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SUMMARY
Members are asked to consider two applications, the full planning permission (19/04331/F) and the
accompanying listed building application (19/04322/LA) at the former BRI site; a (0.7 ha) site within
the City Centre and an area designated as Hospital Precinct. The site was formerly owned by the
Hospitals Trust but was acquired by Unite Group Plc. (student accommodation providers), in
September 2015.
Over the last three years to four years there have been a number of proposals put forward by the new
owners to redevelop the site which this Authority has not been able to support – refer to extensive
planning history. During the course of this time the heritage status of the site has changed; the St
James Parade Conservation Area was extended in August 2018 and now encompasses the site and
the Fripp’s Chapel was designated Grade II in Sept 2017; the former BRI building remains locally
listed. With this change of status has been a welcome, and in your officers view, a necessary change
of approach; a heritage led approach which unlike the majority of previous iterations, now retains and
converts both the former BRI building (with the exception of the Hill Ward Block) and the Chapel.
This set of proposals introduces for the first time a residential element comprising 62 private rental
apartments within the converted former BRI building. As a consequence 416 student bedspaces are
now proposed in the new build element of the scheme, a substantial reduction from the 700 +
bedspaces proposed on previous submissions. In addition the Fripps Chapel is to be refurbished and
it is hoped will contribute to the public art offer on the site, but in any event will be available for A3
(food and drink), D1 (non- residential institutions) and / or D2 (Assembly and Leisure) uses. A small
(123m2) commercial unit is proposed at the southern end of the site to add to the mix of uses, to be
used for either A1 (retail), A2 (financial and professional), B1 (offices), D1 or D2 Uses.
Considerable public realm enhancements form part of the proposed scheme, which importantly
include the creation of a new public square and the widening of the currently very narrow pavements
around the whole site which was a failing of earlier schemes. Two new routes have been created
through the site, one for servicing and one a route through to the new square, thus ensuring greater
permeability. Members will also note that the scale of the new build element is not as extensive as
previous submissions.
Through the mechanism of a Planning Performance Agreement, the scheme has significantly and
positively evolved throughout a six month pre application process. Consequently the level of officer,
community, member and stakeholder involvement has been high and the proposals informed by this
process.
It is considered that the submitted scheme now addresses the majority of issues that have been
raised with regard to the redevelopment of this site over the years. Whilst a number of amenity groups
have raised more detailed issues it is fair to say that the proposals now attract support; albeit
members will see that there continue to be objections from the Victorian Society and the Council for
British Archaeology, which are reported in full. These objections centre around the demolition of the
Hill Ward Block; the architecture of the new build elements in terms of the historic context, notably the
conservation area and St James Priory, and subsequent impacts upon a number of other heritage
assets. Concerns have been raised with regard to the relationship with St James Priory and as a
result a number of amendments have been made to the scheme in order to avoid potential adverse
impacts upon its more vulnerable occupiers.
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Members will see from the report that officers have considered all the issues and have come to a
recommendation of approval subject to a legal agreement and conditions in order to sufficiently
mitigate any impacts. Members should note that whilst there is no requirement for the provision of
affordable housing in this instance given the development benefits from the Vacant Building Credit,
the applicants have offered 20 % of the units at a 20% discount for essential workers; this matter is
addressed further in the report.
THE APPLICATION PROPOSALS
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 is located within the St James Parade Conservation Area; the Chapel is Grade II
listed and the former BRI building is locally listed. There are a number of listed buildings surrounding
the site, including the Bristol Eye Hospital (Grade II); the White Hart Inn (Grade II) , the Church of St
James (Grade I) and Church House (Grade II *). 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 separate
permissions at the southern end.
The application proposals include the following:•

The part demolition of the existing structures on site which include a number of vacant medical
buildings and the Hill Ward Block.

•

The conversion of the former BRI building into 62 conventional residential dwellings for rent
(Use Class C3) comprising 39x 1-bedroom flats and 23x 2-bedroom flats.

•

Purpose-built student accommodation building of part 4, part 6 and part 7 storeys, including
communal shared spaces, comprising 416 students bedspaces, predominately in cluster unit
form (Sui Generis use);

•

The provision of 123m² of commercial space at ground floor level (Use Class A1, A2, B1, D1
and D2 Use Class);

•

The retention, refurbishment and conversion of the Fripps Chapel for flexible community use
and potentially to incorporate the public art offer (A3, D1 or D2 Use Class);

•

The provision of 4 disabled parking spaces (electric charging enabled); a total of 328 secure
and covered cycle parking spaces including: 21 cycle spaces provided within the student
cycle store; 96 within the undercroft for the residential building and 20 sheffield stands within
the public realm.

