Draft Planning Brief
Sovereign House Queen’s Bridge Road
The Site
This is located south of the City Centre, some 350 metres from the Broad Marsh
Centre. It lies immediately south of the main railway line and is close to the Midland
Station, some 35 metres away. The roughly triangular site of 0.41 hectares is
located within an area characterised by commercial and industrial uses of varying
ages. The site has a road frontage to Queen’s Bridge Road and direct access to
Sheriff’s Way [A6008] part of the Southern Relief Route. The site also fronts on to
Burnham Way, a road which, at present, serves only this development site.
The Sovereign House site itself, the subject of this Brief, is comprised of four
elements :
1. Sovereign House – a six storey office block constructed in the 1960s, which
sits above a podium building formerly occupied by a pub / leisure use. It
occupies the north-eastern corner of the site – a prominent position on the
road frontage.
2. A multi storey car park, of utilitarian appearance, seven storeys high and
totalling 425 spaces. It occupies the centre of the site. Access is gained from
Burnham Way.
3. A factory building, two storey high, of approximately 2,750 sq metres, also of
1960s construction, occupies the western part of the development site.
4. A Petrol Filling Station occupies the site to the south of Sovereign House,
fronting Queen’s Bridge Road and Burnham Way. It has been unused for at
least 10 years.
The total floorspace on the site amounts to approximately 4800 sq metres. Although
the land within the site between Burnham Way and the railway line is flat, the
Queen’s bridge Road frontage to the site rises from the south to the north-east to
enable the road into the City Centre to climb over the railway line. This results in a
difference in street ground level of one storey [approximately 4 metres] in height
between the southern apex of the site and its north-eastern corner.
Planning Policy Background.
Within the adopted City of Nottingham Local Plan [1997] the site is identified as
an Employment Opportunity Site [policy E2] where redevelopment for employment
uses such as offices or research and development would be encouraged. The site,
whilst outside the City Centre as then defined, was identified as being within the
extended central core with respect to car parking standards.
The site is adjacent to the western boundary of the Station Conservation Area, which
includes not only the Station complex itself but also land to the east of Sheriff’s Way,
opposite the Sovereign House site. The Station buildings are listed as being of
architectural importance [Grade II]. The Station clock tower, at the centre of the
composition, is identified in the Local Plan as a focal point in the townscape.
The Nottingham Local Plan Review [Deposit Draft] identifies the Southside
Regeneration Area as a southerly extension to the City Centre embracing the
Midland Station and other sites in the vicinity including Sovereign House. The Local
Plan Review allocates this site for Mixed Use development [policy MU3.1] It is

recognised that a more flexible approach to the range of possible uses can result in a
more sustainable development. Nottingham Development Enterprise [NDE] has been
involved in preparing a Masterplan for the regeneration of the area. Interim planning
guidance for the Southside area is being prepared at present.
The Local Plan Review also identifies the Midland Station as a transport interchange.
The City Council wants the Station to fulfil its potential as a major modern public
transport interchange connecting passengers to the tram network and long distance
coaches as well as providing rail travellers with the full range of services and facilities
and making the Station a destination in itself in terms of commercial activity. To
further these aspirations the City Council is leading a Masterplanning exercise at
Nottingham Station. The preferred option report, prepared by Building Design
Partnership, was published in April 2002. Further work on the Masterplan, which
envisaged comprehensive development at the Station, has now been commissioned.
Development Principles
1. Extent of Redevelopment.
Encouragement is given to the redevelopment of all the buildings on the site
because they are all of utilitarian design, contributing little to the appearance of
the area. A comprehensive scheme for the whole site would be expected. In
particular, the redevelopment of the Queen’s Bridge Road frontage with its
unsightly derelict petrol station and surrounding buildings should be undertaken
as a priority and should form a first phase because of the its unsightly
prominence.
The car park could be retained if it were to be refurbished with its
external appearance significantly improved and internally it was
brought up to the highest standards of community safety.
If the car park is retained, the factory building beyond it to the west,
would not be capable of independent redevelopment for alternative
mixed uses unless additional land to the south of Burnham Way,
currently occupied by the Infast premises, were to be added to the
development site as illustrated on the plan with this brief. Without the
additional land, the factory site is considered to be too constrained to
support the alternative mixed uses, particularly residential desirable
for a sustainable development. The additional land would help
provide sufficient critical mass of alternative development whilst
giving it appropriate street frontage to Burnham Way.
2. Land Uses.
A mixed development with uses which would benefit from this highly
accessible City Centre site adjacent to the Station [and the future
tram interchange] is encouraged. Offices / hotel / residential would
be acceptable above retail / commercial uses, whose ground floors
should provide active frontages and interest to Queen’s Bridge Road.
Any new car parking should be introduced below street level. Uses
which complement the Station as a transport interchange would be
encouraged.
If the car park is retained, the western part of the site [incorporating the additional
land to the south] would be suitable for offices, high density residential for
example students or other ‘special needs’ residential occupiers who find it difficult
to gain acceptance in established residential areas. ‘Live / work’ units would be
encouraged and could make use of lower floor units facing the railway line where

