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BACKGROUND 
 
This site received media attention following the removal of an historic ceiling of Jacobean origin, prior 
to a visit from Historic England officers to assess whether the building/its features warranted listing.  
Whilst the loss of this historic ceiling may be an emotive subject, it should be noted that these actions 
of partial internal demolition were not against the law and did not require planning consent.  This issue 
therefore needs to be separated from the assessment of the planning application under consideration. 
 
 
SITE DESCRIPTION AND APPLICATION 
 
The application relates to 15 Small Street, a vacant bar/nightclub with ancillary office space, and 
residential accommodation to the upper floors of the frontage building. 
 
The property is set within the City and Queen Square Conservation Area and is designated as an 
Unlisted Building of Merit within the City and Queen Square Conservation Area Character appraisal.  
A number of listed buildings surround the application site, including three which abut the site 
comprising the Grade II Listed Fosters Chambers at 17 Small Street; the Grade II* Guildhall; and the 
Grade II Listed 22-26 Broad Street.  The property is located within a secondary shopping frontage. 
 
The application proposes the conversion of the upper floors to create 4 units of student 
accommodation of between 2 and 6 bedrooms (16 bedrooms proposed in total) with associated 
communal living space.  Servicing would be located at ground floor level to the rear of the site.  
Access would be via the existing side passageway off Small Street.  An A4 (bar) unit would be 
retained at ground floor level. 
 
It should be noted that the proposal has been amended during the course of the application, with the 
scheme under consideration representing a reduction in the number of student flats originally 
proposed (from 5 to 4), and previously proposed external alterations to the rear block also removed 
from the proposal. 
 
See plans and supporting documents for full details. 
 
 
RELEVANT HISTORY 
 
16/00161/COU - Prior Approval of a Proposed Change of Use of a building from Office (Use Class 
B1) Use to a use falling within Use Class C3 (Dwellinghouse).  REFUSED (existing use not 
considered B1a Office). 
 
13/03476/F - Installation of 2no. recessed roller shutters to front and side entrances.  PERMISSION 
GRANTED. 
 
07/04665/F - Change of use from A4 (Drinking Establishment) to B1 office use.  PERMISSION 
GRANTED. 
 
05/02525/F - Creation of new door opening on existing facade.  PERMISSION GRANTED. 
 
05/01904/F - Change of Use from storage and staff accommodation to 5 no. self-contained flats, with 
associated external alterations.  PERMISSION GRANTED. 
 
There have also been a number of advertisement consents relating to signage. 
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RESPONSE TO PUBLICITY AND CONSULTATION 
 
Public consultation was undertaken by way of press and site notices, along with individual letters sent 
to surrounding properties.  Written responses were received from 18 interested parties, raising 
concerns which can be summarised as follows: 
 
o There is no need for the development based on the existing demand and distribution of 

student accommodation [see key issue A] 
o The removal of the historic plaster ceiling is unacceptable and it should be replaced [see key 

issue B] 
o The building is unsuitable for the conversion proposed [see key issue B] 
o Noise, rubbish and anti-social behaviour associated with the provision of student 

accommodation [see key issue C] 
o Poor quality living environment in terms of space standards and natural light [see key issue C] 
 
These points will be discussed within the key issues section of this report. 
 
The City Council Design/Conservation Officer has commented (06.09.2017) as follows: 
 
The site lies within the historic core of the city in an area that is likely to have been developed during 
the earliest phase of Bristol's history. Small Street itself is a medieval route and the existing 
development plot of no.15 is likely to have been defined since at least this date.  
 
Research by Roger Leech published by English Heritage in 2014 identified this property as containing 
significant architectural features dating to the early 17th century including a rear detached parlour 
structure with an ornate ribbed ceiling with barrel vaulted cellars beneath. 
 
The property was identified as an unlisted building of merit through the City and Queen Square 
Conservation Area Character Appraisal process in January 2009 and added to Bristol's Local List in 
September 2016.  
 
The heritage of the site and its context should present opportunities to enhance the historic character 
of the Old City in accordance with the principles set out in the Bristol Heritage Framework Our 
Inherited City. 
 
The proposed development should seek to minimise the impact on the historic environment and 
maximise the opportunities to better reveal and enhance the heritage resource where appropriate. 
 
The removal of the 17th century ceiling and frieze during the course of this planning application 
process has removed many of the potential opportunities that were presented by this development 
and has caused needless, significant harm to a rare heritage survival. 
 
As a result of the removal of the decorative elements, more historic fabric of the building has been 
revealed in terms of the large structural timbers that once supported an upper floor.  
 
The current development proposal will cause further harm to this heritage asset including the further 
removal of 17th century fabric, removal of the large 18th century windows in the southeast elevation 
and subdivision of the original parlour space. 
 
The current application has not sufficiently assessed any of this harm to the historic environment. A 
heritage statement should be produced that assesses the significance of the asset (including the 
archaeological resource), the potential harm to this significance and proposed mitigation for any harm. 
This is the minimum requirement for a planning application affecting a heritage asset in accordance 
with national and local planning policies. The applicant should consult the Historic Environment 
Record (HER) to inform the production of this heritage statement. 
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Without a heritage statement of this nature it is not possible to adequately asses these proposals.  
 
The City Council Design/Conservation Officer has commented (26.10.2017) as follows: 
 
I've had a look through the resubmitted Heritage Statement. The following paragraphs stood out for 
me: 
 
'5.3 Within this context, and with specific regard to this application, the limited overall architectural and 
historic interest of the interior, the lack of interior features and historic fabric of note, and the much-
altered layout should be considered.' 
 
The archaeological impact has not been adequately assessed so I would argue that the building does 
have architectural and historic interest as containing rare surviving historic fabric as referenced in the 
Historic England report. 
 
'6.10 Such proposals will result in a loss of fabric of varying dates, including the possible 17th-century 
ceiling joists and window units, alongside notable changes to fenestration and internal divisions. This 
is considered to impact upon the architectural and historic interest of this element of the building. The 
resulting change is considered to represent less than substantial harm to the overall heritage 
significance of the building.' 
 
I would agree with this statement in terms of the harm caused. 
 
'7.6 Analysis of the building has identified that the overall interior of the building is of little architectural 
and historic interest, with the areas subject to this application retaining few features and historic fabric 
of note, and displaying a much-altered layout.' 
 
As above (5.3) this is down playing the significance. Accepting that this is less than substantial harm 
there is no reference to the public benefit that these proposals will bring (in accordance with 
paragraph 135 of the NPPF) nor where options to reduce the harm have been considered.  
 
An option could be shown that retains the existing fabric and adds a floor above the existing 17th 
century joists. This area of the building once had an additional floor so a new floor above would allow 
the same amount of accommodation; could have resulted in the retention of the ceiling; and would 
appear to have no/minimal amenity impact nor cause harm to the character of the conservation area. 
 
However, if these proposals are deemed to be acceptable on balance a detailed archaeological 
record should be made of the building that includes analysis of removed fabric such as 
dendrochronological assessment of the large floor joists. This should be secured through appropriate 
pre-commencement conditions (B28, B30) and pre-occupation conditions (C18). 
 
The City Council Pollution Control Officer has commented (21/11/17) as follows: 
 
I've had a look at the above application and would comment as follows: 
 
An acoustic report has been submitted with this application and I am happy with this with regards to 
external noise such as traffic and people in the street and noise from nearby licensed premises.  
 
The ground floor use is currently a late night bar (licensed for entertainment and to sell alcohol till 4 
am). The application states the ground floor use is to be retained as A3 use. No details of the 
proposed ground use or insulation between the ground floor and the flats above are given in the 
application and I am not sure how much planning control can be applied to the ground floor under this 
application but if the ground floor continued to operate as a late night bar till 4 am this would give me 
far more concern than if it were to operate as a restaurant which would be likely to have a much 
earlier closing time and be less noise generating. 
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I would therefore ask for the following conditions should the application be approved: 
 
1. Sound insulation (external noise sources) 
 
No development shall take place until there has been submitted to and approved in writing by the 
Local Planning Authority a detailed scheme of noise insulation measures for all residential 
accommodation, this scheme shall also include details of ventilation. 
 
The scheme of noise insulation measures shall take into account the noise measurements detailed in 
the Noise Assessment submitted with the application and with the provisions of BS 8233: 2014 
"Guidance on sound insulation and noise reduction for buildings". 
 
The approved details shall be implemented in full prior to the commencement of the use permitted 
and be permanently maintained.  
 
Recommendation:  
 
The recommended design criteria for dwellings are as follows: 
 
Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas. 
Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms. 
 
Where residential properties are likely to be affected by amplified music from neighbouring pubs or 
clubs, the recommended design criteria is as follows: 
 
Noise Rating Curve NR20 at all times in any habitable rooms 
 
2. Noise from ground floor commercial use   
 
No commencement of use of the ground floor commercial use shall take place until an assessment on 
the potential for noise from the development affecting residential properties as part of this 
development and existing residential properties in the area has been submitted to and approved in 
writing by the Council. 
 
The assessment shall include noise from: 
 
Music 
Customers (including customers in any outside area) 
Ventilation, refrigeration and air conditioning plant or equipment 
 
If the assessment indicates that noise from the development is likely to affect neighbouring affecting 
residential or commercial properties then a detailed scheme of noise mitigation measures shall be 
submitted to and approved in writing by the Council prior to the commencement of the development.  
 
The noise mitigation measures shall be designed so that nuisance will not be caused to the occupiers 
of neighbouring noise sensitive premises by noise from the development.  
 
The noise assessment shall be carried out by a suitably qualified acoustic consultant/engineer and 
shall take into account the provisions of BS4142: 2014 Methods for rating and assessing industrial 
and commercial sound and of BS 8233: 2014 "Guidance on sound insulation and noise reduction for 
buildings". 
 
The approved scheme shall be implemented prior to the commencement of the use and be 
permanently maintained thereafter. 
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Advice 
 
The recommended design criteria for dwellings are as follows: 
 
Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas. 
Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms. 
 
Where residential properties are likely to be affected by amplified music from neighbouring pubs or 
clubs, the recommended design criteria is as follows: 
 
Noise Rating Curve NR20 at all times in any habitable rooms 
 
As the application is for retention of the ground floor use I am not sure whether the following 
conditions can be considered 
 
3. Odour (Ground floor A3 or A4 use) 
 
No equipment for the extraction and dispersal of cooking smells/fumes shall be installed until details 
including method of construction, odour control measures, noise levels, its appearance and finish 
have been submitted to and been approved in writing by the Local Planning Authority. The approved 
scheme shall be installed before the installation of any such equipment and thereafter shall be 
permanently retained. 
 
The details provided shall be in accordance with Annexe B of the 'Guidance on the Control of Odour & 
Noise from Commercial Kitchen Exhaust System'. Published electronically by Department for 
Environment, Food and Rural Affairs. https://www.gov.uk/government/publications/guidance-on-the-
control-of-odour-and-noise-from-commercial-kitchen-exhaust  
 
4. Odour Management Plan (Ground floor A3 or A4 use) 
 
No use of the development shall take place until there has been submitted to and approved in writing, 
by the Council, an Odour Management Plan. The plan shall set out odour monitoring, extraction 
system cleaning and maintenance, filter replacement policies and mitigation measures to be taken 
should an odour nuisance be established.   
                                              
5.  Noise from plant & equipment 
 
The rating level of any noise generated by plant & equipment as part of the development shall be at 
least 5 dB below the pre-existing background level as determined by BS4142: 2014 Methods for 
rating and assessing industrial and commercial sound.                
 
6. Use of Refuse and Recycling facilities (Ground floor A3 or A4 use) 
 
Activities relating to the collection of refuse and recyclables and the tipping of empty bottles into 
external receptacles shall only take place between 08.00 and 20.00 Monday to Saturday and not at all 
on Sundays or Bank Holidays. 
 
7.  Deliveries (Ground floor A3 or A4 use) 
 
Activities relating to deliveries shall only take place between 08.00 and 20.00 Monday to Saturday and 
not at all on Sundays or Bank Holidays.  
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8. Opening Times (Ground floor A3 or A4 use) 
 
I am not sure whether this can be controlled under this application but if possible I would like to see 
opening hours restricted to earlier than the current licensable hours if at all possible along with 
evidence in an acoustic report to show that occupiers of the residential part of the development will 
not be affected by noise from the ground floor. 
 
Bristol City Council Highways Officer has commented (27/11/17) as follows: 
 
Principle  
The application seeks approval for the change of use from Bar, Offices and Residential, to 5 units of 
student accommodation (20 bedrooms) and retained A3 unit.  
 
Access & Layout  
It must be ensured any access point from the cycle store measures at least 1.2m in width at all points. 
This ensures full accessibility and manoeuvrability of the cycles. The current access currently 
measures approximately 0.8m in width. TDM has concerns with the ease of access to the cycle store 
from the adopted highway.  
 
Cycle Parking  
The application proposes a total of eleven usable cycle parking spaces up from the previous 
submitted plans that demonstrated six cycle parking spaces. Given the minimum cycle parking 
provision has been met and the site constraints TDM deem the quantum to be acceptable.  
 
Waste Management  
It has been confirmed within the waste management statement that 'the managing agent will arrange 
with the Landlord to organise at their expense the taking out of waste receptacles early on the 
morning of the collection day and then the bins and boxes will be taken back in as soon as the 
collection has been made'. TDM notes that there is no suitable location for the storage of waste on 
collection day without the restriction of highway. As such the movement of waste receptacles on the 
morning and immediately once collection has been made is deemed to be acceptable.  
 
Student Management Plan  
In order to prevent congestion and unsafe parking practices in this central location, a management 
plan for dropping off and picking up students and their belongings at the start and end of each 
academic term/year will be required.  
 
Recommendations  
Before TDM can recommend approval the following information is required;  
A student management plan outlining plans for dropping off and picking up students and their 
belongings at the start and end of each academic term/year  
Any access point from the cycle store measures at least 1.2m in width at all points.  
 
Bristol City Council Highways Officer has commented (01/12/17) as follows: 
 
Having reviewed the moving strategy TDM deem this to be adequate and will not require further 
information regarding this issue. 
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RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocations and Development 
Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan 
(Adopted March 2015) and (as appropriate) the Old Market Quarter Neighbourhood Development 
Plan 2016 and Lawrence Weston Neighbourhood Development Plan 2017. 
 
In determining this application, the Local Planning Authority has had regard to all relevant policies of 
the Bristol Local Plan and relevant guidance. 
 
 
KEY ISSUES 
 
(A)        PRINCIPLE OF CHANGE OF USE 
 
Policy BCS2 of the Core Strategy 2011 refers to the City Centre and specifies that Bristol City 
Centre's role as a regional focus will be promoted and strengthened.  Development will include mixed 
uses for offices, residential, retail, leisure, tourism, entertainment and arts and cultural facilities.  
Policies BCS7 and BCAP17 promotes mixed use developments at accessible centres and encourage 
uses which contribute to maintaining vitality, viability and diversity of centres.  This includes support of 
the provision of higher density residential developments.  The policies also require active ground floor 
uses to be maintained and enhanced throughout centres. 
 
Policy BCS18 of the Core Strategy states that all new residential development should maintain, 
provide or contribute to a mix of housing tenures, types and sizes to help support the creation of 
mixed, balanced and inclusive communities.  Policy DM2 includes consideration and expresses that 
specialist student housing schemes will be acceptable within the city centre, although expresses that 
they will not be permitted where the development would harm residential amenity or character of the 
area through noise and disturbance from levels of activity; levels of on-street parking that cannot be 
reasonably accommodated; detrimental impact of physical alterations to buildings; or inadequate 
storage for refuse/recycling and cycles.  Policy BCAP4 of the Bristol Local Plan Bristol Central Area 
Plan refers to student housing and specifies that specialist student housing schemes that contribute to 
the diversity of uses within the local area will be acceptable within Bristol City Centre unless it would 
create or contribute to a harmful concentration of specialist student housing within any given area. 
 
The proposal would result in the loss of two existing residential flats to the upper floors of the 
premises.  Given the location of the premises above a bar; set within an area with thriving evening 
economy; and without any private outdoor amenity space, it should be noted that the existing flats 
cannot reasonably be considered family accommodation. 
 
The proposal would also reduce the extent of the extent of the existing A4 bar unit by virtue of the 
upper floor bar element to the rear, and first floor ancillary office space, being removed.  It is however 
considered that the A4 unit retained at ground floor level would remain viable in terms of its floorspace 
and servicing facilities, and would also retain an active frontage to the street, in accordance with 
current policy requirements. 
 
It is acknowledged that there is an identifiable concentration of student accommodation within the city 
centre, however it must be noted that current policy expresses the city centre as an appropriate 
location for student accommodation, subject to no identifiable harmful effects.  It should also be 
recognised that with continued expansion of University facilities within the city there is an associated 
increased demand for student accommodation.  Supporting information submitted in relation to the 
application cites a recent report by CBRE which identifies an increase in students of 3000 between 
2017 and 2018/2019.  This is in excess of the rate for provision of additional purpose built student 
accommodation. 
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2011 census data identifies 37% of the residential occupants of the City Centre and Queen Square 
LSOA comprising students.  This proportion is high relative to other parts of the city, however a 
greater proportion of non-student residents remain.  This is also reflective of relevant planning policy 
relating to student accommodation within the City Centre. 
 
Further, it should be noted that the two existing flats to be lost would not represent displacement of 
family accommodation from the city centre.  The application site is set within a mixed use area, and 
whilst it is acknowledged that there has been an increase in student accommodation within the city 
centre within recent years, it is considered on balance that the additional small scale student 
accommodation proposed, comprising a total of 6 bedrooms across 4 flats, can reasonably be 
accommodated within the area without harmful effect. 
 
Overall on the basis of the above therefore, the proposed change of use is considered to be 
acceptable in principle. 
 
(B)        DESIGN AND HERITAGE 
 
Policy BCS21 states that development in Bristol is expected to contribute positively to an areas 
character and identity, creating or reinforcing local distinctiveness.  Policy DM26 expands on this by 
expressing that development proposals are expected to (vi) respond appropriately to the height, scale, 
massing, shape, form, and proportion of existing buildings...skylines and roofscapes; and (vi) 
reflecting locally characteristic architectural styles, rhythms, patterns, rhythms and themes taking 
account of their scale and proportions.  Policy DM30 states that extensions and alterations to existing 
buildings are expected to respect the siting, scale, form, proportions, materials, details and overall 
design and character of the host building, its curtilage and the broader street scene. 
 
Policies BSC22 and DM31 relate to heritage assets (including Listed Buildings and Conservation 
Areas) and seek to preserve or enhance heritage assets.  The NPPF defines 'conservation' as 'the 
process of maintaining and managing change to a heritage asset in a way that sustains and, where 
appropriate, enhances its significance'.  Sections 16(2) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 express the need for special regard to be given to the desirability of 
preserving the building or its setting or any features of special architectural or historic interest which it 
possesses, while section and 72(1) requires special attention to be paid to the desirability of 
preserving or enhancing the character or appearance of a Conservation Area. 
 
As mentioned at the beginning of this report, this site received media attention following the removal 
of an historic ceiling of Jacobean origin, prior to a visit from Historic England officers to assess 
whether the building/its features warranted listing.  Whilst the loss of this historic ceiling may be an 
emotive subject, it should be noted that these actions of partial internal demolition were not against 
the law and did not require planning consent.  This issue therefore needs to be separated from the 
assessment of the planning application under consideration. 
 
Proposed external alterations are however pertinent, both in relation to consideration of character and 
appearance of the City and Queen Square Conservation Area, and in relation to the setting of 
surrounding Listed Buildings. 
 
During the course of the application a number of amendments were sought, including the provision of 
secondary glazing to avoid the replacement of characterful timber sash windows, and also a 
requirement to retain the existing chimney stacks, which are an important character feature of the 
Conservation Area, which were previously proposed for removal. 
 
Other external alterations previously proposed were limited to the rear block.  The removal of large 
double-height timber sash windows, believed to be of C17 origin, was originally proposed, with an 
amended fenestration pattern proposed to facilitate the provision of an additional floorplate internally.  
This was considered unacceptably harmful to the character and appearance of this part of the City 
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and Queen Square Conservation Area through removal of characterful historic features which 
contribute positively to the history of the area, and refusal of the proposal would have been 
recommended on this basis. 
 
The heritage impact and resultant recommendation for refusal cited above was relayed to the 
developer's team, and the scheme was subsequently amended to retain the rear block as existing, 
without external alteration. This also resulted in a reduction in the overall number of flats/bedrooms 
proposed.  This has alleviated recommendation for refusal on heritage grounds. 
 
The proposed solar PV installation is proposed to the flat roof to the rear block.  Whilst the rear block 
does contain heritage value, the building has been significantly altered over time and the flat roof is 
not an important element.  The location for the solar PV installation is such that it would not be read 
visually in relation to surrounding Listed Buildings, such that the setting of nearby Listed Buildings 
would not be unacceptably harmed.  The provision of solar PV panels to this roof is therefore 
considered acceptable in design and conservation terms, subject to detailed design which can be 
secured by condition. 
 
Overall, on the basis of the scheme as revised, the proposed external alterations are found 
acceptable in design and heritage terms. 
 
(C)        RESIDENTIAL AMENITY 
 
Policy BCS18 requires residential development to provide sufficient space for everyday activities and 
enable flexibility and adaptability by meeting appropriate space standards.  Policy BCS21 expects 
development to create a high quality environment for future occupiers.  Policy DM2 requires 
development to provide a good standard of accommodation by meeting relevant requirements and 
standards.  Policy DM30 expects alterations to existing buildings to safeguard the amenity of the host 
premises and neighbouring occupiers. 
 
External physical works are limited and would not result impact upon neighbouring amenity. 
 
In terms of the proposed student accommodation (sui-generis use), national residential space 
standards don't directly apply due to the nature of the accommodation proposed.  The 
accommodation does however comply with HMO licensing requirements in relation to room sizes 
(following amendments to the scheme).  All bedrooms and living areas would be served by existing 
windows, providing natural light and ventilation. 
 
The application is supported by the provision of an acoustic report in relation to external noise, and 
the City Council Pollution Control Officer has provided comments expressing support of the 
application subject to conditions, including a noise report relating to the ground floor use and 
necessary mitigation; time restrictions for the ground floor A4 unit to limit operation, and the provision 
of appropriate sound insulation.  The developer's team has indicated opening hours are sought to 
1am on weekdays and 2am on weekends, which subject to appropriate sound insulation is considered 
acceptable in the context.  Such conditions would be attached to any permission granted in order to 
safeguard the amenity of occupants of the accommodation to the upper floors. 
 
On the basis of the above, and given the imposition of relevant planning conditions, it is considered 
that the proposal is acceptable in residential amenity terms. 
 
(D)        HIGHWAYS AND SERVICING 
 
Policy BCS10 expresses that development should be located where sustainable travel patterns can 
be achieved and sets out transport user priorities with sustainable means being primary 
considerations.  Policy DM23 requires adequate access to sustainable transport means and requires 
adequate provision in relation to servicing. 
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The application site is set in a sustainable location, within the city centre, close to a wide variety of 
shops, services and public transport links.  The location is such that there is no objection in relation to 
no off-street parking provision for the student accommodation proposed. 
 
An internal store at ground floor level adequate for 12 bicycles is proposed to the rear of the site, 
accessed via the lane to the side.  The Highways Officer has raised concern of the doorway access to 
the cycle store being 0.8 metres, with a preference for 1.2 metres, however on balance the cycle 
storage provision is considered acceptable. 
 
External lighting to the access passage would be required and can be secured by condition. 
 
Refuse and recycling would be stored within designated stores, with separate storage areas provided 
for the ground floor commercial unit and the student accommodation proposed.  The proposed stores 
are appropriately sized.  Refuse and recycling associated with the student accommodation would be 
moved by the management company to the collection point at the back edge of pavement, and empty 
receptacles moved back to the designated storage areas on the same day, in accordance with the 
submitted management statement.  The same would apply in relation to the commercial unit, save for 
responsibility would lie with the commercial tenant rather than a management company.  This 
arrangement is considered acceptable. 
 
A move-in/move-out strategy is also incorporated into the proposal, with allocated time slots for 
students in order to avoid obstruction of surrounding highway(s) on moving days.  This is considered 
acceptable, as confirmed by the City Council Highways Officer. 
 
On the basis of the above, and given the imposition of relevant planning conditions, the proposal is 
considered acceptable in relation to highways and servicing matters. 
 
(E)        SUSTAINABILITY AND FLOOD RISK 
 
Current planning policy (BCS13-16) within the adopted Bristol Local Plan, Core Strategy (2011) 
requires new development to be designed to mitigate and adapt to climate change and meet targets 
to reduce carbon dioxide emissions.  This should be achieved, amongst other measures, through 
efficient building design, the provision of on-site renewable energy generation to reduce carbon 
dioxide emissions by at least 20% based on the projected residual energy demand of new buildings 
and extensions to existing buildings, and for new development to mitigate against the risk of flooding.  
The approach proposed should also be supported by the provision of a sustainability statement and 
an energy strategy.   
 
On-site renewable energy generation proposed comprises solar PV panels to the roof of the rear 
building, and would meet policy requirements in terms of carbon reduction. 
 
The proposal works within the existing building footprint and would not increase flood risk. 
 
On the basis of the above the proposal is considered acceptable in relation to sustainability and flood 
risk. 
 
 
COMMUNITY INFRASTRUCTURE LEVY (CIL) 
 
How much Community Infrastructure (CIL) will the development be required to pay? 
 
Development of less than 100 square metres of new build that does not result in the creation of a new 
dwelling; development of buildings that people do not normally go into, and conversions of buildings in 
lawful use, are exempt from CIL. This application falls into one of these categories and therefore no 
CIL is payable. 
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RECOMMENDED GRANT subject to condition(s) 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  
 The development hereby permitted shall begin before the expiration of three years from the 

date of this permission. 
  
 Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 

by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
Pre commencement condition(s) 
 
2. Sound insulation (external noise sources) 
  
 No development shall take place until there has been submitted to and approved in writing by 

the Local Planning Authority a detailed scheme of noise insulation measures for all residential 
accommodation, this scheme shall also include details of ventilation. 

  
 The scheme of noise insulation measures shall take into account the noise measurements 

detailed in the Noise Assessment submitted with the application and with the provisions of BS 
8233: 2014 "Guidance on sound insulation and noise reduction for buildings". 

  
 The approved details shall be implemented in full prior to the commencement of the use 

permitted and be permanently maintained.  
  
 Recommendation:  
  
 The recommended design criteria for dwellings are as follows: 
  
 Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas. 
 Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms. 
  
 Where residential properties are likely to be affected by amplified music from neighbouring 

pubs or clubs, the recommended design criteria is as follows: 
  
 Noise Rating Curve NR20 at all times in any habitable rooms 
  
 Reason:  To safeguard the residential amenity of future occupiers. 
  
3. Noise from ground floor commercial use   
  
 No commencement of use of the ground floor commercial use shall take place until an 

assessment on the potential for noise from the development affecting residential properties as 
part of this development and existing residential properties in the area has been submitted to 
and approved in writing by the Council. 