•

The provision of an extensive landscaping scheme providing a new public realm including a
new route through the site; public square and the widening of footpaths around the whole site
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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 (which
included the Chapel and former BRI). 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. Approval was given
on 14th September 2017.
Pre Application Enquiries and Planning Applications
2015
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 Jan 2016 and 19th April 2016.
2016
Planning Application ref: 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”.
Refused at Development Control Committee held on 28th September 2016 for the following two
reasons:-
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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. An appeal was submitted to the Planning
Inspectorate but this was subsequently withdrawn.
2017
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 under croft 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.
Planning Application ref: 17/02413/F “Demolition of the existing buildings and redevelopment of the
site to provide a part 7, 8 and 9 storey building fronting Marlborough Street, comprising 715 student
bedspaces; communal areas and central courtyard; and erection of part 4, 5 and 6 storey building to
the rear to accommodate a mix of uses, including office floorspace (Use Class B1) and/or medical
school (Use Class D1) equating to 6,860sqm and a small commercial unit; associated access road,
landscaping, public realm improvements, under croft car parking and cycle parking”.
Following an appeal against non- determination by the applicants given a decision was not issued
within the 13 week period, it was resolved by DC Comm B, that had they had the jurisdiction to do
so, the proposals would have 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 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
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(June 2011); Policies DM26, DM27, DM28, DM29 and DM31 of the Site Allocations and Development
Management Policies (July 2014); 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 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); Policy 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).
An appeal was submitted to the Planning Inspectorate on 9th August 2017, however this was
withdrawn following the listing of the Chapel.
COMMUNITY INVOLVEMENT
Submitted with the application was a Report of Community Involvement (August 2019).
Process: With regard to Community Involvement on this scheme the report advises that the emerging
proposals were shared with key stakeholder groups and near neighbours, as well as the wider public,
following the advice set out in the BCC Statement of Community Involvement as well as NPPF
guidance. The “consultation” involved round table sessions; individual stakeholder meetings; a public
exhibition and drop in sessions; a member and stakeholder briefing facilitated by BCC officers and a
follow up Key stakeholder presentation (detailed on page 6). Consultation material and a link to an
online survey was also made available and posted on social media sites.
Outcomes: At page 13 - 18 of the report there is a summary of the comments and a useful response
to the feedback. To conclude it has been an iterative and collaborative process.
RESPONSE TO PUBLICITY AND CONSULTATION
A site notice and press notice were issued and neighbours consulted by individual letter. Following a
number of amendments to the scheme there was a further round of publicity and consultation in early
November. The following comments have been received:-
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Members of the Public: The Authority has received a total of 6 letters the main comments of which
are as follows:Proposed Uses – the proposals would result in a student ghetto; too concentrated and against current
policy; need to be dispersed around the city.
Private rental accommodation would help alleviate housing shortage in the area.
The Hill Ward Block would be better as a private residential accommodation than as student beds.
Quality of Student Accommodation: Student rooms are generally too small – claustrophobic for living
in and studying. Ten students sharing a small dining area is crowded.
Scale / Urban Design / Architecture – support the elevation on Marlborough Street – restoration of the
window pattern and using front part of the site for residential. Removal of 20th century encumbrances
and restoration of old infirmary a “stunning positive leap forward” A big improvement on what has
been previously proposed.
Retail opening facing Whitson St and St James Priory will have an adverse impact.
The height of buildings facing Priory and White Hart PH should really have rooflines no higher than
these buildings.
Incongruous oversized modern blocks.
