul Street courtyard area.

Communal amenity spaces are located around the Queen Street
courtyard. These amenity spaces have glazed frontages which allowing
views into and out of the building promoting active frontages at
ground level and allowing for good natural daylight penetration.

The amenity spaces are linked to the main entrance lobby,
reception desk and management suite ( situated on the lower
ground floor level ) via a set of stairs and a passenger lift.

The amenity spaces are overlooked via a glazed corridor
situated on the upper mezzanine level further promoting
good visual connectivity between the common spaces.

There is an additional plant room positioned at ground floor level

along with a secure internal bike store for residents accommodating
138 bicycles in Block 1, 24 under the ramp area with a further 14 visitor
spaces located externally to the rear of Block 1. Access to the plant room
is from the rear of the building with the secure bike store area accessed
from core lobby area to the front of the Queen St/ Paul St courtyard.

Block 1 Upper Mezzanine Floor (Level + 41.445)
An upper ground floor mezzanine level provides further
Co-Living accommodation comprising a mix of en-suite
cluster apartments and self-contained studios.

There is an additional communal amenity space
positioned off the main circulation core.

Block 1 First Floor (Level + 44.390)
The accommodation is generally centered around
a central core and amenity space.

Cluster apartments comprising groups of generally between 4 - 6 en-suite
bedrooms to each shared kitchen are located throughout this level with
the self-contained studio rooms being accessed via common corridors.
The floor has two accessible studios and 1 accessible cluster apartment.

Storage rooms, cleaners’ cupboards, risers and service
spaces are located at the lift and stair node points, being
central locations affording ease of common access.

The first floor level is linked via a corridor into the rear upper floors of No
21 -22 Queen Street where there is located a further 3 studio rooms.

Second Floor ( Level + 47.335)
Third Floor ( Level + 50.280)
Fourth Floor (Level + 53.225)

Similar to the first floor the upper floor levels of accommodation contain a
mix of cluster apartments comprising of a mix of 4 - 8 en-suite bedrooms

to each shared kitchen along with studios accessed via a common corridor.
There is one shared amenity spaces at this level with the larger amenity area
located next to the main circulation core. There are accessible studio rooms
positioned at each floor along with storage rooms, and cleaners’ cupboards.

Fifth Floor ( Level +56.10)

Similar to the first floor the upper floor levels of accommodation
contain a mix of cluster apartments comprising of a mix of 4 - 8 en-
suite bedrooms. To each shared kitchen along with studios accessed
via a common corridor. There one large amenity area located next to
the main circulation core. There are accessible studio rooms positioned
at each floor along with storage rooms, and cleaner's cupboards.

As part of the revised scheme an additional 2 cluster rooms and 4
studio rooms have been added to the Queen Street wing of Block 1
at the fifth floor level as described in section 5.2.1 of this report.

Roof Level

There are two green roofs positioned on the fifth floor level. The main
roof space accommodates an array of Photo Voltaic roof panels, a
metal clad lift overrun and a mechanical roof plant enclosure.

There will be a Mansafe fall arrest system located to the perimeter of all
the flat roof areas for the purpose of safe access and maintenance.
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Block 1 Layout

Lower Ground Floor Upper Ground Floor Upper Mezzanine Floor

First Floor Second Floor
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5.3.5 Block 1 Layout

Third Floor Fourth Floor
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Co-Living Layout — No. 21-22 Queen Street

The Block 1 scheme includes access to the upper two floors of No 21-22 Queen Street.
This is a three storey building whose fagade was retained with the construction of the
Harlequin Shopping Centre. The ground floor has, until recently, been occupied by
Poundland.

The ground floor accommodation has recently been the subject of a change of use
application (Ref: 19/1070/FUL) to allow for the relocation of the Chime hearing centre
from the Harlequins mall. The application was approved on 13th September 2019. A
subsequent application was approved in November 2019 for advertisement consent

for the signage associated with the newly approved use. The ground floor of 21-22
Queen Street is therefore not included within this application. The proposals do however
include the accommodation within the upper floors the building, with three studio
bedrooms to be introduced at the converted first floor level, accessed via a corridor
linking back to block 1.

