Exeter City Council
Planning Committee
10 November 2025

5@ Exeter

City Council




Applications
25/0098/FUL & 25/0099/LBC

Site: Former Walled Garden Adjacent To Reed Mews
Mardon Hill

Applicant:  University of Exeter

Proposal: Partial demolition of the existing garden walls and

workshops and construction of a part two, part three
storey educational building for teaching and research
use and associated landscaping, including temporary
enabling works (revised).

Case Officer: John Douglass



SITE LOCATION PLAN



StockenRd

{
i
8
m
i
i
i
|
|

=
L
>
—
<
oc
Ll
<




|© Crown Copyright and database rights 2025 Ordnance Survey ACO000519343 [*. (E? F’ﬂ'. él\% O
: )

BT | P} L3 38w | h Wl

HISTORIC MAPPING - 1889




‘ -
n - b
-
w' - - - ..
R .. A A Y
o @ Crown Copyright and databaze rights 2025 Ordnance Survey AC0000319343 l{ r&n !
= —= = x T F - ' Ll

HISTORIC MAPPING - 1889




4

2o Ao S
shl b}

-

e

=

B

PHOTOS



Ly
T
\F

Y,

o AN

N
AN
>

.

T2,
O
-
®
L
o




PHOTOS



)
O
-
®
L
o




Lo 4

PHOTOS - SITE FROM STABLE/MEWS COURTYARD



PHOTOS - SITE FROM SOUTHERN (CATERING) COURTYARD
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* Initial submission
January 2025

* Assessment
concluded June 2025

* Intensive redesign
June-September

* Resubmission 11
September

APPLICATION PROCESS



Changes to Building Height and Massing

The diagrams on the right illustrate the overall reductionin both the
building's footprint and height, ensuring that the revised proposal is more
sympathetic to its surrounding heritage buildings.

The total building footprint has been reduced by approximately 19%
compared to the previously submitted scheme across Levels 00,01, and
02, with the Basement Level fully omitted.

The overall building height has been reduced by 2.25m, improving

its contextual appropriateness. In its revised form, the building is
approximately 1.3m lowerthan previously proposed, while Level 00 has
been raised by 0.95m. These refinements streamline floor-to-floor heights
across all levels, enhancing the relationship between Level 00 and
Mardon Hill to achieve a more cohesive and balanced landscape setting
around the building’s perimeter.

The diagrams below provide a comparative analysis of the originally
submitted scheme and the current proposal in terms of building height

Additionally these changes result in the proposals impact on the existing . o s . x y i > gl - :
vaults being reduoed and the previous extensive a iated works unlikely Massing - Original Building Massing by Design Engine Massing - Proposed Design - - Onglml bm.ldmg massing by
to be necessary. Design Engine
‘ i 1.3m Height Reduction
@ R —
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4
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T —
R 0] 15 e’ ()
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Original Building Massing by Design Engine Proposed Design

APPLICATION PROCESS
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Overarching Project Theme (Academic Vision)

‘Sustainable Development Goals in the

With the neighbouring 1AIS building. ‘
i r’

HASS - Humanities, Arts and Social Sciences <1

ESE - Environment, Science and Economy

HLS - Health and Life Sciences

[ 14
"8

] ! 1
Global South I!,.._‘ If

Il e

Trl-Faculty (Academic Vision) 15E .

With strong links to HASS due to the relationship E ﬂ"
1
v
i

|

Thematle Areas (Academic Vision) Key Focus Area
3 Institute of Arab and Islamlic Studles (1AIS)
1 2
A unique part of our vision will be the bringing together of various
Environmental & International Global groups of the Institute of Arab slamic Studies to extend the
Climate Studies & Development & dimensions of research into a conZideration of the human
Management Global Health consequences and policy implications of these challenges. This
Governance will bring a unique fusion and broaden the potential impact of
our research in a way that we believe will make us a global
leader.
Thematic Areas
Environmental & Climate Management International Studies & Global Gover- Global Development & Health
Climate Finance nance International Development
Environmental Management Applied Interdisciplinary Arsa Studies Global Health Policy
Global Sustainability Solutions International Relations & Global Governance Psychosocial Health