Pavement widths – re locate the taxi rank to widen footpath on Whitson Street. (Officer Note:
addressed in subsequent amendments).
Proposed reduced scale of the new build southern block is commendable.
Consideration should be given to altering the proposed southern elevation facing the White Hart,
Church House and Priory to blend in more. The transition needs to be smoother.
Sustainability - gas central heating is proposed for the residential flats in the old BRI
building. Given the climate emergency and recent report that central heating boilers threaten
climate change targets and clean air goals (https://www.bbc.co.uk/news/business-50041077)
consideration should be given to other forms of heating and (if not already done so) to
additional insulation of the proposed flats. (Officer Note: the development is now to connect to the
District Heat Network).
Green Infrastructure – where is the “living” green roof? (Officer Note: This is now proposed and was
submitted as part of the amendments to the scheme).
Residents of St James House (The Old Almshouses): Eight residents of St James House have
written to object to the siting of the commercial unit and the location of the main entrance and exit for
400+ students directly opposite St James House which they consider will lead to noise and disruption
to fellow residents and ask whether this could be sited elsewhere on the site. A support co –
coordinator has also re iterated the above comments stating that not enough thought has been given
to the residents that live at St James House and that their needs are not being respected. Concern is
also raised with regard to the impact of the southern elevation; the façade is considered to be too over
whelming and does not fit into the historic heritage context.
St James Priory: “The current proposals for the BRI site are, on the whole, a positive improvement
on previous plans. We support the plans for accommodation units in the old BRI building. The images
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of the changes to the face of the old BRI building on Marlborough Street show welcome alterations
and improvements to the façade and the general impression of the building. The developments
around the Fripp's Chapel are also impressive in that the new buildings seem to fit very well with the
Chapel and complement the Chapel and it's stone frontages. The proposed buildings take into
account the texture and visual similarities of the Chapel in recognition of its Grade 2 heritage status.
However, the greatest Heritage asset locally - St James Priory (Grade 1 listed) is afforded scant
consideration. The Priory site, which includes St James House (the old Almshouses), Walsingham
House and Church House (Grade 2 listed) is barely considered in these proposals.
The first planning application by Unite was refused partly on the lack of consideration for the
adverse and overbearing impact on the Priory building but also due to the consequences of such a
development on the health and welfare of the vulnerable people who live in St James House and
Walsingham House. The current application makes no reference to the effects on St James Priory
Church or on the residents in St James House (an HMO supported accommodation for people in
recovery from addiction) and Walsingham House (a men's mental health crisis centre operated by St
Mungo's).
The façade of the buildings opposite St James Priory shows no regard for the historic and
protected Grade 1 listed building. This contrasts with the care taken with the developments around the
Fripp's Chapel. Unlike the buildings adjacent to the Chapel there is no link with the Norman
Stonework or the other stonework from the frontage of the Priory. Instead there is Brown Metal
Cantilever cladding (8.19 Visual Assessment) directly opposite the Priory which in no way
complements the stature or historical importance of the Priory. In fact it is a massively insensitive
contrast when compared with the sympathetic nature of the rest of the development. This is not
appropriate and is out of keeping with the considerate nature of the rest of the development. Also it
does not comply with the professed aim of respecting the St James Conservation area.
Opposite St James House HMO in the planning application there is a Commercial Unit. This is likely to
be a retail unit such as a Tesco Metro, similar to the one in Marlborough Street under the Student
Accommodation there which could be open from 7am - 10pm. This will have an adverse effect on the
residents whose kitchen and dining area is directly facing. The unit could be situated in an alternative
area where it will have fewer consequences for vulnerable residents.
The same applies to the main entrance and exit for students which on the plans is directly opposite
the gateway into St James Priory where St James House and Walsingham House are situated. This
throughway could also be re-sited in a less intrusive and more respectful position”.