  
 The assessment shall include noise from: 
  
 Music 
 Customers (including customers in any outside area) 
 Ventilation, refrigeration and air conditioning plant or equipment 
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 If the assessment indicates that noise from the development is likely to affect neighbouring 
affecting residential or commercial properties then a detailed scheme of noise mitigation 
measures shall be submitted to and approved in writing by the Council prior to the 
commencement of the development.  

  
 The noise mitigation measures shall be designed so that nuisance will not be caused to the 

occupiers of neighbouring noise sensitive premises by noise from the development.  
  
 The noise assessment shall be carried out by a suitably qualified acoustic consultant/engineer 

and shall take into account the provisions of BS4142: 2014 Methods for rating and assessing 
industrial and commercial sound and of BS 8233: 2014 "Guidance on sound insulation and 
noise reduction for buildings". 

  
 The approved scheme shall be implemented prior to the commencement of the use and be 

permanently maintained thereafter. 
  
 Reason:  To safeguard residential amenity. 
 
4. To ensure implementation of a programme of archaeological works 
  
 No development shall take place until the applicant/developer has secured the implementation 

of a programme of archaeological work, in accordance with a Written Scheme of Investigation 
which has been submitted by the developer and approved in writing by the Local Planning 
Authority. 

  
 The scheme of investigation shall include an assessment of significance and research 

questions; and: 
  
 1.      The programme and methodology of site investigation and recording  
 2.      The programme for post investigation assessment  
 3.      Provision to be made for analysis of the site investigation and recording  

4.      Provision to be made for publication and dissemination of the analysis and records of the 
site investigation  

5.      Provision to be made for archive deposition of the analysis and records of the site 
investigation  

6.      Nomination of a competent person or persons/organisation to undertake the works set 
out within the Written Scheme of Investigation. 

  
  Reason: To ensure that archaeological remains and features are recorded prior to their 

destruction. 
 
5. To secure the recording of the fabric of buildings of historic or architectural importance 
  
  No redevelopment or refurbishment shall take place until the applicant/developer has recorded 

those parts of the building which are likely to be disturbed or concealed in the course of 
redevelopment or refurbishment.  The recording to be carried out by an archaeologist or 
archaeological organisation approved by the Local Planning Authority. 

  
  Reason: To ensure that features of archaeological or architectural importance within a building 

are recorded before their destruction or concealment. 
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6. Renewable energy - further detail 
  
 Prior to implementation or the relevant element of the scheme, full details of the solar PV 

panels, including the exact location, dimensions, design, and technical specification, together 
with calculation of energy generation and associated C02 emissions to achieve 23% reduction 
on residual emissions from renewable energy in line with the approved sustainability statement 
shall be submitted to the Local Planning Authority and approved in writing.  The renewable 
energy technology shall be installed in full accordance with the approved details prior to the firs 
occupation of the development hereby approved, and thereafter retained and maintained as 
such. 

                                                                             
 Reason: To ensure that the development contributes to mitigating and adapting to climate 

change and to meeting targets to reduce carbon dioxide emissions. 
 
Pre occupation condition(s) 
 
7. Energy and Sustainability in accordance with statement: 
  
 The development hereby approved shall incorporate the energy efficiency measures, 

renewable energy, sustainable design principles and climate change adaptation measures into 
the design and construction of the development in full accordance with the approved 
sustainability statement (prepared by Sustainable Construction Services, dated 18/08/2017) 
prior to occupation. A total 63% reduction in carbon dioxide emissions beyond Part L 2013 
Building Regulations in line with the energy hierarchy shall be achieved, and a 23% reduction 
in carbon dioxide emissions below residual emissions through renewable technologies shall be 
achieved, in accordance with the approved sustainability statement. Al measures shall be 
completed prior to the occupation of the development hereby approved, and retained and 
maintained as such thereafter. 

 
 Reason: In the interests of sustainability. 
 
8. External Lighting 
  
 Full details of a scheme of external lighting shall be submitted to and approved in writing by 

the Local Planning Authority prior to the commencement of that element of the scheme.  The 
approved details shall be completed in accordance with the approved details prior to the first 
occupation of the development hereby approved and retained and maintained as such 
thereafter. 

  
 Reason:  In the interests of safety and residential amenity. 
 
9. Odour (A4 use) 
  
 No equipment for the extraction and dispersal of cooking smells/fumes shall be installed until 

details including method of construction, odour control measures, noise levels, its appearance 
and finish have been submitted to and been approved in writing by the Local Planning 
Authority. The approved scheme shall be installed before the use of any such equipment and 
thereafter shall be permanently retained. 

  
 The details provided shall be in accordance with Annexe B of the 'Guidance on the Control of 

Odour & Noise from Commercial Kitchen Exhaust System'. Published electronically by 
Department for Environment, Food and Rural Affairs. 
https://www.gov.uk/government/publications/guidance-on-the-control-of-odour-and-noise-from-
commercial-kitchen-exhaust  
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 Reason: To safeguard against nuisance from odour 
 
10. Odour Management Plan (A4 use) 
  
 No use of the development shall take place until there has been submitted to and approved in 

writing, by the Council, an Odour Management Plan. The plan shall set out odour monitoring, 
extraction system cleaning and maintenance, filter replacement policies and mitigation 
measures to be taken should an odour nuisance be established.                                                

  
 Reason: To safeguard against nuisance from odour 
 
11. Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on approved 

plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the refuse 

store, and area/facilities allocated for storing of recyclable materials, as shown on the 
approved plans have been completed in accordance with the approved plans. Thereafter, all 
refuse and recyclable materials associated with the development shall either be stored within 
this dedicated store/area, as shown on the approved plans, or internally within the building(s) 
that form part of the application site. No refuse or recycling material shall be stored or placed 
for collection on the public highway or pavement, except on the day of collection. 

  
 Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 

environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
12. Completion and Maintenance of Cycle Provision - Shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the cycle 

parking provision shown on the approved plans has been completed, and thereafter, be kept 
free of obstruction and available for the parking of cycles only. 

  
 Reason: To ensure the provision and availability of adequate cycle parking. 
 
13. To secure the conduct of a watching brief during development groundworks 
  
 The applicant/developer shall ensure that all groundworks, including geotechnical works, are 

monitored and recorded by an archaeologist or an archaeological organisation to be approved 
by the council and in accordance with the Written Scheme of Investigation approved under 
condition 4. 

  
  Reason: To record remains of archaeological interest before destruction. 
  
Post occupation management 
 
14. Waste Management 
  
 The development shall be carried out in full accordance with the approved Waste Management 

Statement throughout the lifetime of the development hereby approved. 
  
 Reason: In the interests of amenity and highway safety. 
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15. Move in/move out strategy 
  
 The development shall be carried out in full accordance with the approved Student Moving 

In/Moving Out Strategy throughout the lifetime of the development hereby approved. 
  
 Reason: In the interests of amenity and highway safety. 
 
16. Noise from plant & equipment 
  
 The rating level of any noise generated by plant & equipment as part of the development shall 

be at least 5 dB below the pre-existing background level as determined by BS4142: 2014 
Methods for rating and assessing industrial and commercial sound.                

  
 Reason: To safeguard surrounding amenity. 
 
17. Use of Refuse and Recycling facilities 
  
 Activities relating to the collection of refuse and recyclables and the tipping of empty bottles 

into external receptacles shall only take place between 08.00 and 20.00 Monday to Saturday 
and not at all on Sundays or Bank Holidays. 

  
 Reason: To safeguard surrounding amenity. 
 
18. Deliveries 
  
 Activities relating to deliveries shall only take place between 08.00 and 20.00 Monday to 

Saturday and not at all on Sundays or Bank Holidays.  
  
 Reason: To safeguard surrounding amenity. 
 
19. Hours Open to Customers 
  
  No customers shall remain on the retained ground floor premises outside the hours of 

08.00am to 01.00am on weekdays and 08.00am to 02.00am on weekends. 
  
 Reason: To safeguard the residential amenity of nearby occupiers. 
 
20. Window works 
  
 All window refurbishment and secondary glazing works are to be carried out in full accordance 

with the approved details. 
  
 Reason: To safeguard the character and appearance of the Conservation Area. 
 
List of approved plans 
 
21. List of approved plans and drawings 
  
 The development shall conform in all aspects with the plans and details shown in the 

application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision. 

 
 4067 022 Existing first floor plan, received 12 July 2017 
 4067 021 Existing ground floor plan, received 12 July 2017 
 4067 023 Existing second and third floor plan, received 12 July 2017 
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 4067 025 Existing sections, received 12 July 2017 
 4067 010 Location plan, received 12 July 2017 
 4067 012D Proposed first floor plan, received 4 December 2017 
 4067 011C Proposed ground floor plan, received 4 December 2017 
 4067 013B Proposed second and third floor plan, received 4 December 2017 
 Waste management statement, received 12 July 2017 
 Sustainability Statement, received 24 August 2017 
 Moving Strategy, received 6 December 2017 
 4067 017 Front Elevation, received 12 October 2017 
 4067 019C Proposed Elevations, received 4 December 2017 
 4067 D01 Sash Window Secondary Glazing Detail, received 12 October 2017 
 Acoustic Report, received 12 October 2017 
  
  Reason: For the avoidance of doubt. 
 
 

Advices 
 
1.  Noise Criteria 
  
 The recommended design criteria for dwellings are as follows: 
  
 Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas. 
 Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms. 
  
 Where residential properties are likely to be affected by amplified music from neighbouring 

pubs or clubs, the recommended design criteria is as follows: 
  
 Noise Rating Curve NR20 at all times in any habitable rooms 
  
2.  PV design guidance: 
  
 The applicant is reminded that evidence that the PV design has been approved by an MCS 

(Microgeneration Certification Scheme) accredited installer to ensure shading is taken into 
account within the energy generation calculations should be submitted within energy 
statements and PV details. 
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1. Site location plan 
2. Existing first floor plan 
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15 Small Street, Bristol, BS1 1DE 
 

Local Planning Authority Reference: 17/03656/F 
 

Student Moving In/Moving Out Strategy 

 

This document has been prepared by Pegasus Group on behalf of G & E Baio Ltd in support of an 

application for the provision of student accommodation at 15 Small Street, Bristol.  The application 

(ref: 17/03656/F) is currently under consideration by Bristol City Council and the full description of 

development is as follows: 

 

“Change of use from Bar, Offices and Residential, to 4 units of student 

accommodation and retained A4 unit.” 

 

This document sets out the moving in and moving out context and strategy as the students start 

and end their tenancy agreements.  It details the measures that the applicant will put in place to 

ensure there is no harmful impact on highway safety during these times.  

 

Site Context 

The site is located within a highly sustainable location in Bristol City Centre.  The nearest bus stops 

are approximately 75 metres to the west of the site on Colston Avenue.  Temple Meads Train 

Station is approximately 1.2km to the south east of the application site.   

 

The proposal is for 4 no. student cluster flats comprising a total of 16 no. bedrooms.  All rooms will 

be fully furnished.  There is no off-street parking or servicing parking available on Small Street.  The 

nearest parking is on-street parking which is provided on St Stephen’s Street, approximately 200 

metres walking distance from the site.  Nelson Street public car park is approximately 300 metres 

walking distance from the site or a 4-minute walk.  Queen Charlotte Street car park is similar 

distance to the south, as is Rupert Street car park to the north.  Trenchard Street public car park is 

approximately 450 metres walking distance from the site or a 6-minute walk. 
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The bedrooms would be leased on an annual basis resulting in one key event to be managed per 

year (when students arrive and leave at the site).  Students will often return home during Christmas 

and Easter, but due to the ability to retain belongings within the premises and the location, this is 

not expected to necessitate special management measures.  

 

Given the site’s highly sustainable location within Bristol City Centre, it is anticipated that a 

proportion of students would leave or arrive by public transport via Bristol Temple Meads or Bristol 

Bus Station.  It is however accepted that a significant proportion will utilise private transport, even 

if it is not their own i.e. their parents, to facilitate transport of belongings.  

 

Management Strategy 

Prior to their arrival, information will be provided to students in both letter and e-mail advising of 

the above public transport connections and the nearest public car parks (Nelson Street, Queen 

Charlotte Street etc.) with a map of the route to the site from these options.  The ability to park on 

St Stephen’s Street will not be recommended to prevent the possibility for conflict/confusion given 

the limited parking opportunities there that are frequently in use and the complex one-way system 

for people unfamiliar with the city.   

 

Congregation of occupants at any one time would be managed by requiring students to move 

in/move out over the course of two separate weekends (i.e. on Saturdays and Sundays).  Given the 

number of students, this would be focused during the hours of 1000-1700 for the convenience of 

the students and their families and to avoid peak weekday travel times.  This would give rise to 

approximately 8 students moving in/moving out per day over the course of the two weekends 

(assuming a worst case scenario whereby every student arrived or left by car).  20-minute time slots 

would be agreed in advance to minimise congregation of occupants at any one time.  

 

An on-site manager will be present at the application site on arrival day to enforce these 

arrangements and to ensure students are not parking dangerously immediately in front of the site, 

which could cause a detrimental impact on highway safety.   
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The applicant will advise Bristol City Council’s Highways Team of the arrival dates in advance of the 

students moving in and out of the flats and will provide contact details in the event that the Council 

needs to contact them for any reason.   

 

Overall, it is considered that with the above strategy in place, the proposal will not result in any 

unacceptable impact on highway safety during the dates when students arrive/leave at the 

application site.  
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1. INTRODUCTION 

1.1 This Statement has been prepared by Pegasus Group on behalf of G & E Baio Ltd 

to consider the acceptability of new student accommodation at 15 Small Street, 

Bristol.   

1.2 It has been submitted in support of a planning application (ref: 17/03656/F) for a 

change of use from a bar, offices and residential units to 4 units of student 

accommodation and retained A4 unit at 15 Small Street.  This application is 

currently under consideration by Bristol City Council.  

1.3 The report considers the existing provision of student accommodation in Bristol and 

the City Centre in particular, as well as looking at the need for future specialist 

student housing.  

1.4 It will then deal with the implications of the proposed additional student 

accommodation at the application site and demonstrate how the proposed 

development complies with both national and local planning policies.  
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2. SITE DESCRIPTION  

2.1 The application site is a four storey building in mixed use, located on the northern 

side of Small Street, Bristol.  There is a licenced bar (Class A4) on the ground floor 

and at the rear part of the first floor.  

2.2 The front part of the first floor is in use as offices.  However, the Council have 

previously considered these to be ancillary to the rest of the building and did not 

accept that they constituted a separate Class B1(a) planning unit (see application 

ref: 16/00161/COU).   

2.3 There are 2 no. residential flats at the second and third floors of the building.   

2.4 The site is not a Listed Building, but it is a locally Listed Building and is also adjacent 

to the Grade II Listed Fosters Chambers (17 Small Street).  The site is within the 

City and Queen Square Conservation Area.  The entire site is within Flood Zone 1, 

the area least at risk from flooding.  

2.5 The site is located within the Bristol Central Area and is within a Secondary 

Shopping Frontage.  It is surrounded by a mixture of uses and is within easy 

walking distance from numerous shops and services, including public transport 

facilities.  

2.6 The site is located within the City Centre and Queens Square Lower Super Output 

Area.  The 2011 census data identifies that for the LSOA, 37% of the population 

within the area are students.  A context map has been included at Appendix 1 of 

this Statement. 

APPENDIX 1 –CONTEXT MAP (BRS.6339_04) 

2.7 The ground floor bar is currently accessed via a doorway from Small Street.  The 

offices can be accessed via the flat roof.  The residential flats are accessed via a 

separate staircase towards the rear of the site.  
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3. PLANNING HISTORY 

Pre-Application Enquiry ref: 17/01612/PREAPP 

3.1 A pre-application enquiry ref: 17/01612/PREAPP was submitted to Bristol City 

Council in March 2017 relation to the conversion of the upper floors to form 5 no. 

student cluster flats.  

3.2 A formal response was received from the Council on 3rd May 2017.  A copy of the 

pre-application response is included at Appendix 2 of this Statement.  

APPENDIX 2 – PRE-APPLICATION RESPONSE  

REF: 17/01612/PREAPP 

3.3 In relation to the principle of development, the pre-application response is 

generally positive.  This is expanded upon in greater detail in the Planning 

Assessment section of this report.  

Other Applications at the Site 

3.4 An application (ref: 16/00161/COU) for Prior Approval was refused on 4th March 

2016 for a change of use of part of the first floor of the site from offices (Class 

B1(a)) to residential (Class C3).   

3.5 The reason for refusal was that the Council felt there was insufficient information 

to demonstrate that the site (i.e. the front part of the first floor) qualified as Class 

B1(a) offices and therefore did not feel that prior approval could be granted.  

3.6 Planning permission (ref: 07/04665/F) was granted on 20th December 2007 for a 

change of use of part of the first floor and part of the ground floor from a Class A4 

drinking establishment to Class B1 offices.   

3.7 Planning permission (ref: 05/01904/F) was granted on 9th September 2005 for a 

change of use from storage and staff accommodation to 5 no. self-contained flats, 

with associated external alterations at the upper floors of the building.  

9-11 St Stephens Street, Bristol 

3.8 An application (ref: 16/01424/F) for a change of use of office units into 2 studio 

student residential accommodation units and 1 student cluster flat (Use Class Sui 

Generis) was granted planning permission on 29th July 2016 at 9-11 St Stephens 

Street, Bristol.  This site is just 65 metres to the south west of the application site. 
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3.9 A copy of the Decision Notice and the Officer’s Report is included at Appendix 3 of 

this Statement.    

APPENDIX 3 – DECISION NOTICE AND OFFICER’S REPORT  

REF: 16/01424/F 
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4. PLANNING POLICY 

4.1 The following policy is considered relevant. 

National Planning Policy 

National Planning Policy Framework (NPPF) 

4.2 The National Planning Policy Framework (NPPF) published in March 2012 sets out 

the Government’s planning policies for the planning system to ensure that the 

planning system helps to achieve sustainable development.  

4.3 The National Planning Policy Framework (NPPF) was published in March 2012 and 

replaces the majority of Planning Policy Guidance Notes (PPGs) and Planning Policy 

Statements (PPSs). 

4.4 Paragraph 6 of the NPPF states that the purpose of the planning system is to 

contribute to sustainable development. In terms of what is meant by 'sustainable 

development', the NPPF states at Paragraph 7 that there are three dimensions to 

sustainable development (economic, social and environmental) and three roles that 

the planning system needs to perform. 

• "An economic role - contributing to building a strong, responsive 

and competitive economy, by ensuring that sufficient land of the 

right type is available in the right places and at the right time to 

support growth and innovation; and by identifying and coordinating 

development requirements, including the provision of 

infrastructure; 

• A social role - supporting strong, vibrant and healthy communities, 

by providing a supply of housing required to meet the needs of 

present and future generations; and by creating a high quality built 

environment, with accessible local services that reflect the 

community's needs and support its health, social and cultural 

wellbeing; and 

• An environmental role - contributing to protecting and enhancing 

our natural, built and historic environment; and, as part of this, 

helping to improve biodiversity, use that natural resources 
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prudently, minimise waste and pollution, and mitigate and adapt to 

climate change including moving to a low carbon economy." 

4.5 In respect of implementation, Paragraph 14 advises that at the heart of the NPPF 

is a presumption in favour of sustainable development that should be seen as a 

golden thread running through both plan making and decision taking. It advises 

that for decision taking, this means: 

• "approving development proposals that accord with the 

development plan without delay; and 

• where the development plan is absent, silent or relevant policies are 

out of date, granting planning permission unless: 

- any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed 

against the policies in this Framework taken as a whole; 

or 

- specific policies in this Framework indicate development 

should be restricted." 

4.6 At paragraph 19, the NPPF states: 

“The Government is committed to ensuring that the planning system 

does everything it can to support sustainable economic growth. 

Planning should operate to encourage and not act as an impediment 

to sustainable growth. Therefore significant weight should be placed 

on the need to support economic growth through the planning 

system.” 

4.7 Paragraph 49 states that: 

“Housing applications should be considered in the context of the 

presumption in favour of sustainable development. Relevant policies 

for the supply of housing should not be considered up-to-date if the 

local planning authority cannot demonstrate a five-year supply of 

deliverable housing sites.” 
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4.8 Paragraph 50 of the NPPF confirms that to deliver a wide choice of high quality 

homes, widen opportunities for home ownership and create sustainable, inclusive 

and mixed communities, local planning authorities should (inter alia) plan for a mix 

of housing based on current and future demographic trends, market trends and the 

needs of different groups in the community (such as, but not limited to, families 

with children, older people, people with disabilities, service families and people 

wishing to build their own homes). 

4.9 Paragraphs 186 and 187 relate to decision taking and confirm that “local 

planning authorities should approach decision taking in a positive way to foster the 

delivery of the sustainable development” and that they: 

“should look for solutions rather than problems, and decisions taken 

at every level should seek to approve applications for sustainable 

development where possible.” 

National Planning Practice Guidance (NPPG) 

4.10 The NPPG has a section on the subject of ‘Housing and Economic Land Availability 

Assessment’ and states the following at paragraph 038 (reference ID: 3-038-

20140306 revision date 06 03 2014): 

“All student accommodation, whether it consists of communal halls 

of residence or self-contained dwellings, and whether or not it is on 

campus, can be included towards the housing requirement, based 

on the amount of accommodation it releases in the housing market. 

Notwithstanding, local authorities should take steps to avoid double-

counting.” 

4.11 It identifies at paragraph reference ID 2a-021-20160401 the benefits of 

encouraging more dedicated student housing in relieving pressure on the private 

rented sector and states the following: 

“Local planning authorities should plan for sufficient student 

accommodation whether it consists of communal halls of residence 

or self-contained dwellings, and whether or not it is on campus. 

Student housing provided by private landlords is often a lower-cost 

form of housing. Encouraging more dedicated student 

accommodation may provide low cost housing that takes pressure 
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off the private rented sector and increases the overall housing stock. 

Plan makers are encouraged to consider options which would 

support both the needs of the student population as well as local 

residents before imposing caps or restrictions on students living 

outside of university-provided accommodation. Plan makers should 

engage with universities and other higher educational 

establishments to better understand their student accommodation 

requirements.” 

Local Planning Policy  

4.12 The relevant adopted local policy is formed from the Bristol Local Development 

Framework Core Strategy (adopted June 2011) and the Site Allocations and 

Development Management Policies DPD (adopted July 2014). 

Bristol Development Framework Core Strategy (adopted June 2011) 

4.13 Policy BCS5 relates to housing. The Policy states: 

“The Core Strategy aims to deliver new homes within the built up 

area to contribute towards accommodating a growing number of 

people and households in the city. Provision of new homes will be 

in accordance with the spatial strategy for Bristol set out in this Core 

Strategy and it is envisaged that 30,600 new homes will be provided 

in Bristol between 2006 and 2026. Additional provision which 

accords with the spatial strategy may be appropriate within the plan 

period. 

The minimum target will be 26,400 homes between 2006 and 2026. 

The appropriate level of new homes will be reviewed within 5 years 

of the adoption of the Core Strategy. 

Development of new homes will primarily be on previously 

developed sites across the city. Some new homes will be developed 

on open space which does not need to be retained as part of the 

city’s green infrastructure provision. 
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In order to maintain the net housing stock existing homes will be 

retained unless they are unsuitable for residential uses, would be 

used for essential local community facilities or would be replaced”. 

4.14 Policy BCS7 states that Town, District and Local Centres will be focuses for the 

development of higher density forms of residential development provided the 

centre is suitable for such development and has a high level of accessibility by 

public transport, cycling and walking.  Development will be of a scale and intensity 

appropriate to the position of the centre in the hierarchy and to the character of 

the centre.  

4.15 The policy sets out the hierarchy of centres and identifies Bristol City Centre as the 

first tier of centres.   

4.16 Policy BCS10 confirms that development proposals should be located where 

sustainable travel patterns can be achieved, with more intensive, higher density 

mixed use development at accessible centres and along or close to main public 

transport routes. Proposals should minimise the need to travel, especially by 

private car, and maximise opportunities for the use of walking, cycling and public 

transport. 

4.17 Policy BCS18 states that new development should help to support the creation of 

mixed, balanced and inclusive communities as well as addressing affordable 

housing need and demand; diversity of housing and housing balance and 

responsiveness to the requirements of the changing population. Policy BCS18 also 

requires residential development to be flexible and have sufficient space for 

everyday activities. 

4.18 Policy BCS20 of the Core Strategy seeks the effective and efficient use of land 

and states that new development should maximise the opportunity to re-use 

previously developed land.  It goes onto confirm that for residential development 

a minimum indicative net density of 50 dwellings per hectare will be sought.   

4.19 Policy BCS21 states that new development in Bristol should deliver high quality 

urban design and should safeguard the amenity of existing development and create 

a high-quality environment for future occupiers. 
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4.20 Policy BCS23 confirms that in locating and designing development, account should 

also be taken of the impact of existing sources of noise or other pollution on the 

new development. 

Bristol Central Area Plan (adopted March 2015) 

4.21 Policy BCAP1 states that new development in Bristol City Centre will be expected 

to contribute to the mix of uses in the wider area.  A mix of new homes, 

employment and other uses will be sought as appropriate to the site and its context. 

4.22 Policy BCAP4 states that specialist student housing schemes that contribute to 

the diversity of uses within the local area will be acceptable within Bristol City 

Centre unless it would create or contribute to a harmful concentration of specialist 

student housing within any given area. 

4.23 The supporting text to this policy states the following at paragraph 3.14: 

“When making assessments on new specialist student housing 

development, consideration will be given to the mix of uses 

delivered on any individual site. Consideration should also be given 

to the mix of housing within the local area and whether the 

development would result in concentrations of specialist student 

housing that would be harmful to residential amenity. When making 

assessments on residential amenity, consideration should be given 

to the particular qualities and characteristics of a residential area or 

residential uses that might contribute to it being an enjoyable or 

otherwise satisfactory place to live. These usually include generally 

quieter surroundings; a reasonable level of safe accessible and 

convenient car parking and a well maintained or visually attractive 

environment. Harmful concentrations are likely to arise when 

problems commonly associated with these uses cumulatively result 

in detrimental effects on these residential qualities and 

characteristics.” 

4.24 Paragraph 3.15 confirms that in areas where there is little or no existing residential 

population, such as the Old City, Nelson Street and Newfoundland Way, some 

clustering of specialist student housing may be appropriate.  The site is located 

within the Old City area.  
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5. PLANNING ASSESSMENT 

5.1 This section of the statement looks at the existing provision of student 

accommodation within the vicinity of the site; the need for further specialist student 

housing and the impact that the proposal would have on the surrounding area. 

Existing Provision of Student Accommodation  

5.2 2011 census data for the Lower Super Output Area (a sub-ward geographic area 

for the purposes of census data collation of approximately 1,000 people) for the 

City Centre and Queens Square LSOA identifies that 37% of the population within 

this area are students.  This is in part a reflection of the limited extent of general 

housing within the centre and handful of large student accommodation blocks on 

Nelson Street to the north within the Lower Super Output Area.  

5.3 The concentration of students within the city centre is also a reflection of the 

Council’s policy to minimise conflict with, and demand for student occupation of, 

private housing within the inner suburbs i.e. Clifton, Redland, Cotham, Southville 

and St Paul’s.  It is acknowledged that further student accommodation is necessary 

to contribute to this policy objective and cater for the volume of students within 

Bristol. 