A further two studio rooms are proposed within the existing second- floor level. These
rooms are accessed via an internal staircase contained within the building.

The rooms have been configured to ensure that they align with the existing fenestration
pattern along Queen Street. The roof of 21 — 22 Queen Street remains unaltered along
with the front elevation, where the only change is to upgrade the existing sash windows
with high performance acoustic glazing and timber sash windows and to introduce new
opening roof-lights for smoke ventilation purposes.

First Floor

Second Floor

Harlequins Centre, Exeter



Block 2 Layout

As part this revised application, the previously
proposed co-living bedrooms and accompanying
ancillary uses have been removed from Block 2
which is now wholly dedicated to hotel use.

Lower Ground Floor

The undercroft car park is positioned at lower
ground floor level and provides up to 38 standard
spaces, 4 disabled spaces, 2 EV spaces, 2m x 10m
MC parking area, 2.4m x 4.8m MC parking area.

There is also two dedicated Motorbike Storage
spaces within the undercroft car park.

A dedicated plant room for the hotel is positioned
to the north of the car park. The existing
substation on the site is retained as part of the
scheme but it has been reduced in size.

There is a dedicated delivery and service core along
with a linen and bin room which are accessible
directly from Paul Street and are positioned close
to the service / delivery layby off Paul Street.

The primary entrance into the hotel is accessible
directly off Paul Street with secure access into
the circulation core and up to the ground floor
reception area. Secure access into the hotel
core can also be gained directly from the car
park area located at lower ground level.

Ground Floor

A second primary entrance into the hotel is positioned
off the podium level. The hotel reception desk is
located at this level with good surveillance across

the courtyard area and down onto Paul Street.

The hotel restaurant, bar and kitchen area are
positioned at ground floor level with glazed frontages
providing active frontage and high levels of visual
interconnectivity with the central external landscaped

space. There are proposed a mix of hotel bedroom
types positioned either side of a central corridor. The
main lift core positioned to the south of the block
accesses all levels with a separate escape core and

mechanical riser positioned to the north of the block.

First Floor

At first floor level there is a mix of different
hotel bedroom types positioned either side of
a central corridor. Larger accessible bedrooms
are positioned close to the main lift core.

Second and Third Floor levels

The hotel layout remains the same as the lower floor
levels however the Hotel accommodation reduces
in massing and scale at second and third floor

levels as the building line steps back responding

to the topography of Paul Street and softening

the bulk of the building facing the Iron Bridge.

Fourth Floor Level

The taller wing element of the hotel block continues
up through fourth floor where hotel bedrooms
are positioned either side of a central corridor.

Fifth floor

As well as hotel bedrooms, the fifth floor
also provides access to an open- roof plant
enclosure. The plant area is accessed via a
doorway off the central corridor space.

Lower Ground Floor

Third Floor
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Form, Scale and Massing

As set out in section 5.2 of this report the height and massing of the
building has been revised in order to respond to feedback received.

Updated Solar Study

As part of this revised application and given the reduced heights of the buildings,
the solar study diagrams (right) have been updated to illustrate both the daylight
shadowing conditions of the existing Harlequins Centre and the amended
proposed development throughout the year at set times of 9:00am 12:00 and
15:00 on the spring equinox, summer and winter solstice.

A comparative study has also been provided to show the existing, and the revised
application solar studies overlaid as one diagram.

I . . ‘ . Existing Solar Stud;
For legibility the diagrams (right) have been submitted in a larger scale format as xisting udy

part of the planning application submission.