noise and overlooking could otherwise be constraints.
3. Urban Form : Layout/ Massing
A Design Statement should be prepared in support of any planning
application, which sets out the design principles and design concept
of the scheme and explains how these are reflected in the
development's layout, density, scale, visual appearance and
landscape. The Design Statement should explain how the design
relates to its site and to the wider area and to the purpose of the
proposed development.
The Sovereign House site is prominent on the approach to the City
Centre both by road and rail. It should therefore have principal
frontages both to Queen’s Bridge Road and to the railway line – an
important point of arrival for visitors to Nottingham. The development
should have built up frontages to both Queen’s Bridge Road and
Burnham Way.
The Sovereign House site has the potential to form a ‘Gateway’ into the
expanding City Centre, complementing the Station clock tower as a focal and
orientation point in the townscape. A tower of 10 –12 residential storeys in height,
centrally positioned in the Queen’s Bridge Road frontage and aligned [as
illustrated on the plan with this Brief] would be acceptable and the focus of the
view of westbound traffic using the Queen’s Road section of the Southern Relief
Route. To achieve a well-proportioned tower and to avoid overbearing bulk when
viewed from the street, the remaining frontage development should not exceed 3
or 4 storeys in height. Detailed proposals for such a tower will need to be
supported with illustrative material demonstrating its impact in long and close up
views. In addition to perspectives showing the development at close range from
Carrington Street, Queen's Road and Sheriff's Way, the appearance of the
development from the following more distant vantage points should also be
demonstrated :
1. Nottingham Castle
2. Wilford Road railway bridge
3. Carrington Street east side of the canal bridge
4. Sheriff's Way at its junction with Queen's Walk
5. Arkwright Street at its junction with Waterway Street
6. Queen's Road at its junction with Summer Leys Lane
The buildings fronting Queen’s Bridge Road should respect the topography by
stepping down the sloping frontage. The ground floor units here should present
wholly active frontages.
The eastern apex of this triangular site should support a building of individual
design which responds to its prominent and sensitive position – seen in the
context of the Station Conservation Area and in close up views with two
prominent listed buildings.
The development on the site should have varied roof forms and levels to create
interest in long views. The introduction of roof terraces and balconies are
welcomed to maximise residential amenity and visual interest in the structure of
the buildings.

When viewed from the north, the redeveloped site should exhibit distinct building
blocks with visible gaps between them. A single building along the whole of the
railway axis [approximately 170 metres in length] will not be acceptable since it
would appear monolithic when viewed in the immediate context of the listed
Station and its surrounding Conservation Area and in the longer range views of
the area from the Castle vantage points. The individual blocks should have
different roof heights to reinforce the varied form of the development. The railway
line should be treated as a principal frontage to the site in terms of its building
design.
If the car park is retained, an additional storey may be acceptable as part of its
overall re-elevation if its design makes a positive contribution to the city skyline.
This development would have to be supported by a skyline study demonstrating
the effect of the proposal.
Development on the western part of the site could be six or seven storeys in
height to help screen the car park, if retained, and to achieve a sense of arrival in
the City Centre, missing from the southern side of the railway corridor at present.
Burnham Way should be recreated as a street, with built development fronting
both sides to give informal surveillance to both public and private areas.
4. Parking / Access / Servicing.
Any new car parking on the site should exploit the changing site levels and be
sited below street level. It should not be visible from Queen's Bridge Road or
Burnham Way.
Proposals for any significant increase in parking on site would need to be
supported by a Transport Assessment. This should include measures to
overcome pedestrian / cycle / vehicle conflict in Queen's Bridge Road and it
should demonstrate that the additional traffic generation would not be detrimental
to existing public transport operations or prejudice future planned improvements.
Residential parking should be provided on the basis of a maximum of one space
per flat. However because of its highly sustainable location close to a range of
public transport choices, residential development without parking will be
acceptable.
Employment uses without car parking would be welcomed in this location. Any
parking on site for employment use should not exceed local plan maximum
standards, would need to be justified and linked to Green Travel Plans.[Car
parking standards Appendix 1]
If the existing car park is retained it should be used to serve the new
development or to provide short term parking for shoppers and visitors.
Commuter parking would not be acceptable. However parking for rail
passengers, secured by a planning obligation and agreed arrangements with
Railtrack and the train operators would be supported.
Vehicle access to the development should be from Burnham Way only, allowing a
built up frontage to Queen's Bridge Road. Servicing the ground floor commercial
units could take place from Queen's Bridge Road providing it is arranged to avoid
conflict with the peak pedestrian and cyclist flows. All other servicing should take
place from Burnham Way.

5. Community Safety / Sustainability.
The development should have clear entrances and legible routes to them. The
layout and design of the buildings should allow for as much casual supervision of
both public and private spaces as possible. It should provide active frontages to
all public streets and spaces and the mix of uses within the development should
maximise opportunities for casual supervision of these areas by occupiers and
users of the buildings not only during the daytime but into the evening.
6.

Environmental Issues.
The Tinkers' Leen is an open watercourse which runs along the northern [railway]
boundary of the site. The opportunity should be taken to improve its appearance
and to enhance its wildlife potential. Without some additional planting to this site
boundary, privacy for future occupants from overlooking by railway travellers may
be an issue in the lower levels of the north-facing accommodation.
Sound insulation measures will be needed to address noise arising from both the
railway and the main road in addition to measures necessary to protect potential
residents from noise in adjoining mixed uses.
As a former industrial site, there may be contamination which would need
suitable remediation. The redundant petrol filling station will have to be dealt with
appropriately.

7. Developer Contributions.
Where housing development is proposed as part of a mixed development, an
element of on site affordable housing could be appropriate. If this is not possible,
a commuted sum in lieu of on site provision would be required in accordance with
the Council's supplementary planning guidance.
Improvements to the public realm in the vicinity of the site could also attract a
commuted sum in lieu of on site open space provision.
8. Contacts.
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