5.4 Bristol City Council published a Student Accommodation Topic Paper (dated 

February 2014).  The paper confirms that the Bristol universities have provided 

future projections of student numbers and that the date confirms a significant 

increase in the number of students in Bristol over the next 10 years.  

5.5 CBRE prepared a report on behalf of Unite Students in April 2017 on the supply and 

demand of student accommodation in Bristol in support of an application (ref: 

17/02413/F) for a scheme including 715 student bedspaces at Old Bristol Royal 

Infirmary Building.  

5.6 The report sets out at page 33 a table summarising the total provision of student 

accommodation provided by large scale purpose built student accommodation in 

Bristol.  This concludes that the figure is 7,055.  

5.7 The report by CBRE also concluded that the number of full time students requiring 

accommodation in Bristol is expected to grow from 41,000 to 44,000 by 

2018/2019, illustrating a need to accommodate at least a further 3,000 students 

in Bristol in the next few years.  
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5.8 The Committee Report for application ref: 17/02413/F is included at Appendix 4 

and states that: 

“There is therefore a clear pattern of student residences located 

within the City Centre, as would be expected given that this is the 

main area of demand close to the UoB and public transport links to 

UWE. This is concluded to be an appropriate location for student 

accommodation, away from areas with a predominantly residential 

character, where they are surrounded by and contribute to a diverse 

mix of uses and in accordance with Policy BCAP4.”  

APPENDIX 4 – COMMITTEE REPORT REF: 17/02413/F 

5.9 In summary, although it is accepted that there is a high provision of student 

accommodation within the City Centre, there is still a clear demand for further 

specialist student housing in Bristol and the City Centre.   

5.10 Furthermore, given its proximity to the University of Bristol; transport links to UWE 

and numerous shops and services, this is considered to be an appropriate and 

sustainable location for new student accommodation.  

Acceptability of the Proposed Development  

5.11 The proposal is for 4 no. new student cluster flats which will provide a total of 16 

no. bedrooms.  The site is located within the Old City area of Bristol City Centre 

and is surrounded by a mix of uses.   

5.12 There is a bar (Class A4) on the ground floor of the building.  It is adjacent to 16-

17 Small Street which contains a shop (Class A1) at ground floor level and offices 

(Class B1) at the upper floors.  There are 2 no. restaurants (Class A3) at the ground 

floors/basements of 13/13a Small Street.  

5.13 Key Policy BCAP4 of the Bristol Central Area Plan states that specialist student 

housing schemes will be acceptable within Bristol City Centre unless it would create 

or contribute to a harmful concentration of specialist student housing within any 

given area. 
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5.14 There are no specific figures provided on what would concentrate a harmful 

concentration of student housing within an area.  The supporting text confirms that 

when assessing this matter, consideration will be given to whether proposals would 

be harmful to residential amenity and adversely affect the characteristics of a 

residential area.  

5.15 The supporting text to this policy states the following at paragraph 3.14: 

“When making assessments on new specialist student housing 

development, consideration will be given to the mix of uses 

delivered on any individual site. Consideration should also be given 

to the mix of housing within the local area and whether the 

development would result in concentrations of specialist student 

housing that would be harmful to residential amenity. When making 

assessments on residential amenity, consideration should be given 

to the particular qualities and characteristics of a residential area or 

residential uses that might contribute to it being an enjoyable or 

otherwise satisfactory place to live. These usually include generally 

quieter surroundings; a reasonable level of safe accessible and 

convenient car parking and a well maintained or visually attractive 

environment. Harmful concentrations are likely to arise when 

problems commonly associated with these uses cumulatively result 

in detrimental effects on these residential qualities and 

characteristics.” 

5.16 Paragraph 3.15 confirms that in areas where there is little or no existing residential 

population, such as the Old City, Nelson Street and Newfoundland Way, some 

clustering of specialist student housing may be appropriate.   

5.17 The site is located within the Old City part of Bristol City Centre, an area clearly 

identified within the Bristol Central Area Plan as having little or no residential 

population.   

5.18 Clearly the area in which the site is located cannot be described as a residential 

area.  Indeed, it does not display the characteristics set out within paragraph 3.14 

of the Bristol Central Area Plan, such as quieter surroundings or a reasonable level 

of safe accessible and convenient parking.  
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5.19 There is a bar (Class A4) on the ground floor of the building in which the site is 

located and there are restaurants at 13a and 13 Small Street (Mezze Palace and 

Friends Chinese Restaurant).  As such, the level of footfall and activity is already 

relatively high from customers accessing the restaurants and bars.  

5.20 There is no off-street parking associated with the site or available on-street parking 

immediately adjacent to the premises.  Therefore, the students will not be trying 

to park by the site throughout the day and evening and the proposal will not give 

rise to noise from an increase in traffic.  

5.21 As such, it is not felt that the introduction of up to 16 students in this busy late 

night City Centre location would cause an unacceptable impact on residential 

amenity through noise and disturbance.  

5.22 Furthermore, a pre-application enquiry ref: 17/01612/PREAPP was submitted to 

Bristol City Council in March 2017 relation to the conversion of the upper floors to 

form 5 no. student cluster flats (a higher figure than what is now proposed).  A 

copy of the formal response is included at Appendix 2.  The response states the 

following in relation the principle of development: 

“Policy BCAP4 of the Bristol Central Area Plan (BCAP) states that 

specialist student housing that contributes to the diversity of use in 

the local area will be acceptable in Bristol City Centre unless it would 

create a harmful concentration of specialist student housing within 

any given area. The city centre area nearby to this site (Nelson 

Street in particular) has recently seen the implementation of several 

large students developments, however within the immediate vicinity 

of the site student developments are generally smaller and further 

spaced given the nature of buildings in this locality. The proposal 

represents a limited amount of further student accommodation and 

it is suggested that this would not be considered to result in a 

harmful concentration of such uses in the locality. Residential 

amenity issues would however need to be satisfactorily addressed 

as part of any formal planning application.” 

5.23 A similar assessment was provided to a recently approved scheme at 9-11 St 

Stephens Street (ref: 16/01424/FUL). The Officer’s report states the following in 

relation to the concentration of student accommodation: 
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“…within the immediate vicinity of the site student developments 

are generally smaller and further spaced given the nature of the 

buildings in this locality.  The proposal represents a limited amount 

of further student accommodation and would not be considered to 

result in harm to residential amenity or a harmful concentration of 

such uses in the locality.” 

5.24 Overall, it is clear that the Council have previously accepted that a small-scale 

student scheme in this location would not result in a harmful over-concentration of 

specialist student housing, which would cause detriment to residential amenity.  It 

is therefore considered that the proposal would be in accordance with Policy BCAP4 

of the Bristol Central Area Plan.  
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6. CONCLUSION 

6.1 This Statement has been prepared in support of an application for a change of use 

from a bar, offices and residential units to 4 units of student accommodation at 15 

Small Street.   

6.2 It has been demonstrated that this is an appropriate location for the provision of 

new student accommodation and there is a clear demand for student 

accommodation in Bristol over the next few years.  

6.3 Furthermore, it has been demonstrated that the site is not located within a 

predominantly residential area but a mixed area with numerous commercial uses 

and services within close proximity.  As a result, the proposal would not result in a 

harmful over-concentration of student accommodation which could cause 

detrimental harm to amenity.  

6.4 As such, it is considered that the principle of additional student accommodation 

(Sui Generis) at the application site is acceptable.  
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CONTEXT PLAN (DRG. NO. BRS.6339) 
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APPENDIX 2 
 

PRE-APPLICATION RESPONSE REF: 17/01612/PREAPP 
 



Development Management
City Hall, Bristol City Council,
PO Box 3176, Bristol BS3 9FS

Website
www.bristol.gov.uk

Fergus Sykes
Pegasus Planning Group
First Floor South Wing
Equinox North
Great Park Road
Almondsbury
Bristol
BS32 4QL

reply to
telephone

E-mail

date

Customer Services
0117 922 3000
development.management@bristol.gov.uk 

3 May 2017

Dear Mr Sykes

Pre application response letter

Pre application no: 17/01612/PREAPP

Site address: 15 Small Street City Centre Bristol BS1 1DE 

Proposal: Conversion of upper floor to form 5 no. student flats.

I refer to your pre-application enquiry regarding the above proposal.

PRINCIPLE OF CHANGE OF USE

No existing floor plans have been submitted in support of the proposal, and as such the extent 
of proposed change of use is not entirely clear, however on the basis of the written supporting 
statement it appears that at first floor level part of the existing bar/club and offices ancillary to 
that use wold be changed to student residential accommodation, whilst first and second floors 
would be converted from residential flats to student residential accommodation.

The site is located within a secondary shopping frontage and as such policies BCS7 and 
BCAP17 apply.  The proposal would retain an active frontage and ground floor.  The loss of the 
upper floor space associated with the existing ground floor use is not considered to 
unacceptably impact the viability of the viability of an active ground floor use compatible within a 
secondary frontage context.

Policy DM2 states that development for student accommodation/ other shared housing will not 
be permitted where it would result in harm to residential amenity or a harmful concentration of 
such uses in the locality. Specialist student housing will be acceptable in the city centre. Policy 

http://www.bristol.gov.uk/
mailto:development.management@bristol.gov.uk


BCAP4 of the Bristol Central Area Plan (BCAP) states that specialist student housing that 
contributes to the diversity of use in the local area will be acceptable in Bristol City Centre 
unless it would create a harmful concentration of specialist student housing within any given 
area. The city centre area nearby to this site (Nelson Street in particular) has recently seen the 
implementation of several large students developments, however within the immediate vicinity 
of the site student developments are generally smaller and further spaced given the nature of 
buildings in this locality. The proposal represents a limited amount of further student 
accommodation and it is suggested that this would not be considered to result in a harmful 
concentration of such uses in the locality.  Residential amenity issues would however need to 
be satisfactorily addressed as part of any formal planning application.

RESIDENTIAL AMENITY

The application is located above an existing bar/club, and as noted within the pre-application 
submission, a full planning application will need to be supported by the provision of an acoustic 
report along with details of necessary mitigation measures to safeguard against amenity impact 
upon future residents when considering noise from the ground floor use as well as other 
surrounding noise creating uses.  Consideration of amenity impact from noise will also need to 
take account of existing/proposed plant.

An existing close relationship with the neighbouring building (and associated windows) at 17 
Small Street is noted.  A better understanding of the neighbouring use would be welcomed as 
part of a full application, given the nature of proposed change of use of the first floor, and any 
impacts upon the proposed first floor residential use, and also in relation to existing 
neighbouring uses.  

The existing residential use of second and third floors of the application property (as referred to 
within the submitted supporting statement only) are noted, and as such the proposed nature of 
use and potential amenity impacts in relation to privacy/overlooking may be considered 
comparable to existing in relation to those floors.

The proposed units are of varying size and would provide between two and six bedrooms.  The 
accommodation is generally considered of acceptable dimensions, although some concern is 
raised in relation to the useability/natural light/outlook of some of the bedrooms to the rear units 
(bedrooms 2 and 3 of the rear second floor flat, and bedrooms 3 and 4 of the rear first floor flat).  
It is suggested that the layout in this area of the building is re-visited.

In terms of surrounding amenity, appropriate servicing arrangements are considered of great 
importance, which will be considered further below.

MOVEMENT, TRANSPORT AND HIGHWAY SAFETY 

In order to prevent congestion and unsafe parking practices in this central location, a 
management plan for dropping off and picking up students and their belongings at the start and 
end of each academic term/year will be required in support of a full planning application, in order 
to satisfy policies BCS10 and DM23.



A waste management strategy will also be required in order to protect the amenity of 
surrounding occupiers and the area generally, which shall relate to the storage and collection of 
refuse and recycling associated with the proposal.

The area proposed for cycle storage is considered reasonable in principle, although it should be 
demonstrated that this is practical in terms of negotiating doorways etc, with a clear route to the 
store maintained, and details of the provision of cycles to be individually secured and accessed.  
The level of cycle parking provision must accord with the requirements set out within appendix 2 
to the Site Allocations and Development Management policies (2014).

Details of the refuse/recycling store will also need to be provided as part of the application 
submission, to demonstrate that it is fit for purpose and would not conflict with the 
retained/future ground floor use.

DESIGN AND CONSERVATION

The application property is located within the City and Queen Square Conservation Area, and 
while not listed itself, is surrounded by a number of Listed Buildings: – Fosters Chambers 17 
Small Street (grade II); Guildhall, Small Street (grade II*); and 22-26 Broad Street (grade II).  
Any external alterations therefore need to respect the character and appearance of the 
Conservation Area and safeguard the setting of the surrounding Listed Buildings (policies 
BCS22 and DM31 are Key in this regard).

The covering statement submitted in support of the pre-application enquiry states that no 
external alterations are proposed, however the sketch plans submitted detail a fenestration 
change to the rear elevation.  Any external alterations proposed must be designed with the 
relevant design and conservation policies borne in mind.

WOULD THE PROPOSAL BE ACCEPTABLE IN RELATION TO ISSUES OF SUSTAINABILITY 
AND FLOOD RISK MITIGATION?

Current planning policy within the adopted Bristol Development Framework, Core Strategy 
(2011) requires new development to be designed to mitigate and adapt to climate change and 
meet targets to reduce carbon dioxide emissions.  This should be achieved, amongst other 
measures, through efficient building design, the provision of on-site renewable energy 
generation to reduce carbon dioxide emissions by at least 20% based on the projected residual 
energy demand of new buildings and extensions to existing buildings, and for new development 
to mitigate against the risk of flooding.  The approach proposed should also be supported by the 
provision of a sustainability statement and an energy strategy.  Full details of this would be 
required as part of a planning application for the change of use proposed.

The views given are current at the time of giving the advice, but changes in the planning 
circumstances can change, and will need to be taken into account when any subsequent 
application is determined.

Please note that the above advice represents an informal opinion of an officer of the council who has 

no power to bind the council by the views expressed.



Yours sincerely

Andy Cross

Development Management



G & E Baio Ltd 
15 Small Street, Bristol, BS1 1DE 
Student Accommodation Statement 

 

 

DECEMBER 2017 | JT | BRS.6339   

 

APPENDIX 3 
 

DECISION NOTICE AND OFFICER’S REPORT REF: 16/01424/F 
 

 



Development Management
City Hall, College Green, Bristol BS1 5UY

Page 1 of 8

NOTICE OF DECISION
Town and Country Planning Act 1990 (as amended)

Town and Country Planning (Development Management Procedure) (England) 
Order 2015

Decision : GRANTED subject to condition(s)

Application no: 16/01424/F

Type of application: Full Planning

Site address: 9 - 11 St Stephens Street, Bristol, BS1 1EE.

Description of development: Change of use of office units into 2 studio student 
residential accommodation units and 1 student cluster 
flat (Use Class Sui Generis)

Applicant: PMF Lettings

Agent: Hadfield Associates Architects

Committee/delegation date: 29.07.16

Date of Notice: 29.07.16

Important: Compliance with conditions

 Please read the conditions and understand their requirements and restrictions

 Some conditions may relate to a specific element of work, and require details to be 
submitted and approved before any work on that element commences.

 Some conditions will require action before you start the development and it is 
imperative that you seek to have these discharged before any work commences.

 If you fail to comply with the conditions this may result in a breach of planning control 
and this may lead to enforcement action.

 Failure to comply with conditions may also result in the development not being lawful.

 The council monitors compliance with planning conditions.
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DECISION: GRANTED subject to condition(s)

Condition(s)

Time limit for commencement of development

 1. Full Planning Permission

The development hereby permitted shall begin before the expiration of three years 
from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Pre commencement condition(s)

 2. Noise insulation measures

Prior to the commencement of the development hereby permitted (or the 
commencement of each residential unit) a detailed scheme of noise insulation 
measures (to include details of ventilation) for all residential accommodation (or for 
each residential unit prior to the commencement of that unit) shall be submitted to 
and approved in writing by the Local Planning Authority. The scheme of noise 
insulation measures shall take into account the recommendations detailed in the 
Noise Assessment submitted with the application.

The approved details shall be implemented in full prior to the commencement of the 
use of each residential unit permitted and be permanently maintained. The works will 
need to be regularly checked by a competent acoustic consultant throughout the 
construction of the development and inspected by an authorised officer of Bristol City 
Council's Pollution Control Team prior to the occupation of each residential unit within 
the development.

Reason: To safeguard the amenities of future residents and the business operations 
of nearby commercial occupiers.

 3. Cycle Provision - further details

Prior to the commencement of the development hereby permitted, further details 
showing the location of cycle storage for the third floor flat hereby approved shall be 
submitted to and approved in writing by the Local Panning Authority unless otherwise 
agreed in writing by the Local Planning Authority. The development shall be 
implemented in accordance with the approved details prior to the occupation of the 
third floor flat and maintained permanently thereafter for the storage of cycles and be 
kept free of obstruction, unless otherwise agreed in writing by the Local Planning 
Authority.

Reason: To ensure the provision and availability of adequate cycle parking.

Pre occupation condition(s)

 4. Refuse Storage and Recycling Facilities - implementation

No residential unit hereby permitted shall be occupied until the refuse store, and 
area/facilities allocated for storing of recyclable materials, as shown on the approved 
plans have been completed in accordance with the approved plans. Thereafter, all 



Application No:        16/01424/F

Page 3 of 8

refuse and recyclable materials associated with the development shall either be 
stored within this dedicated store/area, as shown on the approved plans, or internally 
within the building(s) that form part of the application site. No refuse or recycling 
material shall be stored or placed for collection on the public highway or pavement, 
except on the day of collection.

Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the 
general environment, and prevent obstruction to pedestrian movement, and to ensure 
that there are adequate facilities for the storage and recycling of recoverable 
materials.

 5. Solar photovoltaic panels

Prior to the commencement of the following solar photovoltaic panels hereby 
permitted, further details including the final roof layout, roof plane sections, visual 
appearance, angle of installation, method of fixing, and technical specifications 
(including the output) of the solar photovoltaic panels shall be submitted to and 
approved in writing by the Local Planning Authority. The solar photovoltaic panels 
shall be installed in accordance with the approved details and made fully operational 
prior to the first occupation of the residential units hereby permitted. The solar panels 
shall be maintained in situ in accordance with the approved details and as fully 
operational at all times thereafter.

Reason: To safeguard the special interest of the listed building and to ensure a less 
visible/ prominent design with a sensitive means of attachment to the listed fabric is 
achieved and to ensure that climate change objectives would be achieved.

 6. Sustainability Statement

The development hereby approved shall be carried out in accordance with the 
measures contained within the approved Sustainability Statement and Energy 
Strategy prior to the first occupation of the development hereby approved and shall 
be maintained in accordance with these details in perpetuity.

Reason: To ensure that sustainability policy objectives would be met.

 7. Flood Risk Assessment (FRA) and Flood Evacuation Plan (FEP)

The development hereby permitted shall be carried out in accordance with the 
approved Flood Risk Assessment and its recommendations and the approved Flood 
Evacuation Plan and its recommendations prior to the first occupation of the first 
residential unit hereby permitted.

Reason: To limit the risk of flooding by ensuring the provision of a satisfactory means 
of flood management on the site.

Post occupation management

 8. New works to match - Listed Building

All new external and internal works and finishes, and any works of making good, shall 
match the existing original fabric in respect of using materials of a matching form, 
composition and consistency, detailed execution and finished appearance, except 
where indicated otherwise on the drawings hereby approved.
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Reason: In order that the special architectural and historic interest of this Listed 
Building is safeguarded.

List of approved plans

 9. List of approved plans and drawings

The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning 
Authority in order to discharge other conditions attached to this decision.

673: SK: 001 Proposed waste storage (lift shaft), received 14 June 2016
673:3:013 Proposed first floor plan, received 1 June 2016
673:3:014 Proposed second floor plan, received 1 June 2016
Energy strategy statement, received 29 March 2016
Flood emergency plan, received 29 March 2016
Flood risk assessment, received 29 March 2016
673:1:000 Site location plan, received 29 March 2016
673:1:007 Proposed roof plan, received 29 March 2016
673:1:006 Proposed third floor plan, received 29 March 2016
673:1:002 Proposed ground & mezzanine floor, received 29 March 2016
673:S:002A Existing ground & mezzanine floor plan, received 29 March 2016
673:S:003A Existing first floor plan, received 29 March 2016
673:S:004A Existing second floor plan, received 29 March 2016
673:S:006A Existing third floor plan, received 29 March 2016

Reason: For the avoidance of doubt.

Advice(s)

 1. The proposed development lies within an area that has been defined by The Coal 
Authority as containing potential hazards arising from former coal mining activity. 
These hazards can include: mine entries (shafts and adits); shallow coal workings; 
geological features (fissures and break lines); mine gas and previous surface mining 
sites. Although such hazards are seldom readily visible, they can often be present 
and problems can occur in the future, particularly as a result of development taking 
place.

It is recommended that information outlining how the former mining activities affect 
the proposed development, along with any mitigation measures required (for 
example the need for gas protection measures within the foundations), be submitted 
alongside any subsequent application for Building Regulations approval (if relevant). 
Your attention is drawn to the Coal Authority policy in relation to new development 
and mine entries available at www.coal.decc.gov.uk 

Any intrusive activities which disturb or enter any coal seams, coal mine workings or 
coal mine entries (shafts and adits) requires the prior written permission of The Coal 
Authority. Such activities could include site investigation boreholes, digging of 
foundations, piling activities other ground works and any subsequent treatment of 
coal mine workings and coal mine entries for ground stability purposes. Failure to 
obtain Coal Authority permission for such activities is trespass, with the potential for 
court action.

Property specific summary information on past, current and future coal mining activity 
can be obtained from The Coal Authority on 0845 762 6848. Further information is 
available on The Coal Authority website www.coal.decc.gov.uk
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 2. Construction site noise: Due to the proximity of existing noise sensitive development 
and the potential for disturbance arising from contractors' operations, the developers' 
attention is drawn to Section 60 and 61 of the Control of Pollution Act 1974, to BS 
5528: Parts 1 and 2: 2009 Noise and Vibration Control on Construction and Open 
Sites code of practice for basic information and procedures for noise and vibration 
control" and the code of practice adopted by Bristol City Council with regard to 
"Construction Noise Control".  Information in this respect can be obtained from 
Pollution Control, Brunel House, Bristol City Council, PO Box 3176, Bristol BS3 9FS.

 3. Sound insulation/acoustic reports

The recommended design criteria for dwellings are as follows:

* Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living 
areas.
* Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in 
bedrooms.

Where residential properties are likely to be affected by amplified music from 
neighbouring pubs or clubs, the recommended design criteria is as follows:

* Noise Rating Curve NR20 at all times in any habitable rooms.

 4. Noise - plant & equipment

Anti vibration mounts should be used to isolate plant from fixed structures and a 
flexible connector used to connect the flue to the fan if there is a potential to transmit 
vibration to any noise sensitive property. Any systems will also need regular 
maintenance so as to reduce mechanical noise.

 5. Nesting birds: Anyone who takes, damages or destroys the nest of any wild bird 
whilst that nest is in use or being built is guilty of an offence under the Wildlife and 
Countryside Act 1981 and prior to commencing work you should ensure that no 
nesting birds will be affected.

 6. Bats and bat roosts: Anyone who kills, injures or disturbs bats, obstructs access to 
bat roosts or damages or disturbs bat roosts, even when unoccupied by bats, is guilty 
of an offence under the Wildlife and Countryside Act 1981, the Countryside and 
Rights of Way Act 2000 and the Conservation (Natural Habitats, &c.) Regulations 
Act.  Prior to commencing work you should ensure that no bats or bat roosts would 
be affected.  If it is suspected that a bat or bat roost is likely to be affected by the 
proposed works, you should consult English Nature (Taunton office 01823 283211).

 7. A temporary traffic regulation order may be required if it is proposed to close the road 
at any point during development to facilitate works. Please telephone 0117 9036846 
to start the TRO process.

 8. Wessex Water requirements: It will be necessary to comply with Wessex Water's 
main drainage requirements and advice and further information can be obtained from 
http://www.wessexwater.co.uk.

 9. Note that in deciding to grant permission, the Committee/Planning Service Director 
also decided to recommend to the Council's Executive in its capacity as Traffic 
Authority in the administration of the existing Controlled Parking Zone of which the 
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development forms part, that the development should be treated as car free / low-car 
and the occupiers ineligible for resident parking permits.

Article 35 Statement

In dealing with the application we have worked with the applicant in a positive and pro-active 
manner and have implemented the requirement in the National Planning Policy Framework 
paragraph 187.

It is important that you read the following “Additional information”
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Additional information for application no 16/01424/F

Planning permission – important provisos
1. If planning permission has been granted, please note that your Notice of Decision 

refers only to consideration of your proposal under the Town and Country Planning 
Acts.  It is not a building regulations approval and does not mean that you can 
disregard other Acts or Regulations, or avoid any other legal obligations.  Some of 
these obligations, of particular relevance to your proposal are referred to elsewhere 
in this note.

2. It must be stressed that the information included on this Notice of Decision may not 
include all your legal obligations, and it does not grant you rights to carry out works 
on or over land, or to access land that is not within your control or ownership.

Compliance with the approved plans and conditions 
3. The development hereby approved must be implemented in accordance with the 

approved plans and any conditions set out in the Notice.  Some of the conditions 
may specify that works are to be carried out, and/or details submitted and approved 
before all or a part of the development is started.  These will appear in the ‘Pre 
Commencement Conditions’ section of the Notice.

4. If work on implementing this permission is started without these requirements 
being fully met, the development may be unauthorised and the permission 
invalidated, and could lead to enforcement proceedings or in some cases to 
prosecution.

Amendments
5. Should alterations or amendments be required to the approved plans, it will be 

necessary to apply either under Section 96A of the Town and Country Planning Act 
1990 for non-material alterations, or under Section 73 of the Act for minor material 
alterations.  An application must be made using the standard application form and 
you should consult with us, to establish the correct type of application to be made.

Monitoring
6. Bristol City Council actively monitors the implementation of planning permissions.  

Please be aware that monitoring officers may visit the application site at various 
stages of the development to ensure compliance with the approved plans and 
conditions.

Conditions compliance
7. Requests for confirmation of compliance with conditions associated with that 

permission should be made in writing or by using the application form ‘Approval of 
Details Reserved by Conditions’.

8. A fee is payable for each request.  A request may be for confirmation that one or 
more conditions imposed on the same permission have been complied with.  We 
aim to respond within 8 weeks of receipt of the request.

9. The web page www.bristol.gov.uk/planning-and-building-regulations/planning-
conditions provides further guidance on this process. 
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Right of Appeal
10. Applicants have a right of appeal against the requirements of any conditions 

attached to this approval.  Appeals are made to the Planning Inspectorate on a form 
obtainable from the Planning Inspectorate at Temple Quay House, 2 The Square, 
Temple Quay, Bristol BS1 6PN.  They can be contacted on 0303 444 5000, and 
further information is on the Planning Inspectorates website www.gov.uk/appeal-
planning-inspectorate

You are allowed six months from the date of this notice of decision in which to 
lodge an appeal.