Kingsdown Conservation Group: “Fully support the proposals. However the disposition and species
of trees specified in the above proposals should be reconsidered. Views of the Grade II listed Chapel
would be obstructed by the canopies of maturing trees when viewed across the central courtyard from
Lower Maudlin Street and also from a southerly direction on Whitson Street. For many visiting coach
passengers the view up Whitson Street would be their first prospect as pedestrians in the city of
Bristol.
There seems to be a widespread school of thought that mistakenly favours the planting of trees in
front of historic buildings with the aim to improve the scene, when, of course, that is often not the
result. On this occasion, it is the appearance of the proposed new buildings that would need to be
mollified. The Chapel is too valuable to be obscured”. (Officer Note: two trees proposed nearest to the
Chapel on Whitson Street were removed and re sited as part of the amended plans).
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Christmas Steps Arts Quarter: “The Christmas Steps Arts Quarter (Residents and Traders) is
delighted to support this application with its change of architect and decidedly conservation-led
approach. It contains many of the features that our association has been asking and hoping for.”:
Retention and restoration of the Old BRI Building; The sizeable element of adult residential
accommodation therein (the 62 flats including affordable housing); the retention of Fripp's Chapel as a
community space; a much-reduced element of student accommodation (416 beds instead of the
previously proposed 750) that would now sit comfortably within the remaining area of the site; the
height reducing down towards St. James' Priory; respect for traditional building materials appropriate
to the conservation area and subtle light coloured non-oppressive brickwork.
Notwithstanding the above some concerns regarding the BRI NW elevation, and the south east corner
of the PBSA and reiterated the issues raised surrounding St James Priory Project. With regard to the
latter they state:-.
1. The proposed architecture of the elevation facing the listed buildings of St. James Priory and the
White Hart appears to be the most "Modern" elevation of the complex in its design, whereas a more
discreet elevation appropriate to being opposite to some of Bristol's most historic buildings would be
welcomed.
2. In previous pre-app consultations, we have suggested that the commercial/retail frontage(s) should
be round the corner to be opposite the Eye Hospital, and St. James Priory is requesting that both this
and the students' entrance should be similarly moved around to the same place in Lower Maudlin
Street. It is important that the need of St. James Priory Project to operate in as tranquil a setting as
possible in the lower end of Whitsun Street should be respected.
They conclude however by saying that ”We have no wish that the application should be refused or
delayed because of these concerns. Therefore we hope that these points plus those raised in our
initial response can be dealt with by satisfactorily revised plans within the progress of this current
application”.
Civic Society: “The Society welcomes the current planning application without reservations.
The retention, restoration of the street elevations and the reuse of the Old Building for residential
purposes is a planning and conservation gain.
The proposal to build student accommodation on the lower site is an acceptable balance of
development against commercial need. We support the introduction of the elevated public square to
provide local 'lung' space with the glimpse views that it will give through the site. We welcome and
support Unite's efforts to improve the pavements, cycle ways and parking arrangements on Lower
Maudlin Street and Whitson Street, as well as the creation of the new through routes along Earl Street
and West Street and to improve the street furniture and tree planting.
The Society makes two suggestions,
(i) Tree planting should not obscure the views of the Grade II listed chapel, from any direction.
Similarly, no significant planting should disrupt the formality of the railed area that faces Marlborough
Street. Re the amended plans it is noted that these trees are now relocated to the southern end of
the site.
(ii) Graffiti and tagging will be a continuous problem. The graffiti on the security hoardings show that
the location is a prime target. Natural stonework does not discourage tagging nor does street art
protect walls. Thought should be given to means of designing out this form of anti-social behaviour.
With regard to the amended plans the Society state that they would choose for conservation
purposes to site the disabled access to behind the old building given the classic symmetry to the front
of the building. Comments are made with regard to the practicality / functionality of this access.