The revised changes to the scheme are seen as contributing positively to further
mitigating the consequent overshadowing of the site and surrounding context.
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Landscape

As described in section 4.5 of the previous
Design and Access Statement, five high
quality interconnected landscaped areas
are proposed and help create a positive
sense of place and identity and promote
inclusive movement across the site.

The integration of new trees, planting and
grass into the new external spaces will
reinforce the character of each area and assist
with wayfinding and spatial orientation. The
significant increase in vegetation within an
otherwise urban part of the city will actively
encourage wildlife and bio-diversity.

As described in section 5.2.5 of this report, the
revised scheme introduces a‘green wall’which
offers a number of environmental benefits. This
will include supporting biodiversity, habitat
creation and a reduction in building heating
and cooling costs once established. The green
wall will also provide a visual contrast and
softening of the built form and hard materials
when viewed from neighboring properties.

Green and brown roofs have also been used on

both buildings to reduce storm-water runoff as

part of sustainable drainage systems. These will

provide an unusually undisturbed urban habitat
that will increase biodiversity and wildlife, whilst
improving air and water quality in the city.

Access

As set out in section 4.2 of the original
Design and Access Statement
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National Design Guide - Ten Characteristics Considerations

The scheme has been considered in the context of local and
national planning policy and national design guides.

The originally submitted scheme (as described in earlier chapters
of the original Design and Access Statement) responds to the
ten characteristics in the National Design Guide and the site
layout, place making, connectivity, response to context and
ecological considerations all remain relevant as set out within
those original Chapters (including a thorough site analysis

and appraisal). However, a brief summary of responses is

further set out below with focus on the design updates.

Context

As set out in Chapters 1, 2 and 3 of the Design and Access
Statement a full site and context appraisal has been
carried out to ensure the proposal positively contributes
to the local context, history and culture of the site.

The following areas have been considered

Existing City Centre Green Spaces

o Existing Hard and Soft Landscape Areas
o Existing Building Frontages Study

o Existing Pedestrian Routes

o Existing Vehicular Movement

o Character Areas

e Building Height Analysis

e Historic Context

o Conservation Area Analysis

Through baselines studies, key site opportunities and
constraints were established to ensure that changes
arising from the proposed development can be predicted
and assessed to ensure the success of the scheme.

The above areas have been analysed and a conclusion of
their findings and how they have influenced the overall
design can be found in Chapter 2 section 2.10 of the DAS.

Identity

As described in Chapter 4 both the architectural and
landscaping proposals have been designed to have
a positive and coherent identity that is rooted in the
development’s context and historic setting.

The facade design has drawn upon local architectural precedents to
ensure that the materials, variety, colours, pattern and proportions
respond positively and with minimal impact upon the existing

local character of the area. The amendments made to the massing
and elevational design of the proposals have further enhanced

the design’s response and relevance to those precedents.

Rather than adopting a pastiche approach to aesthetic

design, the proposals aim to create a complementary yet
contemporary contextual design response that takes influences
from its setting. This approach ensures that the buildings and
landscaped environment immediately around them are truly
representative and appropriate to current time and place

and to establish themselves as future heritage assets.

As described in Chapter 4.5 of the Design and Access
Statement, well designed hard and soft landscaped areas
create an attractive landscaped setting and backdrop to the
buildings and ancient city wall at the rear of the site.

The layout of the site has been designed to encourage views, visual

and physical permeability throughout. A new green corridor is
established at the rear of the site and the street scene along Paul and
Queen Streets has been dramatically improved with new surface
treatments, planting and street furniture introduced. The changes
positively enhance the pedestrian experience of Paul Street.

Together these changes create a new character area in
the city rooted in a strong sense of place-making.

Built Form

As described in Chapter 4 and in the earlier sections

of this document the site layout and built forms have
been carefully considered to ensure the proposal makes
the most efficient use of the brownfield site.

At ground floor level, the scheme aims to create high-quality public
realm space by pulling the built forms back from site boundaries
and taking the opportunity to open up the ground space to create
attractive external environments offsetting the balance by building
higher where it is felt appropriate and of limited harm to the context.