Complaints
11. Only planning matters can be considered at an Appeal.  If you think that the Council 

did not properly consider your application, you can make a complaint under the 
council’s complaints procedures, details can be found on the website 
www.bristol.gov.uk/complaints-and-feedback or by calling 0117 9223000.
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Extension: Revised 
expiry date

3 August 2016

‘Hold Date’

Bristol City Council
Development Management

Delegated Report and Decision

Application No: 16/01424/F Registered: 29 March 2016

Type of Application: Full Planning
Case Officer: Charlotte Sangway Expiry Date: 24 May 2016

Site Address: Description of Development:

9 - 11 St Stephens 
Street
Bristol
BS1 1EE

Change of use of office units into 2 studio student residential 
accommodation units and 1 student cluster flat (Use Class 
Sui Generis)

Ward: Central

Site Visit Date: Date Photos Taken:

Consultation Expiry Dates:

Advert 
and/or Site 
Notice:

4 May 2016
4 May 2016

Neighbour: 3 May 2016

SITE DESCRIPTION

The application relates to the first, second and third floor levels of the building, which are currently 
vacant. Access is from St Stephens Street at ground floor level via lift and stair access and a rear 
access at first floor level to Leonard's Lane. There is a commercial unit at ground floor and basement 
level in bar/ nightclub use- understood to be within the same ownership as the application site.

The building is Grade II listed and within the City and Queen Square Conservation Area. The site is 
within Flood Zone 2 and is a Coal Authority Development High Risk Area.

RELEVANT HISTORY

16/01425/LA- Concurrent application for listed building consent for the change of use of redundant 
office units into 2 studio student residential accommodation units and 1 student cluster flat.  Pending 
decision at time of writing.

15/03106/PREAPP- Conversion and change of use of first, second and third floors to residential and 
shared residential (student) accommodation. CLOSED 26.10.2015
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14/04460/PREAPP- Conversion of first, second and third floors to provide 3 units of shared student 
accommodation providing a total 15 bedrooms. CLOSED 14.11.2014

APPLICATION

The original application was for change of use of the floors as follows:
- First: 4-bed student flat
- Second: 1 or 2-bed market unit
- Third: 5-bed student flat

Following negotiation by officers, for reasons relating to the listed building considerations, the 
application has been amended to change of use as follows:
- First: Studio flat
- Second: Studio flat
- Third: 5-bed student flat

Revised plans have been received showing these changes. Further public consultation was not 
deemed necessary given the reduced impact of the changes to the proposals, the public response to 
date and the nature of the response received (noise considerations).

RESPONSE TO PUBLICITY AND CONSULTATION

A site notice and press notice were issued and neighbours consulted by individual letter. Two written 
representations were received to the proposals from the same party, the director of the company that 
leases the ground and basement floors of the building. This highlights that they are licenced to 
operate from 12 midday to 6am, 7 days a week and there are concerns regarding sound proofing and 
noise complaints from future residents.

OTHER COMMENTS

Waste Management advised that black bag collection (rather than black bin emptying) can operate in 
this area subject to satisfactory space, recycling facilities and arrangement for moving waste to the 
collection point on collection day only.

Sustainable Cities Team has commented as follows:-

Further information is sought regarding sustainability considerations.

Transport Development Management has commented as follows:-

No objections subject to conditions and provision of cycle storage.

Contaminated Land Environmental Protection has commented as follows:-

No objections are raised- there are no groundworks propsoed and no known local sources of vapours 
or ground gas.

Pollution Control has commented as follows:-

An Acoustic Report has been submitted and there are no objections subject to compliance with the 
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recommendations in the report for a which a condition is required. Large scale details are required of 
the proposed secondary glazing prior to the commencement of the development in order to ensure 
that these would meet the recommendations.

Air Quality has commented as follows:-

No objections are raised.

Flood Risk Manager has commented as follows:-

No objection. The requirements in the Flood Risk Assessment should be adhered to. The Flood 
Evacuation Plan has been approved by the Council's Civil Protection Unit.

The Coal Authority has commented as follows:-

The site is within a defined Development HIgh Risk Area, however as the application proposal is for 
the change of use of a building, the Coal Authority do not consider that a Coal Mining Risk 
Assessment is necessary and do not object to the proposal subject to an advisory note to the 
applicant.

RELEVANT POLICIES

National Planning Policy Framework – March 2012

Planning (Listed Buildings & Conservation Areas) Act 1990

Bristol Core Strategy (Adopted June 2011)
BCS2 Bristol City Centre
BCS5 Housing Provision
BCS8 Delivering a Thriving Economy
BCS10 Transport and Access Improvements
BCS13 Climate Change
BCS14 Sustainable Energy
BCS15 Sustainable Design and Construction
BCS16 Flood Risk and Water Management
BCS18 Housing Type
BCS20 Effective and Efficient Use of Land
BCS21 Quality Urban Design
BCS22 Conservation and the Historic Environment
BCS23 Pollution

Bristol Site Allocations and Development Management Policies (Adopted July 2014)
DM1 Presumption in favour of sustainable development
DM2 Residential sub-divisions, shared and specialist housing
DM12 Retaining valuable employment sites
DM14 The health impacts of development
DM19 Development and nature conservation
DM23 Transport development management
DM26 Local character and distinctiveness
DM30 Alterations to existing buildings
DM31 Heritage assets
DM33 Pollution control, air quality and water quality
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DM34 Contaminated land
DM35 Noise mitigation

Bristol Central Area Plan (Adopted March 2015) 
BCAP1 Mixed-use development in Bristol City Centre
BCAP2 New homes through efficient use of land
BCAP4 Specialist student housing in Bristol City Centre
BCAP5 Development and flood risk
BCAP7 Loss of employment space
BCAP20 Sustainable design standards
BCAP25 Green infrastructure in city centre development
BCAP29 Car and cycle parking

Supplementary Planning Guidance
City and Queen Square Conservation Area Character Appraisal

KEY ISSUES

(A) IS THE PROPOSAL ACCEPTABLE IN PRINCIPLE IN LAND USE TERMS?

The site is in the Central Area Plan area and Policy BCAP7 applies, which identifies specific areas of 
the city centre where employment sites should be retained for employment use- the application does 
not fall within any of these areas. It states that elsewhere in Bristol City Centre, where existing office 
buildings are vacant/ underused due to location or ability to meet modern business needs, the loss of 
floorspace will be acceptable where it would contribute positively to the mix of uses in the area. 

A marketing report has been submitted with the application- the site has been marketed since January 
2015 with limited interest and no offers received. The agent points to the condition of the property, its 
off-pitch location, lack of DDA access, off-putting ground floor tenant, cellular nature and the 
availability of other accommodation as factors. Officers are satisfied that the proposal meets the policy 
tests above given the condition of the property and the significant refurbishment worked required and 
that the loss of office space would be acceptable.

Policy DM2 states that development for student accommodation/ other shared housing will not be 
permitted where it would result in harm to residential amenity or a harmful concentration of such uses 
in the locality. Specialist student housing will be acceptable in the city centre. Policy BCAP4 of the 
Bristol Central Area Plan (BCAP) states that specialist student housing that contributes to the diversity 
of use in the local area will be acceptable in Bristol City Centre unless it would create a harmful 
concentration of specialist student housing within any given area. The city centre area nearby to this 
site (Nelson Street in particular) has recently seen the implementation of several large students 
developments, however within the immediate vicinity of the site student developments are generally 
smaller and further spaced given the nature of buildings in this locality. The proposal represents a 
limited amount of further student accommodation and would not be considered to result in harm to 
residential amenity or a harmful concentration of such uses in the locality.

The proposal is considered to be acceptable in principle in terms of land use.
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(B) WOULD THE PROPOSAL SAFEGUARD THE SETTING AND SPECIAL INTEREST OF THE 
LISTED BUILDING AND THE CHARACTER AND APPEARANCE OF THE CITY & QUEEN SQUARE 
CONSERVATION AREA?

Following the amendments, the proposal is concluded to generally safeguard the special interest and 
setting of the listed building and the character and appearance of this part of the City & Queen Square 
Conservation Area in accordance with Sections 66 (1) and 72 (1) of the Planning (Listed Buildings 
and Conservation Areas) Act 1990.  The application will also facilitate bringing the premises into 
active use which has wider public benefits as it will ensure the future for the building longer term, 
which outweighs the less than substantial harm caused.

(C) IS THE PROPOSAL ACCEPTABLE ON RESIDENTIAL AMENITY GROUNDS?

The property opposite the site across St Stephens Street is in use as offices and while some 
overlooking would take place from the offices to the proposed residential use, this would not be 
considered to be unacceptably harmful taking into account the historic nature of the Old City where 
such closer urban relationships are more common. Future residents of the site would be aware of the 
relationship before choosing to move to the property.

The application site is situated above a nightclub with late night opening hours (until 6am, 7 days a 
week) and there are other late night uses in close proximity. An Acoustic Report has been submitted 
and reviewed by the Council's Environmental Health Officer, who is satisfied that the proposals would 
safeguard residential amenity and the business operations of neighbouring occupiers subject to 
conditions to secure the detail of the noise insulation measures. Mechanical extraction and ventilation 
may be needed to avoid residents having to open windows and further details would be sought.

The application is for student residential units, which are exempt from the local space standards 
requirement.

(D) WOULD THE PROPOSED DEVELOPMENT SATISFACTORILY ADDRESS TRANSPORT AND 
MOVEMENT ISSUES?

There are no objections on transport grounds given the sustainable location of the site close to public 
transport hubs, services and facilities. Given the nature of the development and site, student pick-ups/ 
drop-offs at the start/end of term would be spread out and controlled by existing highway restrictions.

Cycle storage must be provided in relation to each unit (first floor flat- 1 space, second floor- 1, third 
floor- 3 spaces. Total = 5 spaces). At second floor there is a void to the rear entrance that is shown as 
blocked up- this could be utilised as cycle storage for the third floor flat. The other flats are large, open 
plan studio flats with sufficient storage internally though there is no working lift to these levels however 
as there is no alternative option this is on balance acceptable and some users would feel able to carry 
cycles to these levels. A condition is required to seek confirmation of cycle storage proposals. Refuse/ 
recycling storage would be within the redundant, ventilated lift shaft, which is on balance acceptable 
subject to conditions.

A construction management plan is sought in relation to the development by the Transport 
Development Management Team. However the proposed development is small scale and officers are 
satisfied that these matters can be dealt with through other highways legislation in terms of needing to 
obtain temporary road closures etc. for particular works.
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(E) HAVE SUSTAINABILITY AND CLIMATE CHANGE CONSIDERATIONS BEEN 
SATISFACTORILY ADDRESSED?

An Energy Statement has been submitted with the application, which states that the development will 
achieve some fabric improvements. Solar photovoltaic panels have been identified as the only 
possible option for renewables for the property, and the Energy Strategy produced estimates a 21% 
reduction in carbon dioxide emissions compared to residual emissions.

The Sustainable Cities Team has requested clarification on several points including confirmation 
should be provided of the solar PV energy output based on the roof slope being east-facing, as this 
may not achieve the optimal output. The site is a listed building and there are therefore constraints on 
the physical alterations that can be undertaken. Taking this into account, officers are satisfied that the 
proposals represent an appropriate balance between responding to sustainability objectives and 
safeguarding the special interest of the listed building. A condition is recommended to secure these 
measures.

Officers are satisfied that the PV panels would not be visible from public locations or views within and 
around the conservation area following further analysis by the applicant (photographic assessment 
refers). Further details are sought to ensure the method of attachment would be sensitive to the listed 
building and conservation area and that a sensitive option would be achieved in terms of panel fixing 
and design.

(F) ARE THERE ARE ANY OTHER MATERIAL CONSIDERATIONS?

Flood risk: No objections subject to conditions relating to compliance with the submitted Flood Risk 
Assessment and Flood Evacuation Plan.

Land contamination/ coal risk: There are no objections subject to an advisory note regarding coal risk.

Nature conservation: an advice note is recommended advising that application of their duties and 
legislation in respect of bats as protected species.

CONCLUSION

Approval is recommended subject to conditions.

COMMUNITY INFRASTRUCTURE LEVY

How much Community Infrastructure Levy (CIL) will this development be required to pay? 

The CIL liability for this development is £34,983.93
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RECOMMENDED GRANTED subject to condition(s)

Time limit for commencement of development

 1. Full Planning Permission

The development hereby permitted shall begin before the expiration of three years from the 
date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

Pre commencement condition(s)

 2. Noise insulation measures

Prior to the commencement of the development hereby permitted (or the commencement of 
each residential unit) a detailed scheme of noise insulation measures (to include details of 
ventilation) for all residential accommodation (or for each residential unit prior to the 
commencement of that unit) shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme of noise insulation measures shall take into account the 
recommendations detailed in the Noise Assessment submitted with the application.

The approved details shall be implemented in full prior to the commencement of the use of 
each residential unit permitted and be permanently maintained. The works will need to be 
regularly checked by a competent acoustic consultant throughout the construction of the 
development and inspected by an authorised officer of Bristol City Council's Pollution Control 
Team prior to the occupation of each residential unit within the development.

Reason: To safeguard the amenities of future residents and the business operations of nearby 
commercial occupiers.

 3. Cycle Provision - further details

Prior to the commencement of the development hereby permitted, further details showing the 
location of cycle storage for the third floor flat hereby approved shall be submitted to and 
approved in writing by the Local Panning Authority unless otherwise agreed in writing by the 
Local Planning Authority. The development shall be implemented in accordance with the 
approved details prior to the occupation of the third floor flat and maintained permanently 
thereafter for the storage of cycles and be kept free of obstruction, unless otherwise agreed in 
writing by the Local Planning Authority.

Reason: To ensure the provision and availability of adequate cycle parking.
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Pre occupation condition(s)

 4. Refuse Storage and Recycling Facilities - implementation

No residential unit hereby permitted shall be occupied until the refuse store, and area/facilities 
allocated for storing of recyclable materials, as shown on the approved plans have been 
completed in accordance with the approved plans. Thereafter, all refuse and recyclable 
materials associated with the development shall either be stored within this dedicated 
store/area, as shown on the approved plans, or internally within the building(s) that form part of 
the application site. No refuse or recycling material shall be stored or placed for collection on 
the public highway or pavement, except on the day of collection.

Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 
environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials.

 5. Solar photovoltaic panels

Prior to the commencement of the following solar photovoltaic panels hereby permitted, further 
details including the final roof layout, roof plane sections, visual appearance, angle of 
installation, method of fixing, and technical specifications (including the output) of the solar 
photovoltaic panels shall be submitted to and approved in writing by the Local Planning 
Authority. The solar photovoltaic panels shall be installed in accordance with the approved 
details and made fully operational prior to the first occupation of the residential units hereby 
permitted. The solar panels shall be maintained in situ in accordance with the approved details 
and as fully operational at all times thereafter.

Reason: To safeguard the special interest of the listed building and to ensure a less visible/ 
prominent design with a sensitive means of attachment to the listed fabric is achieved and to 
ensure that climate change objectives would be achieved.

 6. Sustainability Statement

The development hereby approved shall be carried out in accordance with the measures 
contained within the approved Sustainability Statement and Energy Strategy prior to the first 
occupation of the development hereby approved and shall be maintained in accordance with 
these details in perpetuity.

Reason: To ensure that sustainability policy objectives would be met.

 7. Flood Risk Assessment (FRA) and Flood Evacuation Plan (FEP)

The development hereby permitted shall be carried out in accordance with the approved Flood 
Risk Assessment and its recommendations and the approved Flood Evacuation Plan and its 
recommendations prior to the first occupation of the first residential unit hereby permitted.

Reason: To limit the risk of flooding by ensuring the provision of a satisfactory means of flood 
management on the site.
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Post occupation management

 8. New works to match - Listed Building

All new external and internal works and finishes, and any works of making good, shall match 
the existing original fabric in respect of using materials of a matching form, composition and 
consistency, detailed execution and finished appearance, except where indicated otherwise on 
the drawings hereby approved.

Reason: In order that the special architectural and historic interest of this Listed Building is 
safeguarded.

List of approved plans

 9. List of approved plans and drawings

The development shall conform in all aspects with the plans and details shown in the 
application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision.

673: SK: 001 Proposed waste storage (lift shaft), received 14 June 2016
673:3:013 Proposed first floor plan, received 1 June 2016
673:3:014 Proposed second floor plan, received 1 June 2016
Energy strategy statement, received 29 March 2016
Flood emergency plan, received 29 March 2016
Flood risk assessment, received 29 March 2016
673:1:000 Site location plan, received 29 March 2016
673:1:007 Proposed roof plan, received 29 March 2016
673:1:006 Proposed third floor plan, received 29 March 2016
673:1:002 Proposed ground & mezzanine floor, received 29 March 2016
673:S:002A Existing ground & mezzanine floor plan, received 29 March 2016
673:S:003A Existing first floor plan, received 29 March 2016
673:S:004A Existing second floor plan, received 29 March 2016
673:S:006A Existing third floor plan, received 29 March 2016

 Reason: For the avoidance of doubt.

Advices

 1 The proposed development lies within an area that has been defined by The Coal Authority as 
containing potential hazards arising from former coal mining activity. These hazards can 
include: mine entries (shafts and adits); shallow coal workings; geological features (fissures 
and break lines); mine gas and previous surface mining sites. Although such hazards are 
seldom readily visible, they can often be present and problems can occur in the future, 
particularly as a result of development taking place.

It is recommended that information outlining how the former mining activities affect the 
proposed development, along with any mitigation measures required (for example the need for 
gas protection measures within the foundations), be submitted alongside any subsequent 
application for Building Regulations approval (if relevant). Your attention is drawn to the Coal 
Authority policy in relation to new development and mine entries available at 
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www.coal.decc.gov.uk 

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine 
entries (shafts and adits) requires the prior written permission of The Coal Authority. Such 
activities could include site investigation boreholes, digging of foundations, piling activities 
other ground works and any subsequent treatment of coal mine workings and coal mine 
entries for ground stability purposes. Failure to obtain Coal Authority permission for such 
activities is trespass, with the potential for court action.

Property specific summary information on past, current and future coal mining activity can be 
obtained from The Coal Authority on 0845 762 6848. Further information is available on The 
Coal Authority website www.coal.decc.gov.uk

 2 Construction site noise: Due to the proximity of existing noise sensitive development and the 
potential for disturbance arising from contractors' operations, the developers' attention is 
drawn to Section 60 and 61 of the Control of Pollution Act 1974, to BS 5528: Parts 1 and 2: 
2009 Noise and Vibration Control on Construction and Open Sites code of practice for basic 
information and procedures for noise and vibration control" and the code of practice adopted 
by Bristol City Council with regard to "Construction Noise Control".  Information in this respect 
can be obtained from Pollution Control, Brunel House, Bristol City Council, PO Box 3176, 
Bristol BS3 9FS.

 3 Sound insulation/acoustic reports

The recommended design criteria for dwellings are as follows:

* Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas.
* Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms.

Where residential properties are likely to be affected by amplified music from neighbouring 
pubs or clubs, the recommended design criteria is as follows:

* Noise Rating Curve NR20 at all times in any habitable rooms.

 4 Noise - plant & equipment

Anti vibration mounts should be used to isolate plant from fixed structures and a flexible 
connector used to connect the flue to the fan if there is a potential to transmit vibration to any 
noise sensitive property. Any systems will also need regular maintenance so as to reduce 
mechanical noise.

 5 Nesting birds: Anyone who takes, damages or destroys the nest of any wild bird whilst that 
nest is in use or being built is guilty of an offence under the Wildlife and Countryside Act 1981 
and prior to commencing work you should ensure that no nesting birds will be affected.

 6 Bats and bat roosts: Anyone who kills, injures or disturbs bats, obstructs access to bat roosts 
or damages or disturbs bat roosts, even when unoccupied by bats, is guilty of an offence 
under the Wildlife and Countryside Act 1981, the Countryside and Rights of Way Act 2000 and 
the Conservation (Natural Habitats, &c.) Regulations Act.  Prior to commencing work you 
should ensure that no bats or bat roosts would be affected.  If it is suspected that a bat or bat 
roost is likely to be affected by the proposed works, you should consult English Nature 
(Taunton office 01823 283211).
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 7 A temporary traffic regulation order may be required if it is proposed to close the road at any 
point during development to facilitate works. Please telephone 0117 9036846 to start the TRO 
process.

 8 Wessex Water requirements: It will be necessary to comply with Wessex Water's main 
drainage requirements and advice and further information can be obtained from 
http://www.wessexwater.co.uk.

 9 Note that in deciding to grant permission, the Committee/Planning Service Director also 
decided to recommend to the Council's Executive in its capacity as Traffic Authority in the 
administration of the existing Controlled Parking Zone of which the development forms part, 
that the development should be treated as car free / low-car and the occupiers ineligible for 
resident parking permits.

BACKGROUND PAPERS

Sustainable Cities Team 31 May 2016
Conservation Section 1 May 2016
Transport Development Management 19 April 2016
Contaminated Land Environmental Protection 6 June 2016
Pollution Control 21 April 2016
Air Quality 3 May 2016
Flood Risk Manager 9 June 2016
The Coal Authority 19 April 2016

Case Officer: Charlotte Sangway

Authorisation: Kate Cottrell

commdelgranted
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THE PROCESS 
 
This application for the redevelopment of the site is now the subject of an appeal to The 
Planning Inspectorate (Appeal ref: APP/Z0116/W/17/3181920). The applicants have lodged 
an appeal (9 August 2017) against the non – determination of the application within the 13-
week statutory period, which expired on 28th July 2017 and as such the final decision now 
rests with the Inspectorate. This scheme was in the process of being assessed by the Local 
Planning Authority (LPA) and a clear position statement had been set out to the applicant; a 
limited response was received one day before the appeal was lodged.  
 
The proposals are brought before members in order to ascertain what the decision of the 
LPA would have been should they have had the jurisdiction to determine the application and, 
should it be refused, to determine what reasons, if any, are to be defended by Officers at the 
forthcoming Pubic Inquiry.  
 
Members will be aware that an earlier scheme on this site (LPA ref: 16/01888/F), which 
sought to retain the existing buildings and was a greater mass, was refused at the 
Development Control Committee (B) held on 28th September 2016; the decision was issued 
5th October 2016. This was until recently, the subject of a 12 day Public Inquiry (Appeal ref: 
APP/Z0116/W/17/3168993) to be held in November 2017 and this newly lodged appeal was 
to be heard at the same time. The applicants have however now withdrawn the first appeal 
and as such it is only this scheme that will be heard at the Inquiry.  
 
 
SUMMARY 
 
The application site (0.7 ha) is in the City Centre within an area designated as Hospital 
Precinct. The site was formerly owned by the hospital Trust but has been acquired by Unite 
Group Plc. (student accommodation providers), in September 2015. The buildings on the 
application site are not listed buildings but the Old BRI Building and chapel are ‘locally 
listed’. The site is not within a conservation area but is adjacent to the St James Parade 
Conservation Area.  
 
The application proposes the demolition of both the Old BRI Building and the chapel with the 
redevelopment of the site for student accommodation (715 spaces); office floor space (Use 
Class B1) and / or a medical school (Use Class D1) equating to 6860 sqm of floorspace and 
a small scale commercial unit, with an associated access road, landscaping and public realm 
works.  
 
Significant objection from local residents (950 + letters) on grounds which include the loss of 
the locally listed buildings; the poor architectural quality of the replacement scheme; its 
massing and scale; the level and quality of the proposed student accommodation in the 
locality and the need for key worker and affordable housing. Historic England has raised no 
objection to the proposals; they are broadly content with the impact of the proposals on the 
highly graded heritage assets. They do however raise real concerns with regard to the 
architectural quality of the scheme as others have. Significant and comprehensive objections 
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from amenity groups such as the Georgian Society; Civic Society; Conservation Advisory 
Panel and the Christmas Steps Arts Quarter have been received, all of which are set out in 
full in the report.   
 
Members will see from the report that officers concur with the issues raised by Historic 
England; amenity groups and third parties in respect of the quality of the replacement 
scheme and the consequent impact that it has upon the heritage assets of the site and the 
locality. Whilst it is recognised that there are a number of public benefits, ultimately these are 
not outweighed by the significant concerns raised. Regrettably it is concluded that the 
proposed development does not contribute positively towards local character and 
distinctiveness of the area and fails to take the opportunities available to improve the 
character and quality of the area and the way it functions; nor does it have due regard to the 
designated and non designated heritage assets.  
 
In addition to the above, members will see that there is a fundamental objection to the 
scheme from the Authorities Transport Development Management Team. There is a 
principle issue with regard to the ‘building line’ on Marlborough and a number of other 
significant detailed matters which are key as to how the site will ultimately function. There is 
also an objection from the Council’s Air Quality Officer as the applicant has failed to 
demonstrate that the air quality impact of the scheme is acceptable. 
 
Notwithstanding the above officers remain clear, as was the case in the earlier scheme now 
the subject of an appeal, that the principle and amount of student accommodation, which is 
another key issue raised by third parties, would be acceptable on policy grounds. There is no 
evidence that it would result in a harmful concentration of such accommodation on grounds 
of reduced housing choice or harm to the residential amenity of the area.  
 
 
SITE BACKGROUND 
 
The application relates to a site situated within Bristol City Centre as defined by the Bristol 
Central Area Plan (BCAP). The site is designated by the BCAP as being within the Hospital 
Precinct area of the St Michael’s neighbourhood. The site was formerly owned by the 
hospital Trust but has been acquired by Unite Group Plc. (student accommodation 
providers). The area surrounding the site is mixed in character including hospital buildings, 
the courts, the bus station, St James Priory, office buildings and a public house.  
 
The application site contains buildings that are not listed- the Old BRI building and chapel 
are ‘locally listed’. The site is not within a conservation area, but immediately adjacent to the 
St James Parade Conservation Area. The site is in Flood Zone 1 and a Coal Authority Low 
Risk Area.  
 
Demolition of a number of buildings on the site has taken place under a separate permission 
and the prior approval for the demolition of the remaining Old BRI building and the chapel is 
imminent; likely to be granted (17/03964/N) - refer to the Relevant Planning History section 
below.  
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RELEVANT PLANNING HISTORY  
 
Demolition – Prior Notifications 
 
16/03447/N- Prior approval for demolition of the buildings, boundary walls and ancillary 
structures on the lower half of the site. Approval was given on 25th July 2016. This excluded 
the old BRI building and the chapel. 
 
17/02572/N – Application for prior notification of proposed demolition of all remaining 
buildings. Refused on13th June 2017 given the application did not provide enough 
information with regard to a number of impacts upon protected species; surface water 
drainage; site levels and boundary treatment. 
 
17/03964/N – Prior Notification of Proposed Demolition – all remaining buildings.  Currently 
pending consideration following the submission of the further information requested above, 
but a decision is imminent; a likely approval. 
 
Pre Application Enquiries and Planning Applications 
 
15/00872/PREAPP- Pre-application enquiry by hospital Trust for the ‘Redevelopment of site 
to provide medical school and student residential accommodation’ involving demolition of the 
existing structures and physical features on the site and the erection of a medical school 
(approximately 2000 sqm) comprising teaching accommodation and ancillary 
accommodation; and circa 800-835 bed student residential development and associated 
support spaces including communal student uses. 
 