Item no. 1
Development Control Committee B – 18 December 2019
Application No. 19/04331/F & 19/04322/LA: Old Building Bristol Royal Infirmary Marlborough
Street City Centre Bristol, BS2 8HW

Conservation Advisory Panel: “As noted in the previous per application submission the Panel
welcomed the heritage led approach. However the audit of the interior of the original building should
have been more clearly informed the final design. The proposed material for the attic storey was a
concern. It was considered that the design of the new block was generic and should be improved. The
archaeological comments must be taken into account. The tree planting appeared to be random and
changed between drawings. Views of Fripp’s Chapel, both across the yard from Lower Maudlin Street
and up the hill from the exit from the bus station would be blocked by some of the trees”
University Hospitals Bristol: - “The proposed mixed use of the site will make the best use of this
important city centre site. We look forward to supporting Unite during the proposed construction”.
University of Bristol - Have submitted a letter of support, confirming that as an organisation they
support the location, product, price and generally the type of accommodation albeit they state that
they will leave the proposed studio’s “within the applicant’s direct control”.
OTHER COMMENTS – STATUTORY AND NON STATUTORY CONSULTEES
Council for British Archaeology (CBA): There remains an outstanding objection from the CBA – full
comments can be referred to on – line. The CBA strongly opposes the proposed demolition of the Hill
Ward Block and considers this to be substantial harm. It also considers that the “design parameters
for this site will need to be better informed by the results of archaeological evaluation” and that
“subsequent archaeological mitigation will need to be fully detailed and fully consulted upon prior to
any decision regarding this application”. Officer Note – a third version of the Written Scheme of
Investigation was submitted since these comments have been made and the issue is addressed in
Key Issue D of this report.
The Victorian Society: Objects to these proposals as follows:Old Building and Hill Ward Block - The Old Building of the Bristol Royal Infirmary was constructed in
the late 18th and early 19th centuries and extended at various subsequent times. Whilst not all of
these extensions can be considered sympathetic, the Hill Ward Block, constructed in 1866-1868, does
make a strong contribution to the site. Despite alterations, its southern and eastern elevations are still
a prominent feature and the buildings continue to add to the architectural interest of the site as well as
to the group value of the Old Building and the Chapel. The Design and Access Statement
acknowledges this as well and notes that even with these unsympathetic extensions, the Hill Ward
Block continues to contribute to the appearance and character of the Conservation Area. The St
James Parade Conservation Area was almost doubled in size recently in order to include the site of
the hospital buildings and lend them some protection after listing was refused. Despite this however, it
is still not a large area and the demolition of a fairly substantial building within this would lead to
significant harm to the conservation area. The argument that the varying floor heights and fenestration
patterns have frustrated attempts to convert the building to either residential use or student
accommodation should not be seen as sufficient justification for demolishing, rather than converting,
the building.
Regarding the proposals for the conversion of the Old Building, we have concerns with the treatment
of the façade. A number of the windows had their sills dropped in the early 20th century altering the
appearance of the façade considerably. Given the classical design of this façade, the proportions are
important, and whilst existing appearance of the windows is mildly damaging, lowering the sills of the
surrounding windows would only serve to exacerbate this harm (rather than remedying it) by
increasing the number of disproportioned windows. Ideally, the sills of all of the altered windows would
be raised to their original position, but failing that it would be less damaging if the sills were to remain
as they are so that at least some of the original proportions could remain visible.
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Furthermore, whilst we have no objection in principle to the replacement of the current roof
extensions, the proposed design for the replacements needs to be rethought in order to limit the
impact which these will have on the building. The suggested material of oxidized copper in the current
proposals would appear incongruous in the context of the rest of the façade and would have a
consequent negative impact on the main building of the hospital site. (Officer Note: The roof material
has been amended to reflect this comment)
Chapel - In regard to the Grade II-listed Chapel, whilst opening up views of the building to the west
through the demolition of the adjacent extensions will be positive, the insertion of double glazing could
mar this positive impact. The reflections caused by double glazing can significantly alter the
appearance of windows and indeed the entire structure, and secondary glazing would be far more
appropriate for this Grade II-listed building.
Development of the remainder of the site - Finally, the design of the proposed student accommodation
blocks would not be appropriate in the context of this small conservation area. They appear to take
little inspiration from the surrounding buildings within the conservation area, and through their
massing and height would instead cause harm to the rest of the buildings within this area including the
Grade I-listed St James’ Priory and the Grade II*-listed Church House.
Policy - The boundary of the conservation area was extended recently in order to offer the remaining
non designated heritage assets a further degree of protection, and the hospital site now occupies
around half of this area. The demolition of a significant building on the site, and the construction of
these student accommodation blocks would lead to substantial harm to the conservation area. The
proposed new blocks would occupy the central section of the site, and through their massing,
dominate the historic buildings of the conservation area to the north west and south east.