To mitigate the impact of overshadowing, the taller
elements of the building are orientated north-west to
south-east thus reducing the amount of overshadowing
onto neighboring properties and across the site.

The buildings are positioned closer up to the Paul
Street boundary purposefully to reduce the impact on
the neighboring properties along the City Wall.

The proposed massing follows the typography of the site with both
blocks stepping down in height as you move along Paul Street
towards the Iron Bridge and North Street. Revisions to the elevations
and the reduced heights as introduced into the resubmitted
scheme have all further enhanced the response to topography.

The buildings have been purposefully designed to face onto
the street and new external public spaces to provide interest,
surveillance, visual connectivity and active frontages.
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As described in Section of 4.5 of the Design and Access
Statement the site layout comprises five high quality
landscaped areas helping to create a new sense of place,
to promote inclusion and cohesion across the site.

The size and location of open spaces, the layout and orientation
of the buildings and the stepping of facades and roofs break
up the form and follow the natural topography of the site.

Movement

As described in Chapter 2 of the Design and Assessment the site
benefits from good Sustainable transport modes with existing public
transport networks and essential facilities all within close proximity.

As a consequence of the development the public realm
around the Paul Street - Queen Street Junction has been
redesigned to prioritise pedestrian and cyclist movement
whilst reducing the dominance of motor vehicles with new
surfaces and traffic calming techniques being utilised.

The junction has been adapted to create an attractive
and safe environment with good sightlines.

The carriageway along Paul Street has been narrowed
with traffic calming measures introduced.

The pavements along Paul Street have also been widened
with new street planting, lighting, street furniture and
paving being used to create an attractive environment more
conducive to encouraging pedestrians and cyclists.

As described in Chapter 4 the site has been significantly opened
up at ground level to encourage pedestrian movement and
permeability across the site through improved public realm space.

At the rear of the site, the City Wall has been opened up and
a new green corridor introduced along its length. This much
more attractive improved route helps to link the south and
north extremities of the site via Maddocks Row. This green

corridor acts as a link for wildlife and moreover provides
pedestrians with improved environment within which to
interface with and appreciate the heritage attributes of the
city wall. This interface is further enhanced by the introduction
of an interpretation kiosk within the central public space.

The colonnaded walkway off Paul Street enhances visual
permeability and helps to link Paul Street to the public courtyard,
the city wall and Maddocks Row at the rear of the site.

On-site, parking has been reduced and designed to
be sensitively integrated into the built form to avoid
dominating the development or the street scene.

The scheme replaces rather than removes the pedestrian
bridge link to the Guildhall Centre. This maintains access
to the Guildhall Shopping Centre via a dedicated stiar
and lift core which can be accessed off Paul Street.

Nature

As described in section 4.5 of the Design and Access
Statement, five high quality interconnect landscaped
areas help create a sense of place promote, inclusion and
cohesion across the site and to encourage bio-diversity.

The revised scheme introduces a‘green wall’which offers a number
of important environmental benefits, including an increase in
biodiversity. The foliage and plant stems within the green wall will
provide shelter and habitat for insects and the flowers will provide an
important nectar source for pollinators. The increased insect activity
will then support birds and bats, including those using the dedicated
bird and bat boxes integrated into the buildings. The green wall

will therefore support the urban ecosystem on a number of levels.

Green and brown roofs have also been used on both buildings to
reduce storm-water runoff as part of sustainable drainage systems.
The green and brown roofs will also increase biodiversity and
wildlife opportunities through the provision of a comparatively

undisturbed urban habitat. This will be a dynamic system that will
actively allow the establishment of indigenous plant life through
natural processes. The vegetation and wildlife it supports will
naturally develop over time with very limited artificial interference.
The green and brown roof systems will also help to filter air and
water and will and improve air and water quality in the city.