ACADEMIC VISION




Advanced Environment,
Interdisciplinary energy and
Area Studies climate futures

Academic Themes

Global & Area Studies

IAIS (Arab and Islamic Studies) Extension
Cenire for Africa Studies

Henitage & Curation

Global Affairs & Foreign Service
Diplomacy & Mediation

Global Governance

International Development

Space and Facilities

Collaboration space
Fexible workepace
Shared collabarative workepace

Communal Social space

‘A building housing
Spaces for Research,

Internaticnal

development, .

hﬁalth._F;nc_im Learni ﬂg , and
Ciotel St Experience’

Green Futures

OFALS (Oppenheimer Programme in African Landscaps Systems)
Green Futures Solution

Green Finance

LEEF (Land, Environment, Economics and Policy Institute)

Global Development & Health
Global Health Policy
Heafth Finance

Experience spaces
Digitally enabled teaching spacea
Seminar spaces

Social Study spaces

ACADEMIC BRIEF




« Demolition of existing structures

» Construction of a new teaching and research building

« Disabled car parking space and cycle parking

« Construction of a new accessible path to link IAIS to Lit Path
« Package of environmental (heritage) enhancement measures

PROPOSAL OVERVIEW
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PROPOSED DEMOLITION PLAN



PROPOSED DEMOLITION PLAN
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04.7. Proppsed Material Palette

SMOOTH FINISHED PRE-CAST CONCRETE

RIBBED FINISH PRE-CAST CONCRETE

BRONZE POWDER COATED METAL RAINSCREEN CLADDING
HARDWOOD TIMBER RAILINGS

PRE-CAST CONCRETE WITH LIGHT-TONED FACING BRICK

HAND LAID RECLAIMED LIGHT-TONED BRICK

HIT AND MISS LIGHT-TONED BRICK FOR PLANT SCREENING

ORORORCHONORC

MATERIALS
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5no. Cyclestands
@ +78.95 N A i

1no.Proposed bench
(50m intervals)

= = Existing pedestrian routes * Keyaccess to Al Qasimi Building
u & 4 = Proposed pedestrian routes

[1111] Existing steps I KeyL02 access to [AIS Building
[11111 Proposed steps ':}I'd-*

146 to 1-40 entrance slope ° Intemal it

I 500mm [H] Tiered seating edges (total approx 1.5m high)
]
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PROPOSED ACCESS & LANDSCAPING



Landscape Architecture

46

Raveans >

New acoessible pedestrian path through Reed Hall Gardens
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Representations:
* No public responses to 2 rounds of publicity
* No outstanding objections from consultees

Key Issues
« Ecology (Protected Species)
* Heritage / Design / Landscape

REPRESENTATIONS AND KEY ISSUES



Key:

’

-

v
/

QR B 5 2N

- Suddng with Mogerate Bt Roost Potentiad
- Sukding with Low Bat Roost Potentiyl
D Sudang 'With Negigzinie Rat Roost Poten il
Graster Horseshow Hat

L Horsveshoe Sat

rcwmm Lung Esred Bt

Comman Figlsyels

Greater Horseshoe

FBrewn Long Eared Bat Croppaes

Grester toesehoe Droppings

Dr x%| |e e

.
Lewar Horseshoe Dropgings
8 L2 Servmpor
vy Camera
1 x Groater Horseshoo 04/06/2024
04/06/2024 & 28/01/2024 1 x Groater Horseshoe 09/06/2024
& £
S
»

gty Q2028 OMES ) Avlas, Sevrioprg e, Ielneia LW
& Blusaky, Mot Technobogion. Nap deta BI04 Gacge

FahSa g Referercr Vo with Servey Bauidny
A Qs Sapter Wvrassty Covgns
Expte Lrewrnty

SN av

PARR ST P

N

KEY ISSUES: ECOLOGY (PROTECTED SPECIES)
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KEY ISSUES: ECOLOGY (PROTECTED SPECIES)



Heritage Assets

e Grade 2 Listed Reed Hall
* Grade 2 Listed Garden Steps (Part of the Italianate Terraced Gardens)

* Locally Registered Historic Park/Garden (non-designated heritage
asset)

* Below Ground Archaeology

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Heritage Legal & Policy Framework

 Special regard must be given to the desirability of preserving the
listed building, its setting and features of special architectural or
historic interest which it possesses (s16 & 66 of the Planning (Listed
Buildings and Conservation Areas) Act 1990)

* “Considerable importance and weight” to be given to heritage when
carrying out the balancing exercise

* NPPF s16, specifically paragraphs 207-221
e Local Plan C2, C4, C5
* Core Strategy CP17/

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Heritage Significance

e 207. In determining applications, local planning authorities should
require an applicant to describe the significance of any heritage
assets affected, including any contribution made by their setting. The
level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impact of the
proposal on their significance....