Under paragraph 195 of the NPPF, where a proposed development will lead to substantial harm to a
designated heritage asset, “it must be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh that harm”, or it must be demonstrated
that all of the following points apply:
a) the nature of the heritage asset prevents all reasonable uses of the site; and
b) no viable use of the heritage asset itself can be found in the medium term through appropriate
marketing that will enable its conservation; and
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is
demonstrably not possible; and
d) the harm or loss is outweighed by the benefit of bringing the site back into use.
All four of these points must be met in order for the harm of a proposal to a heritage asset to be
justified and it is up to the council to judge this. It is our view, however, that this is not the case and
the harm can therefore not be accepted.
Conclusion - The council’s decision to extend the conservation area in order to lend these buildings
an added degree of protection reflects their local importance and it is up to the council to ensure that
the protection which these buildings should have legally is afforded to them. Allowing this application
would not do that and we therefore urge you to refuse consent.
Natural England: No comments – refer to Standing Advice regarding the assessment on protected
species.
Historic England: No objections on heritage grounds albeit that concerns continue to be expressed
with regard to the views of the Chapel from the southern aspect and the demolition of the Hill Ward.
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The Council’s City Design Group (Urban Design; Conservation; Archaeology; Public Art;
Landscape) – the comments of the City Design Group (CDG) are referenced and discussed at Issues
C and D of the report. Overall the City Design Group states that it “welcomes the proposed
development in principle and the positive pre-application and post submission engagement
undertaken on the case. The engagement has helped to highlight and move a number of issues
towards resolution. Most of issues have been successfully resolved through the engagement process.
While there are some areas which may benefit from design tweaks, the proposal overall is
satisfactorily resolved as per the adopted policy and guidelines. Some of the issues that remain
outstanding can be resolved using planning conditions; CDG therefore supports the scheme for
approval with conditions”.
In terms of the observations from the Conservation Section in particular there are particularly
detailed comments given the complexities of the scheme and of course the thorough consideration
that is required for the listed building application. The full set of comments can be viewed on line and
will be particularly referenced within Key Issue D of this report. It concludes however that “in
considering the scale of the benefits against the harm posed to heritage assets, and ensuring that the
required level of great weight is placed in conservation, we conclude that there is adequate public
benefit that can offset the harm posed. However we require that further harm is mitigated through the
application for conditions on any planning and Listed building consent that might be granted by this
local authority”.
In terms of the observations regarding archaeology and following the agreement of a Written
Scheme of Investigation (version 3) fieldwork to record all the archaeology is ongoing. A suitably
worded pre occupation condition on any permission would be required to ensure the completion and
publication of the results and excavation works that have and are continuing to take place. In addition
a condition to record buildings before alterations / demolition is also to be imposed on any permission.
The Council’s Transport Development Management Team - following considerable dialogue with
the TDM team and the applicants and following amendments to the scheme in there are no in
principle issues raised - refer to Key Issue G.
Sustainability Team – refer to Key Issue E
Flood Risk Manager – No objections, the Drainage Strategy is acceptable, subject to the imposition
of a condition in this regard.
Pollution Control – No objections subject to a number of conditions. The Acoustic Assessment
Report makes a number of recommendations with regards to the insulation of the student
accommodation and conditions are recommended to ensure that these are carried out. The report
also gives noise limits for any plant associated with the development but as plant has yet to be
selected conditions to ensure approval of the details of such would be the subject of a condition. The
site is in a relatively restricted location with sensitive uses nearby. A Demolition/Construction
Management Plan will be required by condition. The development also proposes A1 and either A3, D1
or D2 use and conditions are required in with regard to opening hours and refuse and re cycling
deliveries.
Land Contamination – No objections subject to conditions.
Air Quality Team – No objections subject to a number of conditions regarding the positioning of flues
and the requirement at this time for windows on the façade fronting Marlborough Street to be non –
opening, up to and including the third floor.
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Avon and Somerset Constabulary - no objections, albeit would suggest that consideration be
given to applying the Secure by Design certification.
First Group (Bus) Non received but on previous schemes had advised that “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”.
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.
KEY ISSUES
Development Plan policies referred to below are pre fixed by the following codes:-BCS - Bristol Core
Strategy; DM - Bristol Site Allocation and Development Management Policies Document; BCAP –
Bristol Central Area Plan.
(A) EXISTING LAND USES AND THE PRINCIPLE OF THE PROPOSED LAND USES
i) Former Land use
The application site is located 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, 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.
ii) The Principle of the proposed land uses
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In principle the proposed uses of purpose built student accommodation and commercial / office
accommodation have been previously accepted on this site given that earlier (but relatively recent
schemes; 16/01888/F and 17/02413/F refer) were refused on heritage; design; amenity; transport and