15/04110/PREAPP- Pre-application enquiry for the “Redevelopment of site to provide 
purpose-built student accommodation, medical centre and offices”, involving the demolition 
of existing buildings (partial retention of boundary walls); a medical school (in partnership 
with the University of Bristol) circa 2000sqm fronting Whitson Street; a 742 bed student 
residential development (approx. 89 cluster flats providing 673 bed spaces and 69 studios); 
new office accommodation (circa 3000sqm) at the junction of Whitson Street and Lower 
Maudlin Street; retail uses (circa 440sqm) fronting Marlborough Street.  Response issued on 
6th November 2015. 
 
15/06495/PREAPP- Pre application enquiry for the “Redevelopment of site to provide 
purpose-built student accommodation (750 bedspaces), a medical school and offices”.  
Responses were given on the 25th January 2016 and 19th April 2016. 
 
16/01888/F - “Amended proposal Conversion of the Old BRI Hospital building including two 
upper storey additions and partial demolition to accommodate 6283sqm Office floorspace 
(Use Class B1) and 4031sqm Medical School (Use Class D1); and part 6, part 7, part 8, part 
12, part 14, part 16, and part 20 storey building to the rear for student accommodation (Sui 
Generis) comprising 738 student bedspaces; communal areas and refurbishment of Fripps 
Chapel for communal student facility with ground floor commercial use (Use Class A3); 
associated landscaping, car parking and cycle parking”.  
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Refused at Development Control Committee held on 28th September 2016 for the following 
two reasons:- 
 
1. The proposed development by reason of its height, scale, massing, overall design quality 
and appearance would be unacceptable in design terms and would fail to preserve the 
special interest and setting of relevant heritage assets contrary to Sections 66 and 72 of the 
Planning (Listed building and Conservation Areas) Act 1990; Sections 7 and 12 of the 
National Planning Policy Framework (March 2012); Policies BCS21 and BCS22 of the Bristol 
Core Strategy (June 2011); Policies DM26, DM27 and DM31 of the Site Allocations and 
Development Management Policies (July 2014); Policy BCAP43 of the Bristol Central Area 
Plan (March 2015) and Supplementary Planning Document 1: Tall Buildings (January 2005). 
 
2. The proposed development would have a detrimental impact on the amenity of 
neighbouring residential properties at St James Priory by reason of its overbearing effect 
and noise and disturbance impact and would be contrary to Policies BCS21 and BCS23 of 
the Bristol Core Strategy (June 2011); and Policies DM2 (i), DM27 and DM29 of the Site 
Allocations and Development Management Policies (July 2014). 
 
The Notice of Decision was issued on 5th October 2016. 
 
17/00251/PREAPP – Pre application enquiry for the “Redevelopment of the site to provide 
purpose built student accommodation, medical centre and offices”. The proposals included 
the demolition of the remaining buildings on the site – namely the Old Bristol Royal Infirmary 
and Fripp’s Chapel; the redevelopment of the front, north of the site for a new purpose built 
student block (option 1_G.4) for 714 + bedspaces, including 9% studio flats and a mix of 
cluster flats with communal areas; bin and cycle storage and 16 undercroft car parking 
spaces for the proposed offices and medical school; to the rear a new medical school to be 
utilized by the UH Bristol NHS Foundation Trust (approx. 3,000 sqm) and speculative 
commercial office space, (approx. 2, 000 sq m); an area of public space / realm to the south 
in front of the proposed Medical School and offices; the creation of a service / access road 
through from Lower Maudlin Street to Whitson Street; commercial units fronting Lower 
Maudlin Street (approx. 297 sqm) as part of the northern block and in the south western 
corner (135.17 sq m), in part fronting the area of public realm, as part of the southern block. 
Response provided on 4th April 2017 which concluded that Officers were unable to support 
the proposals as submitted.  
 
 
COMMUNITY INVOLVEMENT 
 
Submitted with the application was a Community Involvement Statement (April 2017).  
 
Process: With regard to Community Involvement on this scheme it advises that, given the 
background the decision was made to “focus activities on key stakeholders, particularly the 
amenity groups as well as the BUDF and Historic England”. Briefings were also held with 
local ward / cabinet members and the Councils’ Strategic Director of Place. A Key 
Stakeholder workshop was held on 22nd February to discuss the current proposals and invite 
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feedback. It goes on to explain the further briefings and meetings were held with Historic 
England; BUDF; Avon and Somerset Police and Central Ward councillors. A project website 
was also available and kept updated. The Statement provides the feedback, either in a 
précised version or appended in full as an Appendix.  
 
Outcomes: The Community Involvement Statement advised that “Following the key 
stakeholder consultation Unite and the project team have continued to refine the proposals 
with input from Council officers”. Unfortunately it does not set out how the scheme has 
evolved in response to any of the feedback and so the real outcomes of the process are not 
fully understood. It is also regretted that the Community Involvement did not involve the 
wider public who have clearly shown an interest in this submission. 
 
 
THE APPLICATION  
 
The application proposals comprise the following:- 
 
The demolition of the remaining existing structures on the site; the Old Bristol Royal 
Infirmary and Fripp’s Chapel. 
 
A total of 715 student bedspaces (96 cluster flats and 92 studio flats within a part 7, 8 and 9 
storey building fronting Marlborough Street (perimeter block with a central courtyard). 
Office floorspace (B1) (4,212 sqm) and / or medical school (D2) (2, 648 sq m) within a part 4, 
5 and 6 storey building. 
 
Commercial unit (A1 / A3) at ground floor fronting Whitson Street - 111 sq m. 
 
23 car parking spaces to include 6 disabled spaces for office and medical staff. 
 
457 cycle parking spaces, for office; medical staff, students and visitors in various locations 
and in various forms. 
 
With regard to the proposed demolition of the remaining buildings on the site, members 
should be aware that these are not listed or within a conservation area and therefore have 
no statutory protection from demolition; planning permission is not required for their 
demolition. Prior approval has now been given for the demolition of all the buildings on the 
site under two permissions; the first in July 2016 under 16/03447/N and the second more 
recently under permission 17/03964/N. These “Prior approval” applications are required in 
such circumstances but may only consider method of demolition and restoration/ aftercare of 
the site.  
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RESPONSE TO PUBLICITY AND CONSULTATION  
A site notice and press notice were issued and neighbours consulted by individual letter. The 
following comments have been received: - 
 
MEMBERS OF THE PUBLIC 
The Authority has received a total of 974 objections to the proposals and one response in 
support, which are précised below: - 
 
a) The letter of support relates to the principle of the demolition of the buildings, citing the 
view that the greying of the walls of the BRI building has created a far less attractive façade 
than many of the public comments would suggest. This has resulted in an area that is dark 
and imposing. The buildings height, the narrow road and the local traffic all further 
perpetuate this. Demolition is agreed.  
 
b) The 974 letters of objection refer to the following matters:-  
 
(i) Process - It unacceptable for Unite Group plc, or their agent to try and pre–empt the 
conclusions of the forthcoming Public Inquiry by a further application, or threat (issued in the 
form of an ultimatum to the Council, dated 9th May) to demolish the buildings of historic and 
architectural value. 
 
(ii) Loss of the old BRI and Fripps Chapel - Both buildings are fine, unique and valued 
heritage assets, culturally, socially and architecturally important to Bristol; they are assets of 
the people of Bristol and they represent an irreplaceable resource.; a heritage led 
redevelopment is required; there are many other sites that can provide student 
accommodation without the need to lose this unique piece of Georgian architecture; the 
destruction of Georgian and Victorian buildings is never looked back on with satisfaction; 
don't destroy one of the last beautiful buildings on that road to replace it with that square 
monstrosity; the quality of the PFI's built for them in recent years has been disgraceful, you 
would be demolishing a sturdy old building in need of a bit of love to replace it with a 
cardboard box; this fine old building is being sacrificed in such a callous way, disregarding 
the history and majesty of the building; it is a unique piece of Georgian architecture and 
should be preserved for future generations; the Old BRI building is the fourth largest hospital 
in England; too much of Bristol has been turned into faceless characterless monstrosities; 
the BRI subsequent re modelling are part of that history, the building is of good quality 
construction and sound structural integrity; they are Bristol landmarks which should be saved 
for future generations; the Old BRI could be lifted from its dark and unloved frontage into 
something to be proud of. Let us not repeat the mistakes of the 60’s and 70’s; Bristol can’t 
keep losing its history; overlooked by important listed buildings and conservation areas, the 
area would be impoverished by their demolition; part of our history it should be kept for 
tourist and Bristolians alike to enjoy for years to come. 
 
The proposal to demolish the Chapel is unforgiveable; an alternative viable use should be 
sought. It is a handsome historic landmark which if it was refurbished could rival The Sugar 
House or Browns Restaurant as an example of repurposing and regeneration. 
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The proposed demolition of these local listed building would fly in the face of the wishes of 
Bristol City Council and the Conservation Department and also against the wishes of local 
amenity groups, historical societies and the majority of the wider Bristol residents. 
 
This is Bristol's largest Georgian building, a rare survivor in a city where so many Georgian 
buildings have been demolished. We cannot afford to lose another, let alone the largest. 
This wanton, mindless destruction of the historic fabric of our city has been continuous since 
the 50s, we are in danger of having few historic buildings to hand down to the next 
generation.  
 
Often historic buildings influence students' choices of university and accommodation. As a 
significant portion of the building will be marketed as student accommodation, it would be 
beneficial to the subsequent owners to maintain the original facade. Students are more likely 
to choose to rent accommodation in the building if it retains its original character. 
The precinct from the BRI walking up Maudlin Street is already an ugly embarrassment of 
hospital buildings that have no design element. Please do not waste another opportunity to 
retain a tiny bit of architectural history for this area. 
 
Conversion of the 18th Century Hospital Building into flats (such has recently been most 
successfully done at the former General Hospital) is a far preferable scheme which keeps 
the existing (restored?) building for us all to appreciate and enjoy. 
 
(iii) Setting of Listed Buildings and Conservation Areas 
 
There will be a negative impact upon the setting of the Grade I listed Church of St James 
(priory) and the Grade II* listed Church House as well as the setting of other Grade II listed 
buildings - White Hart Inn and the Eye Hospital and the St James Parade Conservation 
Area. 
 
The Fripp chapel makes a positive contribution to the Whitson Street streetscape. 
 
(iv) Extension of St James Conservation Area 
 
The conservation area should be extended to protect these two much cherished buildings. 
The 900 + letters of objection demonstrate the strength of community feeling which must 
carry weight with Bristol City Council and Historic England. 
 
(v) Relationship with St James Priory 
 
The proposals will overshadow James’s Priory. 
 
(vi) Daylight and Sunlight 
 
The proposals would cause unacceptable harm to St James Almshouses and Walsingham 
House. 
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(vii) Scale and Massing  
 
The proposals represent overdevelopment of the site; overpowering mass and scale, rising 
to 9 storeys it would overshadow the entire surrounding area; the massing results in a 
negative effect on neighbouring listed buildings; the upper Maudlin Street view shows has 
bad the impact will be; it will make a canyon of Marlborough Street blocking out daylight and 
increasing the noise level from the traffic as it reverberates between the buildings at this spot 
(especially braking and starting at the pedestrian crossing). 
 
The nearby 19 storey premier Inn is already totally out of character and dominates the area 
so should not be used as a precedent, rather a warning. 
 
(viii) Quality of Architecture / Design and Urban Design 
 
The proposed scheme is of a poor design quality and the scheme fails to achieve the 
standard of expectation for a city of Bristol. It is oversized, characterless, badly designed; 
future generations deserve a richer environment; the proposal is a vile glass box building 
that all look the same; no more than vandalism masquerading as development; a scheme 
with creative vision and historic understanding is required; we need to preserve our beautiful 
historic city otherwise we will just be a facsimile of a bland city that won’t attract tourists; 
Bristol is becoming a city of concrete boxes with no character. 
 
The building has obviously been designed in complete isolation from its placement and with 
no consideration for the current building or those surrounding it. If the existing building is so 
wholly unsuitable for the new purpose proposed, then why cannot at least the facade be 
preserved? If that is not an option, then why is it that a new building, designed entirely from 
scratch, cannot pay at least some homage to the history of the site and the city?  
 
(viii) Construction Disruption 
 
The years of disruption during demolition and construction will cause traffic chaos and may 
delay ambulances and patients going to and from the nearby hospitals. There will also be 
considerable noise during this work, again in a hospital environment. 
(ix) Proposed Uses 
 
Student Accommodation 
 
An overconcentration of students in this area is contrary to policy; the area has reached 
saturation point; there is a need for affordable housing; housing for the homeless; keyworker 
housing for medical staff; the redevelopment should maintain, provide or contribute to a mix 
of housing tenures, types and sizes to help support the creation of mixed, balanced and 
inclusive communities, adding another 715 student bedspaces is not a balanced community; 
there will be a loss of the sense of community. 
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(x) Quality of Accommodation Provided 
 
Substandard (rabbit hutch) living at its worst and an appalling advertisement for Unite 
student housing. The actual size and limited space provision in the student units also seems 
incredibly restrictive with up to 10 sharing a kitchen in some of the groupings, rooms with not 
much more size than a single bed and tiny work space though on the bedsit spaces the 
square metre space isn't provided on the drawings.  
 
(xi) Transport Considerations 
 
The access road for this would also seem to interfere on the exit with the adjacent bus 
station and taxi rank with possible detrimental public transport issues. Private vehicle bus 
passenger and taxi drop off and collection is important for this public transport hub, the plans 
will make this more difficult.  
 
St James Priory – “In our opinion this planning application represents a significant 
movement away from the inappropriate and totally unacceptable previous application that 
was rejected. The applicant has clearly taken notice of the reasons for the refusal of their 
initial application. From our Heritage Protection and Vulnerable People's Housing Support 
perspectives this application is more acceptable but still with some concerns. 
 
The Grade 1 heritage site of St James Priory has been recognised for what it is - a protected 
historic site which deserves recognition of its special status. The current plan does not 
overpower the Priory now. Also the movement of buildings in front the Priory and St James 
House (Almshouses) represents an understanding of the vulnerabilities and needs of the 
residents of this building who our charity supports and also those residents in Walsingham 
House. The plans include an open aspect area at the convergence of Whitson Street and 
Lower Maudlin Street which will create and allow more light and space immediately in front 
of the Priory and for the residents of St James House. 
 
These changes do come at a price though. In this application - there is a proposal to 
demolish the locally listed historic buildings - the old BRI building and the Fripps chapel. As 
supporters of heritage assets these actions would be viewed as regrettable. 
 
Furthermore, while the student accommodation has been moved away from the St James 
Priory site in the new application we still have concerns regarding the total number of 
student units required. Another 715 students concentrated in an area already crowded with 
student accommodation could be problematic. Key worker housing or some form of social 
housing mix would be more acceptable”. 
 
Councillor Anthony Negus – “The existing building and especially the chapel should be 
retained and this should have been taken into account when deriving the site value. This 
was cited as the reason for the heights of the new buildings but these are still excessive with 
the original buildings demolished and it is clear that permission is being sought for a very 
high and intensive solution to recover the inflated price paid for the site. Further the proposal 
for a huge number of student bedsits, in an area where there are already many others, may 
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suit the funders and the Universities who leave the provision of housing for their students to 
the market to provide but it is not good for Bristol that desperately needs more homes for 
non-students or for Bristol City Council that will have to provide more services to more 
people who pay no council tax for those services.” 
 
Councillor Paul Smith – “My objection to this development is one of principle and relates to 
the impact of this project on the wider housing market. Student housing comes with no 
requirement for affordable housing, either as part of a development or through an offsite 
contribution. This means that this housing scheme does not contribute to dealing with 
Bristol's housing crisis. My preference would be for a development which provides a housing 
mix which assists with our housing challenge. This scheme actually creates more housing 
stress than it alleviates. The response of the planning officers is that specialist housing 
should be supported as it reduces the pressure on other housing within the city. They have 
failed to produce evidence to back this claim up. Clearly if student numbers were static new 
specialist accommodation of this nature would assist. However, student numbers are rising 
and the provision of this specialist housing scheme facilitates that growth: as most students 
only stay in specialist accommodation for their first year, with three years 715 units creates a 
demand in the wider housing market for 1,400 bedspaces, this would take between 280 and 
350 homes out of the general housing market. I would hope that planning committee would 
reject this application on the basis that the city can no longer accommodate the growth in 
student numbers and its impact on Bristol's housing market which this application facilitates. 
 
In my view this development contravenes the vision set out in the Core Strategy for a City 
with sustainable economic and housing growth. It also sits outside policies BS517 and 
BS518”. 
 
Conservation Advisory Panel - The Panel strongly objects to this application. The revised 
proposal has reverted to an earlier ambition of the developer to completely clear the site and 
put up replacement buildings. The current application remains of distinctly poor quality and, 
once again, would involve the demolition of the two locally listed buildings, whose 
significance and potential has been rightly emphasised by many others.  
 
It is ironic that now most of the boundary walls and all structures on site have been removed 
(apart from these two buildings) views into the site allow a better appreciation of the formerly 
partly concealed chapel. Neither the Old Building nor the chapel should be lost. Their 
survival should inform any application for this site and the failure of the current proposal to 
make the most of such heritage assets has emphasised the vacuous nature of the proposed 
replacement buildings. 
 
The Panel is very concerned about the negative impact of the proposed new structure on 
adjoining listed buildings and their setting, the St James's Parade Conservation Area and, of 
course, St James's Priory itself. The excessive, overall height of the new buildings, 
especially to the southerly part of the site, would be problematic. The architectural context of 
neighbouring buildings and the broader cityscape would be substantially harmed by the 
mass and scale of the proposed development.  
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Furthermore, the elevations were mere pattern making and without underlying principle. 
Such modish architectural detailing should be avoided. 
 
The Panel refers to the reasons for refusal of the previous planning application ref 16/01888 
which still applied: 
 
The proposed development by reason of its height, scale, massing, overall design quality 
and appearance would be unacceptable in design terms and would fail to preserve the 
special interest and setting of relevant heritage assets contrary to Sections 66 and 72 of the 
Planning (Listed building and Conservation Areas) Act 1990; Sections 7 and 12 of the 
National Planning Policy Framework (March 2012); Policies BCS21 and BCS22 of the Bristol 
Core Strategy (June 2011); Policies DM26, DM27 and DM31 of the Site Allocations and 
Development Management Policies (July 2014); Policy BCAP43 of the Bristol Central Area 
Plan (March 2015) and Supplementary Planning Document 1: Tall Buildings (January 2005).  
 
The proposed development would have a detrimental impact on the amenity of neighbouring 
residential properties at St James Priory by reason of its overbearing effect and noise and 
disturbance impact and would be contrary to Policies BCS21 and BCS23 of the Bristol Core 
Strategy (June 2011); and Policies DM2 (i), DM27 and DM29 of the Site Allocations and 
Development Management Policies (July 2014). 
 
Kingsdown Conservation Group – 1st comments. The developer's attempt to defy the 
intention of the City Council's listing of both buildings is insupportable. Furthermore, it should 
not be overlooked that the entire site was identified in the Consultation Draft of the St 
James's Parade Conservation Area Character Appraisal, dated February 2011, to be 
included in the Conservation Area under a proposed extension of its boundaries as they 
were declared in October 1982. The Group is unsure why the proposed extension has not 
been formalised. 
 
2nd comments - Regarding the above application site, various members of Kingsdown 
Conservation Group (the Group) have participated in the pre-application consultation 
process, attended presentations and responded to earlier applications submitted by Unite. In 
view of these events the Group cannot support the current application. 
 
Further to its letter of 6th June 2017 (which is attached below), the formal opinion of 
Kingsdown Conservation Group remains adamantly opposed to the complete demolition of 
the Thomas Paty's Old Building and of Samuel Charles Fripp's Chapel. 
 
Despite observations to the contrary (no doubt made in error) in the Officer's Report 
responding to 17/02572/N, both buildings were added to Bristol's Local List of Valued 
Buildings (ID No. 225) on 24th September 2015, which the Group understands was before 
Unite acquired the buildings. That listing represents the implicit wishes of the citizen of 
Bristol and should be honoured by all. The remarkable number of comments lodged 
objecting to the demolition proposed in the current application reflects the virtue of the Local 
List and the considerable affection in which these buildings are held.  
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Furthermore, (despite observations to the contrary, no doubt made in error, as mentioned 
above) reading the published Consultation Draft of the St James's Parade Conservation 
Area Character Appraisal, dated February 2011, will confirm the proposal to extend the 
boundaries of the conservation area to include the entire site of the present application. It is 
accepted that the proposed extension has not yet taken place. 
 
Such matters are dynamic, as are planning law and the public's increasing appreciation of 
Bristol's historic environment. 
 
It is understood that the Old Building was built and funded by local subscription. It is likely 
the Chapel was similarly funded. 
 
While it takes imagination to see the potential of the Old Building as it stands, certain 
elements are conspicuously attractive. The pedimented and gilded entrance on Marlborough 
Street is charming; the west front is monumental and dramatic, even to the point of being 
somehow reminiscent of Charles Rennie Macintosh's Glasgow School of Art. Illustrations of 
its handsome original appearance have been circulated.  
 
Now that the site has been cleared of more recent buildings, the inventively elevated Chapel 
and it’s under structure can be seen as a remarkable and unusual building; its polychromatic 
character leans towards Bristol Byzantine. 
 
To attempt to defy these realities by applying for planning permission to demolish the 
buildings would require replacement building to be of the highest standard. The current 
proposals do not begin to approach the standard required to contemplate their loss. Criticism 
of the superficial, commonplace appearance of the proposed massive building is legion; the 
flat roofs, which would become part of the cityscape to be seen from Kingsdown and 
elsewhere, are as offensive as those of any old business park in the flatlands of East Anglia.  
 
Immediately adjacent to the proposed building stands Bristol's oldest surviving church, the 
Grade I listed St James's Priory, and other listed buildings: The White Hart and those on 
Lower Maudlin Street. Looming over them the proposed building would all but fill the 
available land and to a height that hovers around the limit defined by Bristol's Supplementary 
Planning Document 1. It is obvious that developers should not carry on pulling down Bristol's 
buildings, save those found on the National Register of Listed Buildings, in order to rebuild to 
a height determined by SPD 1. 
 
Town planning should not be a box-ticking exercise, solely restrained by legislation; it should 
be an art: the most public, democratic, elegant and rewarding. 
 
Bristol must not resuscitate the sacking of the Parish of St James undertaken in the post-war 
years. Kingsdown Conservation Group objects to the application. 
 
Christmas Steps Arts Quarter Introduction - As the site's immediate neighbour, Christmas 
Steps Arts Quarter's community agrees with Cllr. Anthony Negus and others that the main 
problem all along with this site has been that that the applicant appears to have overpaid for 
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it and is trying to retrieve the situation by over-developing. Bristol would be greatly damaged 
by the demolition of the two much cherished historic buildings, and the second main 
objection is to the size of the proposed massive monolithic accommodation for 700+ 
students which, we have consistently maintained, is about double the mass that the site can 
comfortably hold. 
 
Proposed Demolition of the Georgian 1792 Old BRI and Fripp’s Chapel.  - Throughout, we 
have objected to both historic buildings being demolished because they are both fine, unique 
and valued heritage assets to Bristol. The Old B.R.I. is the fourth-oldest hospital in the 
England. The pair is on a site overlooked by important listed buildings and conservation 
areas which would be impoverished by their demolition. The proposed demolition of these 
locally listed buildings would fly in the face of the wishes of Bristol City Council and the 
Conservation Department and also against the wishes of the local amenity groups, historical 
societies and the majority of the wider Bristol residents. 
 
Without prejudice to the widespread campaign to save two historic buildings - In the very 
regrettable event that the above campaign fails, then we comment on the proposed scheme 
to redevelop the entire site: 
Building Line -  The one and only benefit of losing the old BRI is the opportunity to push back 
the facade's existing building line to align with the neighbouring Dorothy Hodgkin Building 
(left) and Dental Hospital (right): (plan emailed to the planning case officer). 
 
The benefits would be to: 
 
1. Lessen the claustrophobic "Canyon" effect with the equally tall King Edward VII opposite.  
 
2. Remove the narrow traffic "Pinch Point" on the highway. Either side, Marlborough Street is 
four lanes, but at the pinch point it squeezes down to only three lanes which interferes with 
smooth running of the Outer Scope Route.  
 
3. Allow a broader pavement along the front of the new complex.  
 
4. Allow safer traffic visibility by removing protruding mass on the inside of a busy curve. 
 
The planning case officer has already written to us "Your comments do align with the 
thoughts of my highway colleagues. This needs to be broached with the applicants at an 
early stage". Despite this, the proposed footprint still shows a protruding facade, and the 
visuals still show a pinch-point with only three lanes of traffic. 
 
Quality of Design of the new Buildings - The overall design of the proposals look bland 'Any 
city, anywhere' and later could appear dated and worn. We look for high quality and a 
distinctive inspirational (Gherkin or the Ark or the Shard) 'Timeless' quality. With others, we 
called for a distinctive main entrance, but this has also gone unheeded. 
 
Distribution of Uses within the Complex - For the city's pride, we suggested that it would be 
better to put the Medical School prominently fronting Marlborough Street, linking it in with the 
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BRI and the adjacent landmark medical buildings. Also, the connecting tunnel to the B.R.I. 
could then be used. 
 
Mass, Scale and Height - Unite's previous planning application received almost 100 
objections, all saying with one voice that it was far too big for the site. That Unite no longer 
needs to include their Headquarters in the complex reduces the proposed mass and height 
somewhat. 
 
Nevertheless, our membership feels that the site can only comfortably accommodate about 
half of the proposed mass of student accommodation. 
 
Student Numbers - Unite have virtually ignored the torrent of previous objections to the 
number of students beds. Bristol City council's own policy states "Specialist student housing 
schemes that contribute to the diversity of uses within the local area will be acceptable within 
the Bristol City Centre unless it would create or contribute to a harmful concentration of 
specialist student housing within any given area." The surrounding area contains about 2000 
student beds and is already becoming a "Harmful concentration" of students. Growing 
armies of them are causing considerable nuisance and disturbance to our residents as they 
noisily pass through the Christmas Steps Arts Quarter on their way to and from the city's 
nightlife around Park Street and Whiteladies' Road.  
 
Unite's proposed reduction from 738 to 715 is only a token gesture. These scores of 
objectors might be more inclined to support the scheme if the students were to be 
significantly reduced by about half. 
 
Growing resistance to student monoculture instead of housing / mixed uses. In addition to 
the above objections to the demolition of the historic buildings and to the design of the 
proposed replacement buildings, there is another rising groundswell of opinion which does 
not wish for any more student accommodation around the city centre, preferring to see 
affordable housing or key workers' flats created to retain a mixed and balanced community. 
Two champions of this view are our Association's Dr Charles Stirling (his article and his 
comments emailed to the planning case officer) and our Ward Councillor Paul Smith. 
 
Bristol has an acute housing crisis and the provision of student housing is helping the 
university expand its numbers and see more homes being passed over to student 
accommodation. As almost all students only stay in purpose built blocks for one year 715 
homes will create a need for 1,400 homes around Bristol in the following two years. Student 
housing is also exempt from making a contribution to affordable housing, unlike other 
housing developments and student housing is also exempt from council tax. Student 
exemptions currently cost Bristol City Council £9.5m per year in lost income, a growing 
student population means more cuts to council services. 
 