* 208. Local planning authorities should identify and assess the
particular significance of any heritage asset that may be affected by a
proposal (including by development affecting the setting of a heritage
asset) taking account of the available evidence and any necessary
expertise....

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Heritage Significance

* Reed Hall — impressive Italianate 19t C Villa. Good survival with
continuing functional links to its historic service buildings and
impressive gardens

e Gardens (concurrent with house) - 19t"C botanic gardens of possibly
international importance at the time, with species imported by plant
hunters Veitch’s.

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Heritage Significance
* Gardens and the glasshouses were laid out to grow rare newly
identified and imported species from around the world,

* Heating via technologically advanced structures, including surviving
furnace in vault

 Historic and cultural significance of an area used by skilled working-
class gardeners

* Strong material character, with surviving stone sett paths, brick walls
and other structures

* Mews and stable yard to Reed Hall - delightful, formally designed
buildings set around a cobbled courtyard

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Loss of Retained Structures

 Simple, but collectively of historic / evidential value

* Moderate contribution to significance, primarily through understanding of
function

* Vault to be retained — largely unaltered

* Only justifiable by benefits of scheme = condition to link demolition to
redevelopment

* Detailed (Level 4) Building Recording required - inc publication and deposition
e Reuse of reclaimed materials — conditions recommended

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



Impact of Setting of Historic Assets

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING
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ILLUSTRATIVE IMAGE — OFFICER PHOTOGRAPH




0641 ReedHall Gardens Approachi
Existing trees shawn faintly for context only
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ILLUSTRATIVE IMAGE — VIEWPOINT 1
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ILLUSTRATIVE IMAGE - OFFICER PHOTOGRAPH



06.5. Reed Hall Gardens Approach3

Existng trees shown faintly for contenct only
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ILLUSTRATIVE IMAGE — VIEWPOINT 5




VIEWPOINT 6 — OFFICER PHOTOGRAPH
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06.06. Reed Mews Approach

AtkinsRéalis

ILLUSTRATIVE IMAGE - VIEWPOINT 6



ILLUSTRATIVE IMAGE — SOUTHERN (CATERING) COURTYARD
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OFFICER PHOTOGRAPHS — SOUTHERN (CATERING) COURTYARD



OFFICER PHOTOGRAPHS — SOUTHERN (CATERING) COURTYARD




VIEWPOINT 7 — OFFICER PHOTOGRAPH
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VIEWPOINT 7 — ILLUSTRATIVE IMAGE — REVISED PROPOSAL



DESIGN ENGINE ARCHITECTS « ARLIP

VIEWPOINT 7 — ILLUSTRATIVE IMAGE — SUPERSEDED PROPOSAL
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VIEWPOINT 7 — ILLUSTRATIVE IMAGE — REVISED PROPOSAL



View of Reed Hall

Reed Hallis a Grade II listed building set within formal gardens and mature
parkland. Built in 1867 in the Italianate style, the hall features light-toned
brickwork with limestone dressings, sash windows, and a prominent square
tower at its northwest corner. Classical proportions, a balustraded parapet, and
fine detailing around windows and entrances reflect the building’s mid-19th-
century villa typology. The architecture is symmetrical and formal, designed

to complement its landscaped setting, and remains a distinctive historic
landmark within the campus.

The material palette and tonality are consistent with those of the neighbouring
buildings; however, the more intricate detailing and the larger proportion of
stone used signify the status and significance of Reed Hall
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REFERENCES FOR FACADE DESIGN & MATERIALITY



VIEWPOINT 8 — OFFICER PHOTO / STREETVIEW




VIEWPOINT 8 — ILLUSTRATIVE IMAGE
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VIEWPOINT 2 — ILLUSTRATIVE IMAGE
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Heritage Harm: Substantial vs Less than Substantial

* 214. Where a proposed development will lead to substantial harm to (or total
loss of significance of) a designated heritage asset, local planning authorities
should refuse consent, unless it can be demonstrated that the substantial harm
or total loss is necessary to achieve substantial public benefits that outweigh that
harm or loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation; and

c) conservation by grant-fundin% or some form of not for profit, charitable or
public ownership is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use.

215. Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal including, where appropriate, securing its
optimum viable use.

KEY ISSUES: HERITAGE, DESIGN & LANDSCAPING



e Economic Benefits of Academic Use

* Maintaining and enhancing the University’s status, which UoE report
contributes the equivalent of 9% of Exeter’s GDP

* Further enhancing the global reputation of the University, bringing further
research and teaching income

e Supporting around 80 addition academic jobs

 Facilitating an increase in International Post Graduate Teaching annualised
income of £6.7m, and research income of £2.0m

* Tri-Faculty Academic vision ‘Sustainable Development Goals in the

* Global South’ likely to attract international students - Universities UK found in
2023 (for the 2021/22 cohort) that international students alone contributed
£140.7m to the Exeter economy.

* Providing general use teaching space and addressing shortfall in collaborative
research space to support the University wider functions

HERITAGE BALANCE: PUBLIC BENEFITS



* Economic Benefits of Building Operation:
* Employment in café and in facilities management

e Economic Benefits of Construction

 £7.5 - £8.0m to local businesses over the two year construction period
through subcontractor arrangements and provision of support services

e Support for Local and Regional Skills Growth
* Community and Cultural Engagement

HERITAGE BALANCE: PUBLIC BENEFITS



* Wider Campus Benefits

* Provision of a new accessible path, which will significantly improve access
from Halls to the north to anyone with mobility impairments

* Overlooking of adjacent public space from the building (safety benefits)

* Provision of a new café with terraces offering excellent landscape views
including over the Listed Buildings

HERITAGE BALANCE: PUBLIC BENEFITS



1. Works to the terraces at the southeastern corner of the 18th century former
walled/productive garden

2. Restoration and reopening of the historic steps between the mews courtyard and
the site.

3. Improvements to the railings to Mardon Hill on the northwest side of the site to
reduce their harm to the setting of the curtilage listed Mews buildings.

4. Rationalisation/removal of plant and other equipment from the entrance to the
vaults at the north facing gable of the stable mews.

5. Heritage Interpretation intervention as part of the proposed new footpath

6. Improvements to the existing Lit Path to replace existing inappropriate lighting and
match the intervention on the new path

7. Additional interpretation of the history of the gardens, which could include an
interpretation board or similar in an appropriate position.

8. Restoration of damaged balustrade to one part of the listed steps south of the site

HERITAGE BALANCE: HERITAGE ENHANCEMENT STRATEGY
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TERRACES

HERITAGE ENHANCEMENT STRATEGY
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HERITAGE ENHANCEMENT STRATEGY: STEPS FROM MEWS COURTYARD



RAILING IMPROVEMENTS

HERITAGE ENHANCEMENT STRATEGY



RATIONALISE PLANT

S
O
=
<
oc
-
N
-
<
L
=
LLJ
O
<
<
L
<
kL
L
i
E
oc
L
L




.\]
|

.\ . g
w LEXISTING OLDWALL
Y - o
| . o
) O 5
>R EXCAVATION + GRADING NEED.~* ATION OF HISTORIC EDGE / WALL

& > : >
7/
WITHIN ROOT PROTECTION AREA~.-~ ar ,
/ B A - -
S 1 .

S .

HERITAGE ENHANCEMENT STRATEGY: PATH WORKS



HERITAGE ENHANCEMENT STRATEGY: LISTED STEP REPAIRS




=
=
>
-
<
oc
L
<

_
L
O
<
=
L
=
<
o
=
(%)
=
=
—




A. GRANT Planning Permission subject to conditions as set out in the report

And subject to 2 additional conditions requested for airport safeguarding reasons.

And subject to minor changes to conditions to address the issues raised by the applicant in their
correspondence included on the Planning Committee Update Sheet

And

B. GRANT Listed Building Consent subject to conditions as set out in the report
(subject to any minor revisions outlined above which relate specifically to the Listed Building)

OFFICER RECOMMENDATION
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