air quality grounds only. The inclusion of a substantial element of residential development in the form
of private rental accommodation is now to be added to the mix with a consequent reduction in the
level of purpose built student accommodation (PBSA). In addition it is proposed that Fripps Chapel is
be used for either A3, D1 or D2 uses and the commercial unit for A1, A2, B1, D1 and D2 Use Class.
Ultimately the principle of a mix of uses on this city centre site align with Policy BCS2 which aims to
promote Bristol City Centre’s role as a regional focus, strengthened amongst other things, through
the more efficient use of land and a greater mix of uses. Opportunities for high quality and where
appropriate, high density mixed use development to maximise opportunities to re-use brownfield land
in the most efficient way are to be taken (policies BCS7, BSC20 and BCAP1).
In terms of the principle of each of the proposed uses the following is advised:Residential - The application proposes 62 residential apartments. The site is highly sustainable in
terms of its location particularly given its proximity to shops; jobs, services and facilities including
sustainable transport modes. Set within the context of the requirement for a total of 26,400 homes in
the city as a whole (policy BCS5 refers) between 2006 and 2026, and the provision of some 7, 400 of
this within the City Centre (BCS2 refers) the inclusion of a residential element within the proposed
scheme is welcome. Sited as it is within the St Michael’s ‘neighbourhood’ (as designated in the BCAP)
predominantly residential development, given the low flood risk, is particularly encouraged.
Purpose built student accommodation (PBSA). Student accommodation contributes towards
citywide housing delivery targets in accordance with national guidance (the NPPF). In this instance
the proposals contribute to the equivalent of 155 dwellings, (note: the studio flats are deducted and
the number of cluster flats divided by 2.5).
Policy DM2 states that student development will be acceptable in principle within the city centre.
Members will be aware that emerging policy (H7 and DS3) within the Bristol Local Plan Review seeks
a more directive approach to the location of specialist student accommodation. Relevant policy within
this document is however at an early stage in its preparation, with unresolved issues, such that it
cannot reasonably be afforded significant weight at this point in time.
The applicants have submitted a Student Accommodation Supply and Demand Analysis (August
2019), which explains that there is currently a significant demand for and undersupply of purpose built
student accommodation (PBSA) in the city at the current time. This supports the LPA’s pre-existing
understanding of this situation through discussions with higher education establishments and in
formulating future policy.
The report indicates that there are currently over 45,000 full time students in Bristol and this is set to
reach over 52,125 by 2022/23. It states that the supply of quality accommodation is an increasingly
important factor in the decision of which University students decide to attend and that for returning 2nd
and 3rd year students PBSA is becoming the accommodation of choice. It advises that the number of
PBSA currently under construction or in the current pipeline provision is not going to keep pace with
the expected rise in student numbers. The report identifies a number of other benefits that the
provision of PBSA will bring including the fact that 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); the location is well placed to serve both Universities being adjacent to the
University campus and near to the bus network up to UWE; it will be a managed and safe
environment and bring greater spending power to the area.
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The principle of student accommodation, for which a clear demand has been shown, is considered
therefore to be acceptable in principle in this location subject of course to the consideration of detailed
policy requirements (see Key Issue B below). The applicants have confirmed that the University of
Bristol will be securing this accommodation and have endorsed the numbers and provision as per the
application proposals.
A1, A2 and B1 uses, these uses are proposed within the small scale unit of (123 sqm) at the
southern end of the site fronting Whitson Street, clearly dependent upon the interest of the market and
as such yet to be determined. The impact of these uses with regard to the relationship with St James
Priory is addressed later in the report.
Policy BCAP15 states that new small-scale retail (A1) uses or other related uses (Use Classes A2-A5)
outside of designated shopping frontages/ areas in the City Centre would be acceptable where they
would contribute to the activity and vitality of the area. As such the principle of the proposed A1 and
A2 uses is acceptable here. The proposed B1 office / business use is also considered acceptable
given the city centre location – policies BC7; BCAP 1 and BCAP 6 specifically refer.
D1 and D2 - uses are proposed in both the converted Fripps Chapel and the commercial unit at the
southern end of the site.
The proposed D1 (non- residential institutions) uses are acceptable in principle in the city centre –
policies BCS2 & BCAP 1 specifically refer. Given that this use class comprises a wider range of use it
is considered necessary to impose a condition on any permission to exclude clinics, health centres,
crèches and day nurseries from the authorised D1 uses given the likely adverse highway impacts that
would result. The applicants have accepted the need for this restriction.
The proposed D2 (Assembly and Leisure) use are acceptable in principle in the city centre – policies
BCS2 & BCAP1 specifically refer. This use class comprises a wide range of uses which would be
expected within this sustainable city centre location.
A3 Restaurant and Cafes - are proposed as an option within the Fripps Chapel; an acceptable use
provided it would not result in harm to the character, residential amenity or public safety of the area
taking into account impact of noise, activity, fumes/ smells, litter; transport considerations, refuse
storage and flues –( Policy DM10 specifically refers). 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.
(B) MIXED AND BALANCED COMMUNITIES - THE NATURE AND MIX OF THE PROPOSED
RESIDENTIAL ACCOMMODATION
i) Will the development contribute to the mix of housing in the area?