Ever rising opposition to Unite’s proposals - Unite's previous planning application 
16/01888/F proposing a massive 738 bedrooms was met with almost 100 objections from 
associations, societies and the community, and it was refused. Their current application 
17/02413/F proposes a token reduction from 738 to 715 bedrooms. To date, 328 objections 
have already been submitted on the planners' website. This indicates that far from being 
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appeased, the community is becoming ever more opposed to the loss of the historic 
buildings and to the massive over-development of this key site. We trust that the Planning 
authority will take full account of Bristol's overwhelming flood of objections and will 
steadfastly refuse this universally unpopular application. 
 
Civic Society - Introduction - The Society regrets Unite’s commercial decision to demolish 
and not to reuse and restore the historic hospital Old Building. The interested public will 
strongly regret the loss of these locally listed buildings of merit. The public believes that the 
Old Building and Frith’s mortuary chapel are listed and have statutory protection. Unite’s 
insistence on the density of development created a scheme (16/01888/F) whose height and 
mass the Development Management Committee rejected.  
 
Change of use - The Society supports mixed uses. The proposed mass of new building 
concerns the Society. In its pre-planning application response to 16/0188/F the Society said:  
 
“A multi-storey, multi-block site built to the back of the pavement would change the character 
of the area. The Society submits that an 830 (now 715) student bed scheme would not 
produce a balanced and sustainable development. The proposal conflicts with Policy BCS21 
– Quality Urban Design. The inclusion of a small medical school does not compensate for 
the overlarge mass of student accommodation. This large and important city centre site 
merits uses that are more inventive.  The inclusion of ordinary flatted accommodation would 
dilute the mass of student accommodation and be a modest improvement.” 
 
Height and mass - The Society recognises that the heights and mass of the current scheme 
broadly meets the reasons given by the Planning Committee for refusal of the 2016 planning 
application, which were that, “The development’s height, scale, massing, overall design 
quality and appearance would be unacceptable, and would fail to preserve the special 
interest and setting of relevant Heritage assets”. And that the scheme “would have a 
detrimental impact on the amenity of neighbouring residential properties ….. overbearing 
effect and noise and disturbance impact”. The removal of the medical school and offices on 
the lower part of the site attends to the concerns of Historic England about the impact on the 
Grade I listed St. James Priory as well as the need for a secluded sanctuary for those 
recovering from addiction. The Council must decide whether the introduction of 715 more 
students in an area with a substantial existing student density would “Promote diversity and 
choice through the delivery of a balanced mix of compatible buildings and uses. And, create 
buildings and spaces that are adaptable to changing social, technological, economic and 
environmental conditions.” 
 
Design – accommodation units - Policy requires development to create buildings and spaces 
that are adaptable to changing social, technological, economic and environmental 
conditions. It is necessary for bespoke student development to be adaptable to other uses 
both outside of term dates and in the event of a fall in demand for student accommodation. 
To ensure that purpose built student housing can be easily converted into residential 
accommodation in the event of a fall in the student accommodation market it necessary for 
the rooms in student flats to comply with the Council’s residential space standards. 
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Design – street elevations - If Unite demolish the Old Building planning policy requires that 
the architecture of the replacement building needs to be of the highest quality. This is a 
critical and prestigious site. Quality urban design has a key role to play in place shaping and 
enhancing the city’s positive features. Through quality urban design, development can help 
to create distinctive, linked, sustainable places that support social inclusion and community 
cohesion, which engenders a sense of ownership and belonging. By adopting Policy BCS21 
the City announced its ambition to raise design standards. The Society is particularly 
concerned about the Marlborough Street elevation. The development must deliver a high 
quality urban design that reflects the surrounding architectural context, which has a strong 
civic character. 
 
Does the new building contribute positively to the area’s character and identity, creating or 
reinforcing local distinctiveness?  
 
The Old Building, although spoiled by removable alterations, is a dignified design that 
contributes to the area’s strong civic character. The Old Building is articulated into a central 
block with recessed bays that link the projecting wings to the centre. The horizontal 
hierarchy of the floors completes the Old Building’s visual logic. To design a replacement 
building that houses mass student accommodation and which achieves the same quality of 
design as the Old Building is a difficult commission. The nature of student accommodation 
tends to produce rows of standard windows set in an elevation without a horizontal 
hierarchy. To achieve a design that contributes positively to the area’s civic character and 
identity requires a high degree of architectural creativeness. Unfortunately, this design fails 
to achieve the necessary standard, it does not satisfy the quality that policy BCS21 
demands.  
 
Among other matters, these are examples of the design’s shortcomings.  
 
(i) The new building stands forward, almost in continuous line, to the back of the pavement. 
This narrows Marlborough Street and loses the interest created by the recession of the 
shallow courtyards in front of the Old Building. The Society supports the slightly wider 
pavement along the Marlborough Street frontage that the scheme would deliver.  
 
(ii) The design is a typical frame and clad solution. The design attempts to articulate the 
elevations with some 'facade dressing' that includes some seven materials. The student 
block elevations on Marlborough Street, Lower Maudlin Street and Whitsun Street have 
oversized superimposed elements that fail to break down the mass or relieve the 
monotonous rows of small windows. It is appreciated that fenestration of student 
accommodation has to accommodate the inevitable pairing of identical windows. There is 
some attempt here, but such treatment needs to be more robust and consistent.  
 
(iii)There are too many arbitrary changes of form and material. These attempts to break 
down the scale are superficial. There is no relationship between the plan and these 
variations. They increase the visual complexity in ways that damage the overall impact, 
increase the feeling of bulk and do not contribute to coherent streetscapes. For example, the 
change of material and form on the NE corner is apparently introduced to give “emphasis” in 
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the urban context, but for no clear reason. The “projected window surrounds” are extremely 
weak features of no architectural quality – their arbitrary nature highlighted by the random 
use of yellow ones.  
 
(iv) The plan layout of the student blocks is unsatisfactory, with three parallel corridors 
creating a poor experience for the occupants and adding to the width of the blocks. There is 
no consistent grouping of rooms, or placing of kitchens.  
 
(v) The double access doors are insignificant for the size of the proposed building. The 
massing and exterior articulation fails to indicate the entrances. A new building that is to be 
home to more than 700 should present an impressive and distinctive entrance onto 
Marlborough Street.  
 
(vi) The roof form is unsatisfactory, is fashionably derived from King's Cross but in this 
context, contributes nothing to the city skyline.  
 
This is one of the city’s most prominent sites; thousands pass it every day. The site deserves 
a building that is equal to or better than the degraded but restorable Old Building. In place of 
a popular land mark building the applicant proposes an unambitious commercial design that 
fails to enhance or preserve the civic character of the area or contribute to local identity. This 
building would not say ‘you have arrived in Bristol’, it could be in a business park anywhere. 
If Unite propose to demolish the Old Building the large prominent replacement building must 
have true architectural merit. It should be a landmark building; a building of which Bristol can 
be proud.  
 
The same remarks apply, mutatis mutandis to the contrast between Frith’s Chapel and its 
proposed replacement in Whitsun Street. 
 
Conclusion - The Society supports the redevelopment of the site to make more efficient use 
of land in a sustainable location but is disappointed that the scheme falls short of the 
architectural quality expected for this prominent city centre civic site. The proposed 
development is unacceptable because of its failure to create and reinforce local 
distinctiveness. The massing, shape and form as well as skyline/roofline proposed are 
unsympathetic and fail to present a visually organised scheme that is well-proportioned and 
provides visual interest. The scheme is bland and overly bulky in its architectural 
arrangement.  
 
This proposal should be considered as a test of policy BCS21 that demands that new 
development in Bristol should deliver high quality urban design. This proposal is an example 
of ‘value’ architecture that produces bland uninspiring buildings. It would be inappropriate to 
permit standard commercial architecture to replace a much appreciated, historic building in a 
prominent part of the centre of the city. This proposal has attracted a massive public 
response to support the reuse of the historic hospital building. Unless the Council refuses 
this planning application because it fails to meet the new policy standards, Bristol's inner-city 
vernacular will become a self-fulfilling context of industrial materials and anonymous 
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architecture. The quality of the design must stand the test of time. This site demands a 
building of greater architectural imagination and ambition.  
 
Bristol Urban Design Forum – The applicants submitted one of the last iterations of their 
scheme to the BUDF in April 2017, prior to the submission of this application. The comments 
in relation to that submission can be viewed in full online, but the conclusions are set out 
below: -  
 
“We considered that the location of the Medical School in a purpose-built structure on 
Whitson Street provided an opportunity to create a more sympathetic response to the scale 
of the adjacent buildings and provide a meaningful open space in an area with a high level of 
pedestrian traffic. We also supported the argument that the function will provide less 
disturbance to the adjacent residents.  
 
However the orthogonal design of this element and of the adjoining blocks appeared 
schematic and made no concession to the existing urban grain; you provided studies 
showing more radical alignments, however we considered that this required a subtler 
response. The entrances at either end of the building also reinforced the symmetrical nature 
of the design, although it should be possible to address this and introduce some animation to 
the open space by relocating the south-western entrance to the south-east frontage. There 
may also be elements of the brief of this specialist building that generate a more appropriate 
form, expressing its function as a Medical School and create a more sensitive relationship to 
the existing urban grain.  
 
In developing the design, we also urged you to look in more detail at the alignment of the 
access route between the two parts of the development relative to the adjacent buildings, 
including the entrance to the Eye Hospital. In general, although you provided an excellent 
model and comprehensive verified views, a proper character appraisal would not only have 
assisted the Panel but also helped to inform your own design development.  
 
The designation of this route through the site was unclear; while we recognised the need to 
accommodate deliveries, we strongly urged that this be treated as an integral part of the 
public realm and exploited to increase the permeability of the site for the public. In general 
we suggested that there was a need to consider all open spaces in and around the site, 
including the highway, as an entity and encouraged you to work together with a landscape 
architect and the City Design Group to improve the experience of Lower Maudlin Street and 
Whitson Street, both of which suffered from cramped footpath, poor surfaces and inadequate 
provision for cyclists. Here the active use of the ground floor and the relationship to the 
pedestrian activities will be fundamental to the improvement of the immediate area. 
 
We noted your intention to collaborate with an artist on the design and while we support this 
in principle, the proposed strategy of applying artwork to the elevations, which are already 
somewhat elaborate, is more appropriate to recent installations on un-loved post-war 
buildings in the city. You could perhaps consider integrating this with the external works and 
landscape design, where installations could make a more direct contribution to the 
experience of the users and the public.  
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The review was able to touch only briefly on the sustainability strategy of your proposals and 
suggested that your ambitions were supported by a comprehensive approach that included 
the landscape design and which might include a ‘greening of roofs’ and exploitation of the 
southerly aspect of the site for passive energy. In this respect we also questioned the 
decision to glaze fully the south-east elevation of the Medical School and place more limited 
openings on the opposite side. The strategy illustrated in your precedent studies of 
employing vertical solar screening on a predominantly south facing aspect did not appear 
totally convincing. We would in any event expect any application of this nature to be fully 
supported by a comprehensive environmental strategy that covers all these issues and 
provides a rationale for the face design.  
 
Given the time dedicated to the fundamental urban design issues, our discussion touched 
only briefly on the elevational treatment. If, as you propose, the main part of the historic 
building is to be demolished, its replacement on Upper Maudlin Street should be a building 
of similar ‘gravitas’, possibly incorporating salvaged stone at lower level and perhaps 
ordered with a degree of symmetry. This frontage could then be differentiated from the 
elevations on the side frontages. Here you also proposed a highly-patterned treatment to 
flank elevations of the Medical School, which appear to have little relationship to the 
remainder of the development or its neighbours. We suggested that a more rigorous and 
simpler approach be adopted to the elevational design and that greater consideration should 
be given to the oblique views along Lower Maudlin Street and Whitson Street, where the 
‘true elevation’ will not be visible.  
 
On balance the Panel concluded that significant improvements in the quality of the urban 
realm and the amenity of those using the buildings and their surroundings were material 
considerations in support of your strategy. This conclusion was arrived at only on the 
assumption that you are able to establish that the proposed density of development and 
usage are integral to the financial viability of the scheme. Our comments were also made 
without a more detailed response from Historic England regarding the retention of the old 
Royal Infirmary. We noted that you originally proposed to refurbish the Mortuary Chapel ‘for 
communal student facility with ground floor commercial use’; and suggested that irrespective 
of the decision to demolish, this element of the building should be retained for such a 
purpose.  
 
Any development of this size demands a sensitive response that takes account of the 
character and the grain of the city but in such a case, where it is proposed to demolish an 
historic asset, there should be a presumption of a higher standard. In such cases design 
cannot be driven solely by commercial imperatives; your very comprehensive presentation 
demonstrated that you are on a journey in your understanding of the site and its constraints 
and in balancing the potential conflicting demands of commerce and urban design; the Panel 
would be pleased to review the scheme again in its subsequent development”.  
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OTHER COMMENTS 
 
Historic England – No objection to the application on heritage grounds. 
 
“Although the loss of the locally listed buildings on site is regrettable, the impact on the 
setting of the highly graded assets previously listed has been greatly reduced. There will be 
some impact on the setting of those assets, by virtue of the greater scale of the proposals 
than those that previously existed on the site, but overall we are broadly content that the 
impacts have been greatly reduced.  
 
Although the amendments have largely addressed our concerns, in urban design terms 
scale may still be an issue. Given the proposed loss of the locally listed building, we have 
real concerns about the architectural quality of the scheme; particularly to Marlborough 
Street where the proposals appear to lack the articulation, design quality and character of 
the existing building. Any proposal should be a positive enhancement of this 
important/prominent piece of streetscape”. 
 
The Council’s City Design Group (Urban Design; Conservation; Archaeology; Public 
Art; Landscape) have raised serious concerns with regard to the application – refer to Key 
Issues C and D. 
 
The Council’s Transport Development Management Team – raise objections to the 
proposals and recommend refusal - refer to Key Issue F.  
 
Sustainability Team – No objections subject to conditions. 
 
Pollution Control – No objections subject to conditions re sound insulation and the 
requirement for a construction management plan. 
 
Land Contamination – No objections subject to conditions. 
 
Air Quality Team - Raise objection to the proposals given that the applicant has failed to 
show that the air quality impact of the scheme is acceptable in relation to Core Strategy 
policy BCS23 – refer to Key Issue H. 
 
Avon and Somerset Constabulary - no objections, albeit would suggest that consideration 
be given to applying the Secure by Design certification. 
 
Wessex Water – No objections in principle. 
 
First Group (Bus) - “Imperative to the flow of the bus station we would like to stress the 
importance of keeping Whitsun Street open as much as possible and keep any required 
closures to an overnight basis. As you may be aware daily closures would have a 
signification impact upon service delivery and passenger journeys”. 
 
  



Item no. 1 
Development Control Committee B – 27 September 2017 
Application No. 17/02413/F: Old Bristol Royal Infirmary Building Marlborough Street 
(South Side) City Centre Bristol BS1 3NU 

RELEVANT POLICIES  
 
National Planning Policy Framework – March 2012  
Bristol Core Strategy (Adopted June 2011)  
BCS2 Bristol City Centre  
BCS5 Housing Provision  
BCS7 Centres and Retailing  
BCS8 Delivering a Thriving Economy  
BCS9 Green Infrastructure  
BCS10 Transport and Access Improvements  
BCS11 Infrastructure and Developer Contributions  
BCS12 Community Facilities 
BCS13 Climate Change  
BCS14 Sustainable Energy  
BCS15 Sustainable Design and Construction  
BCS16 Flood Risk and Water Management  
BCS18 Housing Type  
BCS20 Effective and Efficient Use of Land  
BCS21 Quality Urban Design  
BCS22 Conservation and the Historic Environment  
BCS23 Pollution 
 
Bristol Site Allocations and Development Management Policies (Adopted July 2014)  
DM1 Presumption in favour of sustainable development  
DM2 Residential sub-divisions, shared and specialist housing  
DM4 Wheelchair accessible housing  
DM5 Protection of community facilities  
DM7 Town centre uses  
DM10 Food and drink uses and the evening economy  
DM14 The health impacts of development  
DM15 Green infrastructure provision  
DM19 Development and nature conservation  
DM23 Transport development management  
DM26 Local character and distinctiveness  
DM27 Layout and form  
DM28 Public realm  
DM29 Design of new buildings  
DM31 Heritage assets  
DM32 Recycling and refuse provision in new development  
DM33 Pollution control, air quality and water quality  
DM34 Contaminated land  
DM35 Noise mitigation  
 
Bristol Central Area Plan (Adopted March 2015)  
BCAP1 Mixed-use development in Bristol City Centre  
BCAP3 Family sized homes  
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BCAP4 Specialist student housing in Bristol City Centre  
BCAP6 Delivery of employment space  
BCAP11 University and hospital development  
BCAP15 Small scale retail developments and other related uses in Bristol City Centre  
BCAP20 Sustainable design standards  
BCAP21 Connection to heat networks  
BCAP26 Old City - reducing traffic in the heart of Bristol City Centre  
BCAP29 Car and cycle parking  
BCAP30 Pedestrian routes  
BCAP31 Active ground floor uses and active frontages in Bristol City Centre  
BCAP34 Coordinating major development in Bristol City Centre  
BCAP36 Bristol shopping quarter  
BCAP43 The approach to St Michaels  
 
Supplementary Planning Documents  
SPD1 Tall Buildings (January 2005)  
SPD5 Sustainable Design and Construction (February 2006)  
SPD7 Archaeology and Development (March 2006)  
Planning Obligations - Supplementary Planning Document - Adopted 27 Sept 2012  
 
Supplementary Planning Guidance  
Kingsdown Conservation Area Character Appraisal  
St James Parade Conservation Area Character Appraisal  
St Michaels Hill & Christmas Steps Conservation Area Character Appraisal  
GPA 2- Managing Significance in Decision-Taking in the Historic Environment (Historic 
England, 2015)  
GPA 3- The Setting of Heritage Assets (Historic England, 2015) 
City Centre and Public Realm Movement Framework - emerging 
City Centre Movement Strategy - draft 
 
Legislation  
Planning (Listed Buildings and Conservation Areas) Act 1990  
The Town and Country Planning Act 1990 
Planning and Compulsory Purchase Act 2004 
 
Equalities Impact Assessment  
During the determination of this application due regard has been given to the impact of this 
scheme in relation to the Equalities Act 2010 in terms of its impact upon key equalities 
protected characteristics. These characteristics are age, disability, gender reassignment, 
marriage and civil partnership, pregnancy and maternity, race, religion or belief, sex and 
sexual orientation. Overall, it is considered that the approval of this application would not 
have any significant adverse impact upon different groups or implications for the Equalities 
Act 2010. In this case the design and access to the development have been assessed with 
particular regard to disability, age and pregnancy and maternity issues. 
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KEY ISSUES  
 
(A)       EXISTING AND PROPOSED LAND USES  
 
i) Existing land use  
 
The National Planning Policy Framework (NPPF) advises that: “Local Planning Authorities 
(LPAs) should work with public health leads and health organisations to understand and take 
account of the health status and needs of the local population (such as for sports, recreation 
and places of worship), including expected future changes, and any information about 
relevant barriers to improving health and well-being.” (paragraph171).  
 
The site is located within the area designated as Hospital Precinct in the Bristol Central Area 
Plan (BCAP), which is to “be developed for healthcare and ancillary uses associated with the 
University Hospitals Bristol Trust.” (Policy BCAP11 refers).  Local Policy BCS2, provides for 
the continuing consolidation and expansion of the BRI site, reflecting the contribution it has 
to the economy and mix of uses in the city centre. It does not allow development which 
would impede such consolidation and expansion of the hospital facilities within the precinct. 
 
The site was formerly owned by the University Hospitals Bristol NHS Foundation (Trust) 
(UHBT) but has now been acquired by Unite Students. The Old BRI site was last used by 
the Trust for ancillary office facilities with some non-clinical services. All services have been 
moved off the site into new or existing Trust accommodation as a part of a long term 
rationalisation of the overall UHBT estate, the site having been deemed surplus to 
requirements through the UHB Trust’s Estate Strategy 2015-2020 and Estate Strategic Plan 
2014-2020. This forms part of the wider Bristol Health Services Plan, a major capital 
programme that seeks to replace old accommodation that is redundant and no longer serves 
adequately modern day healthcare use. The Estate Strategy focuses on removal of ancillary 
and non-clinical estate provisions such as the Old BRI building site, which could not support 
modern operational healthcare service and is no longer economically viable due to high 
maintenance and running costs.  
 
In light of the above the loss of the health facility as expressed in the application is 
considered acceptable; the proposals will not impede the consolidation and expansion of 
hospital facilities. The provision of a medical school (2,648 square metres) would fall within 
the definition of ‘healthcare and ancillary uses’ and continues the link / relationship of this 
site with both the hospital and university.  
 
ii) Proposed land uses  
 
The proposed uses have been previously accepted on this site given the earlier scheme 
which was refused on design and amenity grounds only (16/01888/F). Notwithstanding this, 
in brief the following is advised:- 
 
The application is for a mixed use, (predominantly residential), scheme on the site in 
accordance with Policy BCAP1 which seeks mixed use schemes in the City Centre, and in 
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St Michael’s ‘neighbourhood’ (as designated in the BCAP) predominantly residential 
development given the low flood risk.  
 
Medical School - A medical school linked with the University of Bristol is proposed to be 
accommodated within the lower buildings which would fall within the definition of ‘healthcare 
and ancillary uses’ permitted by Policy BCAP11. This use ensures that part of the site 
continues to operate for hospital services, consolidating as the applicants state, “links to the 
site for both the University of Bristol +and the Bristol Royal Infirmary”. Given that the 
application states that the proposals are for office and /or medical school, it is considered 
necessary that any permission has attached to it a condition which secures the medical 
school in order to comply with policy.  
 
Offices - Policy BCAP6 seeks the delivery of new employment floorspace in the City Centre 
on all sites in the BCAP boundary unless designated for other uses. Specifically, policy 
(BCS2 & BCS8) seeks the provision of 150,000sqm net additional high quality office 
floorspace by 2026 in the city centre. Clearly this has to be balanced against the Hospital 
Precinct designation and thus the proportion justified. The application proposal is for 4, 212 
square metres of office space, which is considered an acceptable use.  
 
Ground floor commercial use (A3) - A small scale unit of 111sqm floorspace is proposed 
fronting Whitson Street. Policy BCAP15 states that new small-scale retail uses (Use Classes 
A2-A5) outside of designated shopping frontages/ areas in the City Centre would be 
acceptable where they would contribute to the vitality of the area. The unit would contribute 
to the activity and vitality of this ground floor frontage.  
 
Food and drink uses are acceptable provided they would not harm the character, residential 
amenity or public safety of the area taking into account concentration of other similar uses, 
impact of noise, activity, fumes/ smells, litter; transport considerations, refuse storage and 
flues. The proposals are deemed acceptable in relation to these criteria, subject to 
appropriate conditions to control matters including opening hours, servicing, extraction 
equipment, plant noise levels and odour.  
 
Purpose built student accommodation (PBSA) - Policy BCS2 states that development up to 
2026 will include the provision of 7400 new homes. Student accommodation contributes 
towards citywide housing delivery targets in accordance with national guidance (the NPPG) 
on the basis of the number of cluster units and studio flats proposed, in this case 715 
student bedspaces comprising 96 cluster flats and 92 studio flats. 
 
The applicants have submitted a Student Accommodation Supply and Demand Analysis 
(April 2017), which clearly explains that there is currently a significant demand for and 
undersupply of purpose built student accommodation (PBSA) in the city. This supports the 
LPA’s pre-existing understanding of this situation through discussions with higher education 
establishments.  
 
The report indicates that there are currently over 41,000 full time students in Bristol and this 
is set to reach over 44,000 by 2017/18. Of these some 21,000 currently and up to 23, 000 
students in the future are without access to purpose-built student accommodation which 
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does not compare favourably to other regional cities. These figures are said to be on the 
conservative side given that the projection does not include the anticipated growth of the 
University of Bristol at Temple Meads. The student numbers at the University of the West of 
England are projected to be more stable.  
 
The report identifies a number of other benefits that the provision of PBSA will bring. Given 
the  majority of students who do not live in a PBSA live in Houses in Multiple Occupation 
(HMOs) the further provision will free up  housing stock for young people and families; for 
every 1,000 students in HMOs this takes around 200 homes out of the local housing supply. 
More specifically the location is well placed to serve both Universities being adjacent to the 
University campus and near to the bus network up to UWE; will be a managed and safe 
environment and bring greater spending power to the area.  
 
The principle of student accommodation in this location is considered by your officers to be 
acceptable as contributing to the housing supply and meeting a clear demand for purpose 
built student accommodation in the city subject to consideration of detailed policy 
requirements (see below). Furthermore, beyond their contribution to the city’s higher 
education establishments, students bring considerable economic benefits to the city through 
support of existing services. As such the student accommodation is acceptable in principle 
on the basis of local policy requirements (Policies BCAP4 and DM2) and offers benefits in 
removing pressure on other housing stock.  
 
(B)       TYPE, MIX AND AMOUNT OF HOUSING  

i) Type of housing  
 
Policy BCAP4 of the Bristol Central Area Plan (BCAP) is clear that specialist student housing 
schemes that contribute to the diversity of uses within the local area will be acceptable in 
Bristol City Centre unless it would create a harmful concentration of such housing in any 
given area. Policy DM2 of the SADMP goes on to define, amongst other things, what a 
‘harmful concentration’ might be. It is written out in full below for ease of reference. 
 
DM2 states that specialist student accommodation (and other forms of residential sub-
divisions/ conversions/ shared/ specialist housing) “will not be permitted where:  
 
i. The development would harm the residential amenity or character of the locality as a result 
of any of the following:  
 
Levels of activity that cause excessive noise and disturbance to residents; or  
 
Levels of on-street parking that cannot be reasonably accommodated or regulated through 
parking control measures; or  
 
Cumulative detrimental impact of physical alterations to buildings and structures; or  
Inadequate storage for recycling/refuse and cycles.  
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ii. The development would create or contribute to a harmful concentration of such uses 
within a locality as a result of any of the following:  
 
Exacerbating existing harmful conditions including those listed at (i) above; or  
 
Reducing the choice of homes in the area by changing the housing mix.  
 
Where development is permitted it must provide a good standard of accommodation by 
meeting relevant requirements and standards set out in other development plan policies.  
 
Specialist Student Housing – Location Criteria  
 
Specialist student housing schemes will be acceptable within the city centre. Other locations 
may be suitable subject to the general criteria set out above.”  
 
The application site is situated within a mixed use area and is surrounded by a variety of 
uses including: the bus station, courts, university buildings, hospital services, offices, public 
house, residential flats, other PBSA developments, places of worship and temporary 
residential uses (both short stay and longer stay uses) at St James Priory.  
 