Public Spaces

As described in Section 4.5 of the Design and Access Statement
interconnected landscaped public areas will help to create a positive
sense of place and promote inclusive access across the site.

Visual and spatial permeability between Paul Street and
Maddocks Row will be greatly enhanced, as will the new
green corridor link adjacent to the City Wall. The greater
visual prominence of the City Wall will reinforce the
historic and cultural connections within the city.

The high quality hard and soft landscape treatments will
actively support the creation of a positive character and identity
within each space. The landscape design also responds to

the function of each area, be it habitat creation, movement

or amenity/leisure etc. These key contrasts in design and

use will further aid spatial orientation within the site.

The landscape treatments will also provide a significant
improvement to the quality and amenity of the adjacent
public realm within Paul Street through the introduction
of high quality paving and planted areas.
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National Design Guide - Ten Characteristics Considerations

The central courtyard area will benefit from the active
frontages provided by entrances and high levels of glazing
overlooking the space. The landscaped areas will benefit
from natural surveillance from within the buildings which will
encourage safe access use and use throughout the day.

Uses

As described in section 4.0 of the Design and Access Statement
the site benefits from a mix of uses that contribute to the
vibrancy, changing needs and growth of the city.

A mixed-used scheme is proposed that creates an active, vibrant
development and that establishes itself as a destination with the
inter-relationship of uses being highly compatible with the location.

The public realm spaces around the buildings,
together with the private spaces within, maximise the
potential for social integration and inclusion.

The Co-living accommodation benefits from a mix of room types and
sizes with generous shared amenity space situated on all floor levels.

The hotel benefits from a mix of room types with active space at the
ground floor manifest through reception, bar and restaurant areas.

Homes and Buildings

The Co-living in block 1 has been well designed to provide
good quality internal and external environments for its
occupants which promote health and well-being through the
careful disposition of private, shared and public spaces.

A Management Plan accompanies this application which
sets out the day to day operation and servicing of the
building and which will ensure that the development

is responsibly integrated into the neighborhood.

Similarly, the Hotel and Co-Linving Block will benefit

from 24hr on-site personnel to ensure the safety and
wellbeing of its occupants as well as to safeguard the
amenity and well-being of neighbour’s interests.

Resources - Efficient and resilient

As described in Chapter 4 section 4.13 the design of Block

2 has been subject to a BREEAM pre-assessment where the
scheme has achieved an ‘excellent’score and this will be
pursued through the detailed design development process.

This will ensure that the project is environmentally sustainable
in its design, during construction and in its future operation.
The vision is for a development with sustainability principles
embedded into its design and operational concept.

In regard to Block 1, the scheme is being designed to achieve
Passivhaus standards. Passivhaus is a standard for energy
efficiency in a building, which looks to reduce the building’s
environmental footprint. It results in a low energy building
that requires little energy for space heating or cooling.

Lifespan

The buildings have been designed to be robust, easy to
maintain and to ensure the use of good quality materials to
ensure that the external spaces and buildings age gracefully.

The development will be well managed and maintained to
ensure resilience, attractiveness and beauty of over time.

Harlequins Centre, Exeter



Conclusion

Design & Access Statement  Harlequins Centre, Exeter



Conclusion

As described in detail within in the earlier chapters of this
Design and Access Statement the development proposals
have been underpinned by a thorough and comprehensive
site analysis and an appreciation of the opportunities

and constraints that the Harlequins site presents.

Since conception, the development proposals have benefited

from a thorough consultation process. A process that has involved
extensive engagement with both Exeter City Council’s Planning
Department, numerous stakeholder groups and the general public.
Feedback from each consultee group is well documented within
this Design and Access Statement and new design measures in
response to feedback from the submitted application consultations
have been incorporated within the revised scheme wherever
possible to present a well-considered revised final design proposal.

Additionally, the scheme has been re-considered in its design
response to achieve Passivhaus design standards for Block

1 and a BREEAM ‘excellent’rating for Block 2. This will ensure
that the project will be environmentally sustainable in its
design, during construction and in its future operation.