The submitted Student Accommodation Supply and Demand Analysis (April 2017), includes 
listings of PBSA in the city either provided by both universities, leased by them or purpose-
built and directly let. It is apparent that the application proposal if built would be the largest 
single student accommodation block in the City Centre by a significant margin. The next 
largest (Marketgate, Unite), accommodates 490 students. Fusion Tower close by to the site 
(run by Collegiate) accommodates 438 students. The recently completed Orchard Heights 
on Trenchard Street (also Unite) accommodates 399 students. A map is to be found at the 
end of the report (page 34) which shows that the nearest PBSA to the site is within 100m of 
the site in a cluster of 4 sites around Marlborough Street where it meets St James Barton 
roundabout and Dighton Street/ Cherry Lane. This comprises Blenheim Court (231 beds), 
Cherry Court (176 beds), King Square Studios (243 beds) and iQ Marlborough Street (361) - 
a total of 1011 student bedspaces. Another local cluster of units exists around Rupert Street/ 
Nelson Street around 150-200m away from the site- an area where planning policy has 
encouraged such uses in recognition of the regeneration benefits these schemes offer. The 
cluster includes Fusion Tower (438 beds), New Bridewell (499 beds), The Courtrooms (224), 
Fitzhardinge House (47), Nelson & Drake House (301) - a total of 1509 student bedspaces.  
 
There is therefore a clear pattern of student residences located within the City Centre, as 
would be expected given that this is the main area of demand close to the UoB and public 
transport links to UWE. This is concluded to be an appropriate location for student 
accommodation, away from areas with a predominantly residential character, where they are 
surrounded by and contribute to a diverse mix of uses and in accordance with Policy 
BCAP4.  
 
In light of the above the remaining question is whether or not the proposals would result in a 
harmful concentration of uses based on either demonstrable harm to residential amenity or 
harm to housing choice.  
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While there is not a high residential population immediately surrounding the site, both St 
James Priory residential accommodation and the hospital facilities are noise sensitive uses. 
There would be an increase in footfall around the site due to the development, but that would 
not be anticipated to be a level that would cause unacceptable disturbance to neighbouring 
occupiers given the location in the city centre with high existing levels of background noise. It 
is recognised that the nature of the St James Priory site, which faces towards the application 
site, currently enjoys a degree of separation from the busy character of other parts of the city 
centre, however any development on this site beyond the previously very low level existing 
hospital accommodation blocks would have an impact on the relationship with this site and 
would be likely to result in increased footfall and activity around the site. The creation of an 
area of public space in this scheme has alleviated this relationship to a certain extent. In 
addition the site would be managed with a staff presence and security on site 24 hours a day 
(see submitted Housing Management Plan) to avoid any noise issues or conflict with 
residential uses. Free on street parking does not exist in this location, and resident/ 
controlled parking exists in neighbouring areas thereby restricting students from bringing 
cars to the city. In terms of the character and visual appearance of the area, this is highly 
varied, not residential in character and therefore would be less sensitive to the physical 
change of development.  
 
The proposals are considered to be in accordance with the other criteria of Policy DM2. The 
choice of homes in this area would not be reduced but increased as there would be no loss 
of existing housing stock. The proposal would also improve the prospects of housing stock in 
other parts of the city (particularly family-sized homes) remaining available for family uses.  
 
ii) Mix of housing  
 
Policy BCS18 of the Core Strategy expects new development to maintain, provide or 
contribute to a mix of housing tenures, types and sizes to help support the creation of mixed, 
balanced and inclusive communities. While the proposal is for student housing only, the 
evidence above sets out how this would contribute to addressing the demand in the city for 
this type of accommodation and to a degree freeing up the existing housing stock for family 
homes within the City Centre to which policy BCAP 3 refers. 
 
iii) Amount of housing  
 
Policy BCS20 states that new development will maximise opportunities to re-use previously 
developed land. Opportunities will be sought to use land more efficiently throughout the city. 
Imaginative design solutions will be encouraged at all sites to ensure optimum efficiency in 
the land use is achieved and higher densities of development will be sought in the City 
Centre.  
 
The density of housing on the site would be 268 dwellings per hectare (capacity divided by 
hectare - 188/0.7 = 268.6). Given that the size of each cluster unit is between 3-10 bed 
spaces, (though with lower levels of communal space)- care should be taken when 
comparing this figure with market development. In reality it is likely that this would equate to 
a higher density of market housing. However even so, higher densities of up to 200 
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dwellings per hectare (Wapping Wharf) and 150 dwellings per hectare (The Zone, St 
Phillips) are typical and expected of new development in the City Centre to ensure efficient 
use of land- Policy BCAP20 refers.  
 
iv) Affordable housing/ Key Worker Housing  
 
Student accommodation is exempt from the local policy seeking affordable housing provision 
from new residential development as it is recognised that such a requirement may make 
these schemes unviable and the LPA recognises the strong need for student housing in the 
City Centre to support Bristol’s role as a thriving university city. Purpose built student 
accommodation provision also alleviates the pressure on the private housing stock 
elsewhere in the city for conversion to student residences- an issue that the LPA has sought 
to address through a planning mechanism know as an Article 4 Direction, which requires an 
application for planning permission for changes of use of homes to houses in multiple 
occupation (HMOs) in those areas of the city most under pressure.  
 
The question has been raised whether the accommodation should be key worker housing for 
healthcare workers/ students. While the site is within the Hospital Precinct, this designation 
applies to healthcare and ancillary uses and does not seek to include healthcare worker 
housing. There is no policy requirement to require provision of this housing type on the site.  
 
v) Summary  
 
Local planning policies BCAP4 and DM2 are clear that specialist student housing schemes 
will be acceptable in the City Centre provided that they wouldn’t result in a harmful 
concentration through harm to residential character or reduction in housing choice through 
changing the housing mix.  
 
There is a clear and serious demand for purpose built student accommodation in the city and 
policy directs such specialist student housing to the City Centre, which helps to relieve the 
pressure on the private rental housing stock and offers a sustainable location.  
 
While officers acknowledge the public perception that there is an excess of student housing 
in the city, they are satisfied that this application has demonstrated that it would:  
 
- Help to address the serious undersupply of student accommodation in the city;  
- Make efficient use of previously developed land in the City Centre;  
- Be an appropriate location for student accommodation within a mixed use area that is not 
predominantly residential and is close to the University of Bristol (UoB) campus;  
- Be a sustainable location close to local services and facilities and the UoB;  
- Would not result in loss of existing housing stock that would reduce the choice of homes in 
the area and this site would be unlikely to have potential for family-sized housing;  
- Not result in harm to residential amenity or the character of the area through noise and 
disturbance to residents, parking issues, inappropriate structural additions to buildings or 
inadequate refuse and cycle storage;  
- Not result in a harmful concentration of student uses; and 
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- Offer significant economic benefits to the city.  
Officers are therefore satisfied that the proposals would meet all of the policy tests in this 
respect and strongly advise Members to support the principle of the proposed use on this 
basis as was previously the case on the earlier scheme – 16/01888/F.  
 
(C)   NEW BUILDING - HEIGHT/ SCALE AND MASSING/ ARCHITECTURAL 

TREATMENT / URBAN DESIGN CONSIDERATIONS 
 
i) Policy Context 
 
The NPPF and NPPG identify good design as a key aspect of sustainable development and 
establish the importance of local distinctiveness. Development should seek to promote 
character in townscape and landscape by responding to and reinforcing locally distinctive 
patterns of development, local man-made and natural heritage and culture, while not 
preventing or discouraging appropriate innovation.  
 
The Bristol Core Strategy contains a number of policies relating to design that require 
development in the city centre to be of the highest standard in terms of appearance, 
function, conservation of heritage assets, sustainability and maintaining and enhancing 
green infrastructure and protecting key views (BCS2). In particular policy BCS21 ‘Quality 
Urban Design’ requires development to deliver high quality urban design that contributes 
positively to an area’s character and identity, through creating or reinforcing local 
distinctiveness. Policy DM26 ‘Local Character and Distinctiveness’ further reinforces the 
importance of local character and distinctiveness; it lists a number of general design 
principles that contribute towards this.  
 
Also material to assessing the design of the proposal are policies  DM27 ‘Layout and Form’ 
which requires development to have a quality urban design that results in healthy, safe and 
sustainable places; DM28 ‘Public Realm’ which requires that development creates or 
contributes to safe, attractive, high quality, inclusive and legible public realm that contributes 
positively to local character and identity and DM29 ‘Design of New Buildings’ which requires 
new buildings to be designed to a high standard, setting criteria to assist in achieving this.  
Overall both local policy and national guidance (section 7 of the NPPF) recognises the 
importance of good design meaning development will not be permitted where it would be 
harmful to the local character and distinctiveness. 
 
Finally, the Bristol Central Area Plan (BCAP) contains specific policies relating to this area or 
‘neighbourhood’ within the city centre. Section 8.21-8.24 outlines the importance of 
considering impacts on views and landmarks in the city centre, particularly in consideration 
of tall buildings and outlines the relevant policies. The site lies within St Michael’s 
neighbourhood (as identified within the BCAP) where development should protect the area’s 
historic assets and respond strongly to the area’s topography through its design; preserving 
or enhancing local and long distance views respecting the dominance within the townscape 
and skyline of existing historic landmarks. A flexible approach will be taken to the 
redevelopment of sites within the university and hospital precincts, although higher 
standards of urban design will continue to be sought. Regard should be had however to the 
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impact of proposed development on the skyline of the city and the historic environment. 
Opportunities should be taken to improve the public realm and accessibility. The design of 
new development should take account of the distinctive scale and character of the key 
historic streets with the neighbourhood. 
 
ii) The Proposals – massing, layout and building design 
 
The site sits on the southern edge the wider hospital precinct. The Old Hospital and 
associated Fripps Chapel are locally listed buildings that sit within the site. The site is 
adjacent to the bus station and the grade 1 listed buildings associated with St James Priory. 
In addition the White Hart public house and the historic building adjacent to the Bristol Eye 
Hospital on Lower Maudlin Street are grade II listed. 
 
In light of the above policies officers concur with the City Design Group (CDG) comments in 
that “the design should aim to conform to the prevailing city scale and grain of buildings and 
in particular respect the setting of St James Church and Priory. The layout of buildings 
should aim to reinforce the alignment of the existing street frontages characteristic of the 
proper definition of urban blocks within the city centre. 
 
The quality of new buildings on the site should seek to provide an appropriate response to 
the city centre context and the prominence of the site. Buildings frontages should establish 
an appropriate design quality that complement the context and provides wider visual interest 
within the townscape, particularly at the corners of the site and in response to views along 
Marlborough Street, Earl Street and lower Maudlin Street. The location of entrances, lobbies, 
common areas and ancillary street frontage uses should help to further establish activity at 
ground floor level and help to reinforce an appropriate streetscape. Consideration should be 
given to the creation of an attractive and varied skyline in response to a number of identified 
longer and middle-distant views. 
 
The area suffers from limited and unattractive public realm that results in a poor pedestrian 
environment and significantly reduces the opportunity for walking and cycle movements. 
This is particularly problematic given the proximity of hospital uses and the bus station which 
generate high levels of traffic and movement, as well as the role of Marlborough Street as a 
corridor for through traffic. As such any scheme should seek to provide a significant 
improvement to the public realm and ensure an improved direct relationship between 
buildings and public space”. 
 
The application proposes the demolition of all the buildings on the site. The proposed 
replacement scheme comprises two main elements, the student halls at the northern end, 
which comprises a substantial perimeter block of student flats around an internal courtyard, 
and at the southern end a freestanding ‘pavilion’ building containing the medical school and 
office arranged around a central atrium. 
 
With regard to the northern end  the current design for the student hall includes 11 floors of 
accommodation, with individual building elements rising 9 storeys above the street level 
taking into consideration the topography and fall of the site. Small elements fall within the 
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Tall Building Assessment threshold (SPD1) and this has been assessed using the agreed 
viewpoints, the same that were used on the earlier scheme (16/01888/F). 
 
The CDG comments on the proposals are as follows: -  
“The scheme includes just over 700 student bedspaces, with communal spaces and 
reception to provide active frontages onto Marlborough Street, with potential for some 
commercial space fronting Lower Maudlin Street. Whilst the scheme does not currently 
incorporate any elements or recognition of locally listed building it is felt that there is greater 
scope to do so. It is noted that the Marlborough Street façade appears to be set back from 
the existing side wings, but brings the building line forward of the existing recessed front 
section containing the main entrance portico. 
 
The scheme recognises the scale of the surrounding buildings and does seek to respond to 
a more desirable scale overall than the previous proposal.  An attempt has been made to 
break up the mass of the student hall, which is treated in a way that seeks to present a 
group of buildings rather than a single block. The importance of maintaining uses on the 
ground floor that better respond to the street and seek to provide activity is welcomed, along 
with the introduction of main entrances into the complex from each of the street frontages i.e. 
Marlborough Street, Lower Maudlin Street and Whitson Street.  
 
The pre-application comment recognised that broad approach has helped to move toward a 
suitable scale of buildings, however the scheme should seek to take this further and better 
emphasise common areas and entrances to better articulate the building and take it further 
away from the contemporary office or budget hotel vernacular that the current design still 
evokes. It was considered that this was particularly true onto Whitson Street where the 
ground floor treatment and entrance are less convincing with regard to creating an attractive 
and welcoming street frontage. The loss of the chapel on this elevation is particularly 
regrettable given the apparent lack of visual richness, and the less engaging treatment at the 
corners of what is described as the ‘central service road’.  
 
The amendments to the pre-application scheme have made an attempt to increase the 
prominence of the common room areas to better articulate the architecture and relieve the 
inherent grid of study bedrooms. Whilst this has resulted to some improvements the broad 
characteristics of the student block as a large uniform building of student study bedrooms is 
difficult to integrate within the street without a more genuine subdivision of the 
accommodation into a series of buildings. The setting back of entrances and some of the 
common rooms e.g. onto Lower Maudlin Street, does tend to underplay these opportunities 
to add visual interest and articulate the facades. A more dispersed pattern of development 
into individual buildings would make it possible to retain existing fabric such as the Chapel 
and better respond to the alignment of the existing street pattern. 
 
The pre-application comment that the Marlborough Street elevation would also benefit from 
greater articulation and relief to the eight storey horizontal section of building, within which 
the main entrance to the block is rather lost below the overriding brick treatment, has been 
responded to by breaking the main brick elevation and removing part of the street colonnade 
to reveal the entrance through to the central courtyard. The main entrance is still however 
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underplayed in the oblique views along the street and the upper floor facade design does 
relatively little to highlight the location of the way through. 
 
The pre-application comments relating to the plan form being overly orthogonal and should 
better respond to the alignment of the street, has not been addressed. Changes to the south 
facing elevation essentially vary and lighten the design treatment of the central block of the 
facade however relatively little has changed with regard to the concern that the elevation 
suffers from being a less important public elevation onto the ‘central service road’.   Whether 
or not the route acts as a way to service the buildings, given the potential of this space to 
provide an additional public route it should be designed as a public front. As such this 
remains a weakness of the current design. 
 
The pre-application points referring to early discussions about responding to the use and 
potential life of the student hall need to come from the articulation of the distinctive 
arrangements of the cluster flats and common areas it still to be demonstrated. The 
suggested use of public art and creative design to establish a more relevant and distinct 
typology away from the modern office or budget hotel remains a challenge. Whilst the 
proposal indicates the potential for public art applied to areas of the facade this potential is 
far from demonstrated in the current proposal as to how this can help to deliver a more 
responsive design solution. 
 
The overall design approach to the student block ultimately provides a building that aims to 
break down the scale and mass of the building but struggles to fully deal with the repeated 
monotony of standardised study bedroom windows by underplaying the potential for using 
common room clusters, circulation areas and entrances to ultimately break up and articulate 
the scheme in a way that compensates for the loss of the existing buildings. As it currently 
stands the Old Hospital and Fripp’s Chapel contribute to a greater degree in terms of 
articulating the corners of the site and proving a more satisfying response to views along 
streets such as Earl Street. 
 
The ongoing adjustment to this basic approach does not help to resolve a number of broader 
design concerns related to high density living in the city centre such as responding to the 
traditional grain of the area, single aspect north facing living accommodation, common areas 
that are restricted in terms of natural light, and the delivery of usable private amenity spaces 
in higher density schemes, which should for example make better use of areas such as flat 
roofs”. 
 
With regard to the southern end the medical School / offices the CDG are of the view that 
despite the applicants statement, the building does not positively address the south facing 
space created by the layout, and given the prominence of this elevation in the broader 
townscape as well as the sensitive relationship with adjacent listed buildings this remains a 
significant issue. The CDG state that “the proposed building containing the offices and 
medical school currently raises concerns in the way that it responds to the shape of the site, 
and as such potentially creates some awkward spaces onto Lower Maudlin Street and 
Whitson Street. The layout responds poorly to its context giving the impression that the 
design has been imported from a less urban setting. Whilst both the scale and layout of the 
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building potentially provide a more appropriate response to the area, there is level of 
refinement and realignment needed, as well as a rethink in terms of the way that the building 
addresses the public realm. The medical school function of the building should be more 
explicit within the scheme adding character and distinctiveness to the site. The education 
use seems to currently be lost within the combined building which seems much more office 
than prestigious educational facility. The medical school elements should more confidently 
respond to the adjacent public realm and the building finishes should perhaps incorporate a 
more distinctive identity to the building, similar in spirit to the Eye Hospital opposite. 
 
The space to the south is a valid approach and responds to lessening the impact of the 
development onto St James Priory and the White Hart public house. A slight adjustment to 
the angle of the building in addition to including an active edge and entrance to the medical 
school would help to provide a more vibrant character and animation of the space. Better 
incorporating the space with the building will help to provide a more memorable and positive 
function to the space which currently reads as space left over in the current design.  
 
The ‘central service road’ to the north of the building has a relationship with the building on 
the opposite site of Lower Maudlin Street, although again this could be one that has a more 
positive and definite response by realigning the building to address the Lower Maudlin 
frontage and making the central space more perpendicular to the listed building, 
strengthening the vista. Setting back the entrances of the building on the side elevations 
does offer some level of interest from the street and into the central atrium, although the 
current design appears to underplay the contribution that the entrances potentially make to 
the public realm, and does not fully address the opportunity to contribute to longer views 
from the bus station or from Lewins Mead. 
 
The initial palette of materials provides a mix of contemporary elements alongside reused 
stone to form a plinth has some merit, although the design should not seek to use the solid 
plinth material where the building would better serve the public realm by greater 
transparency and activity. The initial design facing on the ‘central service road’ appears as a 
largely blank rear façade which a concern given its likely visual prominence within the 
street”. 
 
iii) Public Realm and Landscape Design 
 
“One benefit of the scheme is the potential contribution of public realm. The intensive use of 
the site should however seek to maximise the extent of high quality public realm including a 
more positive approach and consideration of the ‘central service road’ which can better 
serve the development that currently indicated. Greater generosity of the pavements onto 
Marlborough Street, Lower Maudlin Street and Whitson Street should aim at significantly 
improving the pedestrian environment with greater opportunity for tree planting that is 
currently indicated. 
 
The space to the south has greater potential than the lawn and tree planting shown on the 
initial drawings and the general aim should be to integrate a more comprehensive landscape 
design alongside improved streets and the central cross space. 
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Since the pre-application stage there has been a genuine attempt to respond positively to 
CDG’s assessment of the public realm opportunities; the central road has a shared space 
and small courtyard sitting area that will soften the development somewhat on the Lower 
Maudlin Street frontage; the Whitson Street frontage displays a landscape scheme 
incorporating an open plaza, retained lawn, seating steps and tree planting. Street tree 
planting along Whitson Street and Lower Maudlin Street will soften the impact of built form 
on these elevations. 
 
The degree to which these proposals successfully respond to the pre application comments, 
however, is less positive. With regard to the central road, leaving aside the sitting area, the 
quality of the walking route provided is not high as it passes through little more than a car 
park. With regard to the public realm on the Whitson Street / Lower Maudlin Street junction, 
the proposed pedestrian route involves climbing and then descending flights of steps  -  quite 
simply, this will not be used as the steps and their proximity to the building frontage will act 
as a deterrent to the legibility of the route as public access. It should be noted that this route 
is highlighted as part of primary access route 3 in the Public Realm and Movement 
Framework.  A more simple scheme that pushed the retaining structure back towards the 
building and kept the public realm at a level with the highway would read better and provide 
greater accessibility. A more minor issue concerns the street trees. The species selected are 
unlikely to provide an effective foil to the building massing as they are generally small trees 
and short lived; larger growing trees are more typical of Bristol’s city centre and responds 
more to the character of the neighbouring St. James Parade Conservation Area”. 
 
iv) Public Art 
 
Policy BCS21 states that major developments should deliver high quality design including 
the delivery of public art. Given the scale of the proposed scheme as well as the use and 
location there is an expectation that public art will play a significant role in the design of the 
scheme, helping to articulate the buildings and animate the public realm.  
 
The LPA would expect to see a Public Art Plan / Strategy to be submitted with the 
application, however the public art report submitted as part of the application is instead a 
tender document to develop a public art proposal rather than any firm approach at this stage. 
The appointment of a public art consultant is welcomed and the LPA would encourage the 
further development of a public art scheme to animate the site and also to help address the 
identity and articulation of both new buildings and public spaces. 
 
It is preferable that the development of a public art scheme is integral to the further design 
considerations that are required in terms of the scheme overall, however public art can be 
secured via an appropriate planning condition should this become necessary. 
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(D)   WOULD THE PROPOSED DEVELOPMENT PRESERVE THE SPECIAL INTEREST 
OF DESIGNATED AND LOCAL, NON DESIGNATED HERITAGE ASSETS 

 
i) Policy Context 
 
A ‘heritage asset’ is defined in the NPPF (Annex 2: Glossary) as: “A building, monument, 
site, place, area or landscape identified as having a degree of significance meriting 
consideration in planning decisions, because of its heritage interest.” ‘Significance’ is defined 
(also in Annex 2) as “the value of a heritage asset to this and future generations because of 
its heritage interest. That interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s physical presence, but also from its 
setting.” 
 
Any decisions relating to listed buildings and their settings and conservation areas must 
address the statutory considerations of the Planning (Listed Buildings and Conservation 
Areas) Act 1990 (in particular sections 16, 66 and 72) as well as satisfying the relevant 
policies within the National Planning Policy Framework and the Local Plan.  
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in 
considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or historic 
interest which it possesses. The Authority is also required (under Section 72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990) to pay special attention to the 
desirability of preserving or enhancing the character or appearance of the conservation area. 
The case of R (Forge Field Society) v Sevenoaks DC [2014] EWHC 1895 (Admin) ("Forge 
Field") has made it clear where there is harm to a listed building or a conservation area the 
decision maker ''must give that harm considerable importance and weight." [48].  
 
Section 12 of the national guidance within the National Planning Policy Framework (NPPF) 
2012 states that when considering the impact of a proposed development on the significance 
of a designated heritage asset, great weight should be given to the asset's conservation, 
with any harm or loss requiring clear and convincing justification. Paragraph 132 of the 
NPPF states that significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting. Further, paragraph133 states that 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 loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss. Finally, paragraph 134 states that 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 securing its optimum viable use.  
 
The Setting of a heritage asset is defined within the NPPF (Annex 2) as: “The surroundings 
in which a heritage asset is experienced. Its extent is not fixed and may change as the asset 
and its surroundings evolve. Elements of a setting may make a positive or negative 
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contribution to the significance of an asset, and may affect the ability to appreciate that 
significance or may be neutral.”  
 
In addition, the adopted Bristol Core Strategy 2011, within Local Policy BCS22 of the Bristol 
Core Strategy (BCS) states that: “Development will safeguard or enhance heritage assets 
and the character and setting of areas of acknowledged importance including historic 
buildings both nationally and locally listed… and conservation areas.” Policy DM31 of the 
SADMP requires that “proposals affecting locally important heritage assets should insure 
they are conserved having regard to their significance and the degree of harm or loss of 
significance”. It goes on to state that: “Conserving heritage assets: Where a proposal would 
affect the significance of a heritage asset, including a locally listed heritage asset, or its 
wider historic setting, the applicant will be expected to:  
 
i. Demonstrate that all reasonable efforts have been made to sustain the existing use, find 
new uses, or mitigate the extent of the harm to the significance of the asset; and  
ii. Demonstrate that the works proposed are the minimum required to secure the long term 
use of the asset; and  
iii. Demonstrate how those features of a heritage asset that contribute to its historical, 
archaeological, social, artistic or architectural interest will be retained; and  
iv. Demonstrate how the local character of the area will be respected.”  
 
The NPPF divides heritage assets into two categories: designated heritage assets and non – 
designated heritage assets. The heritage assets relevant to this site can be summarised as 
follows:- 
 
Designated Heritage Assets Non – designated Heritage Assets 
  
Listed Buildings  
  
Church of St James, Whitson Street (Grade 
1) 

Old BRI building and chapel (Local List ref. 
225) 

Church House, Whitson Street (Grade II*) King Edward VII Memorial Wing (Local List 
ref:224) 

Churchyard walls and gates (Grade II)  
Listed walls and railings, Whitson St (Grade 
II) 

 

The White Hart Inn, Lower Maudlin Street 
(Grade II) 

 

Bristol Eye Hospital, Lower Maudlin Street 
(Grade II ) 

 

7, Bridewell Street, (Grade II)  
Former Fire and Police Stations, Silver 
Street (Grade II) 

 

  
Conservation Areas  
St James Barton  - adjacent  
Kingsdown  
St Michaels Hill and Christmas Steps  
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The term non-designated heritage asset is explained by the National Planning Policy 
Guidance (NPPG) as: “…buildings, monuments, sites, places, areas or landscapes identified 
as having a degree of significance meriting consideration in planning decisions but which are 
not formally designated heritage assets...”  
 
ii) The Impacts 
 
A Heritage Assessment was submitted with the application with the aim of addressing the 
heritage issues relating to proposed development and its surrounding environs.  
 
Impact Upon Setting of Adjacent Conservation Area(s) 
The Church of St James Priory sits within the St James’s Parade Conservation Area, a 
building of exceptional interest and a focal building within the conservation area; a landmark 
as such. The applicants are of the view (paragraph 3.7) that the application site “has 
relatively little contextual connection” with the Church of St James and its attendant group of 
listed buildings. It is concluded that the proposed demolition and redevelopment will “cause 
no harm to the significance of the St James’s Conservation Area or to the Grade I listed 
Church of St James Priory or to the grade II* listed Church House. 
 
Officers from the City Design Group (CDG) however disagree with this conclusion and are of 
the view that the “proposed building is in marked contrast to the character and scale of the 
St James Parade Conservation Area and fails to respond to its context and as such the 
proposals represent substantial harm to its setting. Although outside of the Conservation 
Area it is within its immediate setting. It is not considered to preserve that setting, and the 
unresponsive design is unlikely to enhance it. There is a close grouping of Listed buildings 
within the Conservation Area around the intimately scaled parvise (the courtyard) at the west 
end of Grade I Listed St James Priory church. Whilst the new structures will have only 
limited impact from within the enclosed area it will be visible to some extent. As part of the 
setting, that area within which the asset might be enjoyed, it represents an over-dominant 
massing with elevations immediately facing the assets that are architecturally arbitrary and 
of an un-contextual materiality. The formation of a new area of public space on the southern 
corner of the site fails to provide enclosure to the north side of Whitson Street that might 
better address the intimacy of the parvise and the Listed entrance gates and walls”.  
 
St James Priory 
The Grade I Listed church tower and the architecturally significant west front, are a clear 
landmark when viewed from Lower Maudlin Street. It is considered that the loss of this visual 
connection, and the consequential harm to the legibility of this asset are considered to pose 
a moderate to high degree of not substantial harm to its legibility within the urban landscape. 
New development should seek to enhance and better expose the significance of heritage 
assets and these proposals fail to address this aspect of policy.    
 