The development has been the subject of an iterative design
process where the evolution of the site layout, building
heights, mass and scale strike the optimal and appropriate
balance between high-quality open amenity and public realm
spaces at ground level and the proposed building heights.

The Harlequins site will be transformed from an under-utilised
unattractive, brownfield site into a high quality landscaped
environment. This has been achieved via an enhanced urban
greening across the whole site introducing six new, attractive
and high-quality external public realm spaces interwoven in and
around the built forms. New soft and hard landscaped areas will
create a much improved high-quality pedestrian environment
along Paul Street and within the setting of the City Wall as well
as creating a strong sense of place and local distinctiveness.

Through delivery of high-quality landscape design, a

new green wall on Block 2 and the proposed ecology
enhancements, this new development will result in a net
gain in biodiversity across the site making a very positive
contribution to the city’s existing network of green spaces.

The development incorporates a new high-quality
interpretation centre acting as a focal point within the
central landscaped space adding to the visitor and passer-
by experience of the public realm and promoting a deeper
understanding of the site’s rich and diverse historic context.

The design of the new buildings, their elevational treatment and
materials have been carefully reconsidered following the original
planning submission in response to statutory consultation feedback
and public comments as well as following further dialogue with
planning officers. The development comprises buildings of our time,
ones that establish a bold approach projected via a series of simple
interconnected blocks of accommodation that are well proportioned,
elegant forms and that are honest to their use and purpose.

The proposed materials and colour palette for the
development will be of the highest quality taking cues from
local buildings with glass, brick and stone being used.

The elevational design is characterised via the introduction of
a vertical hierarchy (a base, middle and roof) complemented
with carefully proportioned horizontal banding and varied
materials, contrasts in colour, texture and reflectance.

This establishes an elegant rhythm for the building frame
enhanced with a rich yet simple three-dimensional

detailing and modulation of the building facades.

The use of high-quality stone facings and glazed openings
at pedestrian level give the development and its active
frontages and entrance points a high-quality civic feel.

Since the original application Block 2's elevational strategy
has been redesigned to help further break up the uniformity
and modulation of the development and allow the two
buildings to read as different architectural responses.

In considering appropriate uses, the proposed hotel will meet

the growing demand for affordable overnight accommodation in
Exeter and attract tourists, business people, and those looking to
visit relatives in the city. Proposed Co-Living accommodation will
meet demand within Exeter for bespoke new high-quality, managed
rental accommodation. The site's inner-city location and proximity
to public transport hubs and other city-centre amenities make it

an ideal prime location for high-density Co-Living development.

Since the original application, the revised scheme has been
adapted to respond to concerns over height, massing and design.
The scheme has been reduced in height with the removal of

the top storeys of both blocks and a further floor level has been
removed from Block 1. Block 2 has been reconfigured to remove
the Co-Living accommodation with the whole block being solely
for hotel use. Its elevations have been redesigned to address
concerns over appearance and the ‘glass box'treatment to the
top floors of both buildings has been omitted and redesigned.

The proposals will regenerate and positively transform what is
currently an under-utilised brownfield site into a new high-quality
mixed-use development. A development that will enhance and
promote the City's overall growth and meet the need for homes,
jobs and services. The changes made to the scheme since the
original planning submission should be considered as very
positive responses to the constructive criticism received from
consultation. The measures taken make a positive contribution

to the surrounding city centre context complementing the
setting and ultimately benefiting the lives of residents.

In conclusion, the proposed development provides a‘once

in a generation’ opportunity to renew and revitalise one of

Exeter’s eight key transformational sites as identified within

in Exeter’s City Centre —Liveable Exeter— A Transformational
Housing Delivery Programme’ (February 2019).

Harlequins Centre, Exeter



Harlequins Centre, Exeter



Harlequins Centre, Exeter