Church House  
Church House is a Grade II* Listed building attached to the north aisle of St James’s Church. 
A complex building; its special interest is mainly on extant work of the C17th. It enjoys an 
intimate location tucked in the north corner of the parvice. Views from the parvice northwards 
will be negatively impacted upon by the proposed development. Presently the chapel of the 
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Old BRI building represents a backdrop to these views, and its loss, and the negative impact 
of the proposed redevelopment is considered to pose a moderate to high degree of not-
substantial harm.   
 
The White Hart Inn 
The White Hart Inn is a Seventeenth Century building of two and two and a half storeys that 
terminates the west end of the Conservation Area. The applicants accept that the “degree of 
change will be noticeable, but will be entirely consistent with any city centre situation where 
a site is being redeveloped near a listed building”. They consider that the proposals will 
result in a “dramatic improvement” in terms of the surroundings of this listed building and that 
the “depressing effect of the rear elevation of the Old BRI will be removed and the new 
surroundings of the listed building will better reveal its significance”. Officers have a contrary 
view and consider that the proposed building and the intended open space would appear 
incongruous as the setting of this building and pose a high degree of not-substantial harm to 
it through poorly considered scale and massing and a generic architectural treatment that 
lacks local distinctiveness or understanding of context.  This negative impact would be 
particularly harsh when viewed from the south-east when viewing the assets up Lower 
Maudlin Street with the proposed building volume looming behind it.  
 
The chapel of the Old BRI is now a legible landmark within the setting of the White Hart Inn 
when viewed from Lower Maudlin Street. The loss of this character building, the design and 
materiality of the new structures, and the poorly considered open space adjacent to the inn 
pose substantial harm to its setting.     
 
Lower Maudlin Street 
Two grade II Listed buildings on the south side of Lower Maudlin Street, now the Bristol Eye 
hospital, are an attractive pairing of C18th dwellings with a clear design ambition and quality 
of materials. The adjacent unlisted C20th structures respond in both scale and materiality to 
these buildings in a responsive manner. The scale of the proposed dwelling in close 
proximity on the east side of the street is considered to be over-dominant upon the heritage 
assets and to pose a moderate to high degree of not-substantial harm to those assets; the 
applicants consider that this is a “typical juxtaposition of facades such might be found in any 
inner urban environment and the listed building will be no less significant as a result”. It is 
also considered that the setting is further harmed by the obstruction of the clear sightline 
between these buildings and St James’s church tower, the parish within which these houses 
sat.  Whilst the new buildings will be significantly taller than the Listed structures; their 
location on the opposite side of the road and the denser urban character of this street limit 
the degree of negative impact. The harm posed is a moderate degree of not substantial 
harm.  
 
Demolition of Old BRI Building and Fripp’s Chapel - Non – designated Heritage Assets 
The application proposes the demolition of the C18th and C19th Old BRI building and 
chapel,1858, which are not listed or within a Conservation Area, but are identified on the 
city’s Local List as being a valued building in heritage terms; of architectural/ aesthetic, 
historical and communal importance, and are categorised as a non-designated heritage 
asset. The NPPF states that: “In weighing applications that affect directly or indirectly non 
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designated heritage assets, a balanced judgement will be required having regard to the 
scale of any harm or loss and the significance of the heritage asset.” (paragraphs 135 & 
136). 
 
The Bristol Royal Infirmary is one of the earliest hospitals founded in the country outside of 
London (1736) though the Old Building on the site dates from a later period (1784-1814) by 
architect Thomas Paty. The chapel was added in 1858-60 by local architect S.C.Fripp. Two 
applications (one in 2010 and one in 2015) were made to Historic England (formerly English 
Heritage) that the buildings be listed but both were declined.  
 
The submitted Heritage Statement considers that the Old BRI building “has a degree of local 
historical interest, but in architectural terms it is relatively uninspiring” the heritage 
significance/ value of the site as being generally of low or moderate value with the Old 
Building having high historical and communal value and Fripp’s Chapel as having moderate/ 
high aesthetic value. It describes The Fripp Chapel as “a small building of relatively little 
intrinsic architectural and historic interest that might not be considered for local listed if it 
were not attached to the Old BRI” (paragraph 3.26). 
 
Historic England have previously advised that: “The loss of the locally listed building, 
including the chapel, conflicts with Bristol City’s Core Strategy Policy BSC22; and as such 
would entail the loss of a distinctive and locally-valued historic building which contributes to 
the overall street-scene and Bristol’s wider identity. It will be up to the local planning 
authority to consider the justification for this and to weigh up the complete loss of 
significance of this heritage asset.” They continue to in effect leave the issue of the 
demolition to the Local Planning Authority. It is clear from the high level of objections to the 
loss of the buildings that both buildings are highly valued within the community and wider 
area. 
 
It is the view of officers that the design approach to the site involving the complete demolition 
of the Old Hospital and Fripps Chapel fails to recognise the importance or relevance of the 
locally listed buildings. The Council’s City Design Group (CDG) have previously and 
continue to advise that the Old Building has high community and streetscape value, and 
plays a key role in defining the history and sense of identity to the area, thus disagreeing 
with the Heritage Assessment. The independent panel considering nominations for local 
listing has given a good score to the building for its architectural interest and historic 
importance. It is important to retain the key aspects of the building i.e. original external 
fabric, the H-form plan, floor slabs and any other notable features that contribute to the 
significance of the heritage asset. The hospital chapel is a key feature in the streetscape.   It 
is essential that the historic assets on the site are responded to in a positive way, although it 
is acknowledged that there are a number of ways in which this can be done involving various 
degrees of retention, adaption and alteration. 
 
It is maintained that there are a number of alternative strategies to retaining the buildings in 
full or in part or indeed a more explicit response to the evolution and reuse of historic fabric. 
It is accepted that the Old Hospital building has been much altered. Some parties including 
the applicant consider it to be a relatively unattractive building which only serves to create an 
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oppressive canyon onto Marlborough Street. CDG maintain the view that the building is of 
historic merit with regard to its association with the development of the hospital precinct. In 
design terms the building has some merit in the potential for a more restored and repaired 
elevation, and it is maintained that there is scope to maintain, rework or reuse the building 
fabric as part of the wider scheme. In particular, the formal entrance façade onto 
Marlborough Street, and the strong plinth and lower parts of the corner wings have great 
potential to further contribute to this part of the city centre. 
 
With regard to Fripps Chapel, the recent site clearance has further exposed what is an 
attractive building of considerable townscape merit, and given the small footprint on the site 
as a whole should be retained in its entirety and incorporated fully into the development 
scheme. The chapel is an early example of a standalone building type and the first 
documented example of a locally distinctive “Bristol Byzantine” style. 
 
Ultimately their complete loss which represents substantial harm, will have to be weighed in 
the balance having regard to the significance of this heritage asset and the development 
proposals overall. 
 
iii) Archaeology  
 
The site has significant below-ground archaeological potential. It lay within the precinct of the 
12th century St James Priory and part of the wall abutting Lower Maudlin Street could lie on 
the line of the western precinct boundary wall. Part of the northern boundary wall may run 
through the site. Other consensual or ancillary buildings may survive on the site while there 
were 17th century buildings fronting on to Lower Maudlin Street, illustrated in a painting of 
1826.  
 
An evaluation trench was excavated on the site during the course of the previous 
application. The results of this fieldwork have not been submitted to the planning authority, 
but it is known from a monitoring visit that archaeological remains were identified that will 
warrant further investigation. Should this application receive consent and the standing 
buildings lost, the scope of a programme of works would significantly increase because the 
research agenda for the site will include the origin of the infirmary and its role in the city’s 
health care provision. Conditions to secure the recording of the buildings to be demolished 
would be required should consent be given. 
 
E)  IMPACT UPON THE AMENITIES OF EXISTING AND FUTURE OCCUPIERS 
 
In delivering high quality urban design new development should safeguard the amenity of 
existing development and its occupiers and create a high-quality environment for future 
occupiers, which is also safe, healthy and useable (Policy BCS21 refers). Policy BCS23 of 
the Core Strategy addresses the issue of different forms of pollution, including noise and air 
pollution. Policy DM33 is clear that development will not be permitted if mitigation cannot be 
provided to an appropriate standard with regard to air quality amongst other things. 
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The site is set within a tight urban context and typically surrounded by a mixture of uses. 
Given the scale of the development proposed, the following issues must be given due 
consideration and weighed in the balance, when assessing the development proposals: – 
the impact of the proposals upon daylight / sunlight; overshadowing; whether the 
development would be overbearing on adjoining occupiers and  / or create unacceptable 
levels of overlooking; whether the layout provides for an environment which feels safe; the 
nature and space of the residential units being created; addressing any issues of noise and 
disturbance. Taking these factors into account the following assessment has been made, 
firstly with regard to existing occupiers / premises and secondly the impact upon future 
occupiers. 
 
i) Existing Neighbouring Occupiers  
 
Daylight / Sunlight – Using the published guidelines of the Building Research Establishments 
‘Site Layout planning for Daylight and Sunlight’ 2011 this reports examines, through 
established methodology, the impact of the development upon the levels of daylight and 
sunlight that existing residents will receive. The BRE Report advises that daylight levels 
should be assessed for the main habitable rooms of neighbouring residential properties. 
Habitable rooms in residential properties are defined as kitchens, living rooms and dining 
rooms. Bedrooms are less important as they are mainly occupied at night time. It is 
important to note that the advice contained within the BRE Report is guidance only, it is not 
mandatory and that ultimately there is a degree of judgement to be made and consideration 
of neighbourliness.  
 
The report has assessed the second floor flat within St James Church House; the upper floor 
of the White Hart Public House; the listed St James Almshouses and Walsingham House 
Hostel. Members should be advised that the earlier scheme, which was previously subject to 
appeal (now withdrawn), did not include an assessment of the St James Almshouse. 
 
It concludes that “generally the scheme is considered to have a predominately negligible 
impact when measured against the significance criteria of the VSC (vertical sky component), 
no vertical sky line and the average daylight factor method for daylight assessment. With 
regard to sunlight “generally the scheme is considered to have a negligible impact when 
measured against the criteria. As such overall assessment concludes that the “proposed 
development will create a negligible impact on the residential amenity adjacent to the 
development site and is considered to be acceptable in daylight and sunlight terms on the 
surrounding properties”. Officers are now satisfied with this assessment. 
 
Overshadowing / Overlooking and Overbearing - The relationship of the proposed 
development with St James Priory was a cause for concern for members in the earlier 
scheme (16/01888/F) which formed one of the reasons for refusal. The current scheme sets 
the southern building back from Whiston Street at the lower end and instead provides an 
area of public realm. It is considered that this coupled with the scale of the development at 
this end reduces any subsequent impacts in terms of being overlooked; overshadowed or 
the development being over bearing.  
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With regard to the other relationships between the existing and proposed developments on 
Marlborough Street, Lower Maudlin Street and the upper end of Whitson Street, these are all 
considered acceptable given the nature of the uses (existing and proposed) and typical of a 
city centre relationship.   
 
ii) Future Occupiers 
 
Student uses are not required to meet the national space standard, given that they are 
regarded as temporary uses. While the outlook from some of the student bedrooms would 
be limited this is considered acceptable given the urban context and to an extent the 
temporary nature of the accommodation.  
 
An acoustic report was submitted with the application which undertook noise monitoring at 
the site. Officers are satisfied that with the appropriate conditions noise can be satisfactorily 
mitigated. 
 
(F)  TRANSPORT AND MOVEMENT CONSIDERATIONS 
 
i) Policy Context  
 
The NPPF at Section 4 (paragraphs 29 – 41) addresses the issue of promoting sustainable 
transport measures. The site is in a sustainable location that in principle in highway terms is 
considered to be acceptable for an intensive mixed use development such as this, as it 
would concentrate development close to public transport hubs, services and facilities in 
accordance with Policy BCS20 of the Core Strategy. Policies BCS10, DM23 and DM27 are 
relevant and referenced below. 
 
ii) Highway Boundary - Highway Boundary Marlborough Street 
 
In promoting sustainable transport measures Local Planning Authorities are advised to 
identify and protect, where this is robust evidence, site and routes which could be critical in 
developing infrastructure to widen transport choice. Policy BCS10, amongst other things, 
requires development to be designed in such a way as to enable the delivery of 
improvements to the transport infrastructure; to make the best of the existing transport 
infrastructure through improvement and re shaping of roads and junctions where required to 
improve accessibility and connectivity and assist regeneration and place shaping. Corridors 
with potential to service future routes for walking, cycling and public transport are to be 
safeguarded or sought where appropriate. Policy BCS13 requires that development should 
mitigate climate change through measures which would include patterns of development 
which encourage walking, cycling and the use of public transport instead of journey by 
private car.  
 
Policies DM23 echo these overall principles with regard to improvements to sustainable 
modes of transport and policy DM27 reiterates that proposals should not prejudice future 
potential for an area to achieve a coherent, interconnected and integrated built form in order 
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to create healthy, safe and sustainable places, providing inclusive access, creating safe and 
attractive links to other routes.  
 
The development proposals fail to consider the wider implications of the highway network. 
The applicants have been advised that if the building is not to be retained then there is a 
requirement for this frontage to be set further back than shown on the submitted plans, in 
line with the adjacent Dorothy Hodgkin Building, in order to create a wider transport corridor 
(21 metres is required). This will remove a significant bottleneck and constraint on the 
highway network to the benefit of all highway users. It would provide a much safer 
environment for existing pedestrian and cyclists and the 715 occupants and visitors to the 
development. The Authority’s Transport team advise that looking at the wider highway 
network it will allow the Authority to make significant safety and reliability improvements for 
cyclist and buses respectively in the vicinity and would ensure that the highway network has 
sufficient resilience to cope with the demands of other developments including a potential 
new BRI car park, Callowhill Court and other future growth, and building on the aspirations of 
the developing City Centre Movement Strategy. 
 
iii) General Footway widths  
 
National policy is clear that good design goes beyond architecture and should address 
connections between places, integrating new development into the existing environment to 
create safe and accessible places for all people and improve the way that they function 
(Section 7, NPPF). Local Policy BCAP30 states that “Development on or adjacent to primary 
and secondary pedestrian routes will be expected to provide an appropriate and 
proportionate level of public realm improvements to the route.” Whitson Street between the 
bus station and Lower Maudlin St is an existing primary pedestrian route (as designated by 
the BCAP) whereas all of the other streets bordering the site are existing secondary 
pedestrian routes. Policy DM23 requires development to provide, where appropriate, 
enhancements to the walking and cycling network. 
 
The proposals would introduce a significant number of employees (office and commercial) 
and a significant number of medical students and student residents (715) all using the site at 
any time. While the site was last used by the hospital trust for offices/ wards which would 
attract a certain footfall, the proposal would increase footfall to the site dramatically.  
 
Concern has been raised with the applicants with regard to the footway widths around other 
parts of the site which fall short of adequate in some locations, particularly where there is 
likely to be a significant increase in concentration of pedestrians. In addition, a considerable 
amount of cycle storage has been shown around the footway which exacerbates the 
problem as does some of the tree planting, which whilst welcome appears to be in the 
middle of some widened footways, the advantages of which have therefore been lost. 
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iv) Lower Maudlin Street  
 
The existing contraflow cycle lane appears to be lost. The remaining footway is obstructed 
with street furniture. Further consideration to this area is required and this matter has not 
been resolved. 
 
The refurbishment of the existing zebra crossing will be required. This will be a significant 
desire line for the new users of the site. This does not form part of the proposals being 
considered. 
 
v) Whitson Street 
 
The applicants are unwilling to undertake improvements to the junction of Whitson Street 
with Marlborough Street. The application is likely to increase volumes of pedestrians to 
significant levels in the vicinity of this site, and measures to improve crossing facilities at this 
junction will be required. This has not been included within the proposals. 
 
Further down Whitson Street, the area around the taxi rank and entrance to the bus station 
is problematic and the opportunity to sufficiently widen the highway and / or footway in this 
area has not been taken. The additional concentration of pedestrians has been focused on 
this area in the form of a medical school and commercial uses, the former of which will have 
numbers of students leaving the site in plateaus after lectures. This location is bound by a 
taxi rank at the carriageway edge and at the back edge of the footway a structure housing 
stairs and a ramp. Significant volumes of students leaving the building would have to 
navigate an effective width of 1.6m along with passengers boarding taxis. This is inadequate 
and unsafe. 
 
vi) Access road and Servicing 
 
Concern has been raised with regard to the proposed new access road at the Whitson Street 
end given the considerable cross fall and right angle; the Authority needs to be satisfied that 
this area is not affected by an adverse camber. Significant re – levelling of Whitson Street 
may be required.  In addition, should the applicants be using Bristol Waste as contractors, 
this area would need to be accessed by refuse vehicles of 11. 4 m rather than the 10m 
which has been tracked; and the swept paths demonstrating this will be satisfactory have not 
been provided. This is likely to have an impact on the taxi rank, and is likely to result in the 
overrun of the footway, to the detriment of safety and with significant maintenance 
implications.  
 
vii) Servicing  
 
Concern has been raised with regard to the provision for and location of the refuse storage 
facilities by both the Authorities Transport Team and Bristol Waste. A Servicing Strategy / 
Statement would be needed to address these issues should permission be granted, prior to 
the commencement (rather than occupation of) any development to ensure that these issues 
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can be adequately resolved. This would also identify the use of smaller vehicles for refuse 
collection. 
 
viii) Cycle Parking  
 
Sufficient cycle parking is provided (181 + an additional 26 for visitors but concerns are 
raised with regard to their position in terms of accessibility / sufficient space to be operated. 
An additional 110 short stay cycle parking spaces are provided on – street, which is 
considered excessive and will result in the obstruction to the footways in places.  
 
ix) Car Parking  
 
23 car parking spaces are proposed within the central area off the proposed access road. 
Observations from the Authorities Transport team identify issues with their usability given 16 
are tandem spaces and the lack of buffer space, protecting adjacent structures. This could 
be resolved by removal of some of the spaces, which are currently considered to pose a 
safety concern. 
 
x) Taxi Rank  
 
The proposals would result in the removal of a taxi bay which is likely to be problematic, but 
ultimately this would be subject to the TRO process. 
 
xi) Construction Management  
 
A Construction Management Plan is required for this site which has not been submitted with 
this application. This to be secured via condition should permission be granted. This is 
particularly pertinent considering the significant issues which have been raised during the 
application for demolition. 
 
xii) The Framework Travel Plan  
 
A Framework Travel Plan (April 2017) was submitted with the application. Should permission 
be granted, within 6 months of occupation, a Full Travel Plan would be required, to be 
secured by condition. A Management and Audit Fee is to be secured via any S106 
agreement, which equates to £10,000 given the scale of this development. 
 
xiii) Student Drop Off  
 
A Student Moving In / Moving Out Strategy (April 2017) was submitted with the application. 
In brief the strategy is to use the car parking spaces on the site at the start and end of the 
student term. Loading and unloading students will be booked into slots and will have to park 
elsewhere in public car parks until their slot is available. This approach is deemed 
acceptable by the TDM team and in line with other student developments in the city centre. 
A condition would be required to secure this strategy. 
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(G)  SUSTAINABILITY  
 
The Bristol Core Strategy contains specific policies relating to sustainability as follows: Policy 
BCS13: Climate Change, BCS14: Sustainable Energy, BCS15: Sustainable Design and 
Construction and BCS16: Flood Risk and Water Management. The Bristol Central Area Plan 
also includes further policies BCAP20 and BCAP21 relating to sustainability standards and 
connections to district heat networks.  
 
In order to address the above policies an Energy Strategy (April 2017) was submitted as part 
of the application. This has been assessed by the Authorities Sustainable Cities team and 
further queries were later addressed by the applicant. 
 
For the student accommodation the strategy proposes energy efficiency measures; a solar 
PV; heat pumps providing space heating/ cooling in communal areas and a gas fired CHP 
with back up gas fired boilers providing domestic heating. The Energy table shows a 9.9% 
reduction in residual emissions. 
 
For the office / medical school the strategy proposes improvements in the fabric efficiency; 
aspirations with regard to air leakage; heat pumps and a roof mounted PV system; 
mechanical ventilation with heat recovery and the potential connection to the district heating 
network for the provision of domestic hot water. The building provides a 32% reduction in 
residual emissions from renewable energy.  
 
Connection to a district heat network is unlikely to take place within the timeframe of the 
construction process, but through conditions, further consideration could be given to this 
matter or to providing the ability to connect to future networks.  
 
There are elements that are not wholly satisfactory, for example the provision of electric 
panel heaters in the student accommodation and the level of residual emissions, but overall 
it is considered that subject to the imposition of a number of conditions, the proposals in 
terms of sustainable credentials are considered acceptable.  
 
H)  AIR QUALITY 
 
The site lies with the Air Quality Management Area (AQMA). Policy BCS23 states that 
development should be sited and designed in a way as to avoid adversely impacting upon, 
amongst other things, environmental amenity of the surrounding area by reason of air 
pollution. Policy DM33 seeks the inclusion of mitigation measures to address air quality in 
any development. 
 
An Air Quality Assessment was submitted in support of the application. The Authority’s Air 
Quality Officer raised serious concerns with regard to the impact of the proposals on air 
quality. The modelling approach was discussed with the consultants and it was agreed to 
conduct further work to provide information on the air quality impact. As far as the Authority 
is aware the agreed work has not been completed; no further information on the air quality 
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impact has been received. In the absence of the agreed technical report on the revised 
modelling, the objection remains. 
 
(I)  FLOOD RISK AND SUSTAINABLE URBAN DRAINAGE 
 
There are no objections on the grounds of the above issues subject to conditions. 
 
(J)  CONTAMINATION AND COAL MINING RISK ASSESSMENT  
 
There are no objections on the grounds of the above issues subject to conditions to secure 
compliance with the submitted and approved remediation scheme and contingency should 
any further contamination be found any time when carrying out the approved development. 
 
(K)  NATURE CONSERVATION  
 
Officers are satisfied that nature conservation considerations such as potential for roosting 
bats/ nesting birds have been addressed, subject to the imposition of a number of conditions 
should permission be granted.  
 
(L)  PLANNING OBLIGATIONS / HEADS OF TERMS  
 
The key planning obligations relate to the Management and Audit Fee for the Travel Plan 
(£10,000). These obligations could be secured by a legal agreement should permission be 
granted.  
 
M)  COMMUNITY INFRASTRUCTURE LEVY (CIL)  
 
The development will be liable for CIL, which is calculated to be £1,419,949.50, provided 
that none of the remaining buildings currently on site are demolished prior to any consent 
being granted. 
 
 
CONCLUSION  
 
The proposals are considered to fall short of the policy aim to achieve high standards of 
urban design, (to include architectural quality), whilst safeguarding or enhancing the historic 
environment. For the reasons set out in the report it is considered that the proposals 
particularly fail to contribute positively to the area’s character and identity, creating or 
reinforcing local distinctiveness. In so doing the proposals also represent substantial harm to 
a number of the designated heritage assets, namely the St James Parade Conservation 
Area; the setting of the Grade II listed White Hart Inn and in terms of locally designated 
heritage assets, the total loss of the BRI old building and the chapel and varying degrees of 
not substantial harm to the setting of other designated heritage assets. There is significant 
level of objection from amenity groups and third parties on this issue which are well 
documented in the report.  
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It is recognised that there are a number of public or other benefits of the scheme, beyond the   
generic benefits of a city centre mixed use scheme on brownfield land, in that the proposals 
will address to a degree the undersupply of student accommodation and provide a medical 
school which the applicant’s state would be linked to the University of Bristol and the Bristol 
Royal Infirmary. It is however considered that these are not substantial and as such do not 
outweigh the harm to both the designated and non- designated heritage assets. 
 
In addition to the above and to be weighed in the balance of considerations are the issues 
raised with regard to the transport and movement, one of which is a principle issue regarding 
the building line along Marlborough Street and the opportunities lost in terms of the wider 
highway network and providing a safer environment for all highway users. With regard to the 
more detailed considerations of footway widths and cycle storage, ultimately this relates 
back to the design quality of the scheme.  
 
A final outstanding issue is that of the matter of air quality. At the current time the proposals, 
through the modelling submitted within the Air Quality Assessment, indicate that the 
development will result in an unacceptable substantial adverse impact upon air quality in the 
locality. In the absence of any evidence to the contrary (through re modelling) or 
amendments to the scheme to address this issue, the proposals in this regard are not policy 
compliant. 
 
In light of the above officers are unable to support the proposals as they stand; the 
opportunity to address these issues in a collaborative manner is not now available to 
officers. As such it is recommended that officers defend a refusal of the scheme at the 
forthcoming Public Inquiry for the reasons set out below.   
 
 
RECOMMENDED: THAT HAD THE LOCAL PLANNING AUTHORITY BEEN IN A 
POSITION TO DETERMINE THE DEVELOPMENT PROPOSALS IT WOULD BEEN 
REFUSED ON THE FOLLOWING GROUNDS: - 
 
1) The proposed development by reason of its overall urban design and architectural quality 
would be unacceptable, failing to respond positively to the existing city centre context and 
failing to preserve the special interest and setting of relevant heritage assets contrary to 
Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990; 
Sections 7 and 12 of the National Planning Policy Framework (March 2012); Policies BCS21 
and BCS22 of the Bristol Core Strategy (June 2011); Policies DM26, DM27, DM28, DM29 
and DM31 of the Site Allocations and Development Management Policies (July 2014); and 
Policy BCAP43 of the Bristol Central Area Plan (March 2015).  
 
2) The proposed development, by reason of siting, fails to provide for adequate road space 
to make improvements to the local and wider transport network which will have adverse 
impacts upon the quality and safety of pedestrian and cycle routes around the site; 
congestion; public health; highway safety and will prejudice the delivery of wider strategic 
growth within the vicinity and central area. As such the proposals are contrary to advice 
contained within Section 4 of the National Planning Policy Framework (March 2012); Policies 
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BCS10 and BCS13 of the Bristol Core Strategy (June 2011) and Policies DM23 and DM27 
of the Site Allocations and Development Management Policies (July 2014). 
 
3) The proposals fail to provide adequate footway widths in order to provide for the 
significant increase in pedestrian movements around the site to the severe detriment of 
pedestrian safety and accessibility, contrary to guidance contained within Section 4 of the 
National Planning Policy Framework (March 2012); Policies BCS10 and BCS13 of the Bristol 
Core Strategy (June 2011); Policy DM23 of the Site Allocations and Development 
Management Policies and Policy BCAP43 of the Bristol Central Area Plan (March 2016). 
 
4) The proposal fails to provide adequate cycle parking and thereby adequate provision of 
sustainable travel facilities contrary to guidance contained within Section 4 of the National 
Planning Policy Framework (March 2012); Policies BCS10 and BCS 13 of the Bristol Core 
Strategy (June 2011) and Policy DM23 of the Site Allocations and Development 
Management Policies (July 2014). 
 
5) In the absence of information to the contrary, the proposed development would result in 
an unacceptable substantial adverse impact upon air quality in the locality and is therefore 
contrary to Policy BCS23 of the Bristol Core Strategy (June 2011) and Policy DM33 of the 
Site Allocations and Development Management Policies (July 2014). 
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