Section 5 of the NPPF reflects the need to significantly boost the supply of housing and to deliver a
wide choice of high quality homes, widen opportunities for home ownership and create sustainable,
inclusive and mixed communities. Policy BSC18 of the adopted Core Strategy reflects this guidance
and 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'' In the first instance developments are required to address affordable housing need and
housing demand across the city under this policy and in effect this is captured by the preceding policy
BCS17. The policy then goes on to state that development `should aim to' contribute to the diversity
of housing in the local area and help to redress any housing imbalance that exists; respond to the
requirement of a changing population and employ imaginative design solutions. Policy BCAP3
identifies the need and demand for family sized homes within the central area and as such requires
the development of new homes to contain a proportion of family sized homes, defined as houses with
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two or more bedrooms or flats with three or more bedrooms and an element of usable outdoor
amenity space.
The submission proposes the conversion of the former BRI building to 62 one and two bedroom flats
which on the face of it does little to address the imbalance that exists in terms of the under provision
of family housing. The housing profile and mix for the Central ward within which the development sits,
comprises 91.8% houses and 7.9% flats. In terms of number of bedrooms 43.3% of the housing stock
here are one bedroomed and 33.7% are two bedroomed. To a certain extent it must be recognised
that this is a city centre location where the characteristics of the site make the provision of family
accommodation more difficult. In addition the need to retain the historic H plan layout of the former
BRI building makes its conversion rather constrained. Whilst options were investigated to provide
some family housing at the lower levels to the rear, this was considered challenging and ultimately
impractical.
Notwithstanding this issue the proposals do represent the introduction of purpose built rented
accommodation and as such bring a different residential offer to the city. In addition the offer of 20%
of the units to be for Essential Workers contributes further to the housing mix. Whilst this form of
housing (20% discount on market rent) would not normally be accepted as affordable and meeting
local housing need, because this site does not generate a specific need for affordable housing (due to
vacant building credit) this offer is welcomed in these circumstances. The provision of PBSA to a
degree frees up the existing housing stock for family homes within the City Centre to which policy
BCAP 3 refers and provides another residential type to add to this mix. Overall and on this basis it is
considered that the proposals contribute to the housing stock as well as satisfactorily contributing to
the mix of housing in the area.
Will the development contribute to the diversity of uses in the area?
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. In terms of PBSA more specifically the submitted
Student Accommodation Supply and Demand Analysis (Aug 2019), includes listings of PBSA in the
city either provided by both universities, leased by them or purpose-built and directly let – page 28 +.
This Authority has its own records of Specialist Accommodation in Bristol and it is clear, and to be
expected, given the city centre location and being close to the University of Bristol (UoB) and public
transport links to UWE, that there is a cluster of PBSA around the bus Station and this site.
In light of the above it is concluded that this is 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, in accordance with Policy BCAP4. In addition the other uses
proposed as part of the development, namely private rented accommodation; essential worker
accommodation; commercial uses and the public art offer / use of the chapel (A1, A3, D1 and D2
uses) overall positively contribute to this mix.
Will the development be detrimental to the residential amenity?
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
defines, amongst other things, what a ‘harmful concentration’ might be in terms of its consequent
impacts upon residential amenity and includes the requirement to assess such matters as the levels
of activity that cause excessive noise and disturbance for residents; the levels of on – street parking
that cannot be reasonably accommodated or regulated through parking control measures and
inadequate storage for recycling / refuse and cycles. Whilst the issue of residential amenity is
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considered in Key Issue E below the following is considered in terms of the specific policy issue for
PBSA and policy DM2.
It is recognised that there would be an increase in footfall around the site due to the development and
that whilst not in a high residential population immediately surrounding the site, both St James Priory
residential accommodation and the hospital facilities are noise sensitive uses. It is not anticipated that
the proposed development 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 with associated landscaping
and a reduction in the scale of the development at the southern end, has alleviated this relationship to
a certain extent. The PBSA would be managed, there would be a staff presence and security on site
24 hours a day as detailed within the submitted Student 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. There is adequate safe
and secure cycle storage within the scheme and the refuse and recycling is accommodated and the
servicing of such has been addressed. 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. Whilst further amenity issues are considered in Key Issue E it is considered
that overall the proposals will not result in excessive noise and disturbance and is as such compliant
with the requirements of policy DM2.
(C) 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 manmade 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
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designed to a high standard, setting criteria to assist in achieving this. Overall both local policy and
national guidance (section 12 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. 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. 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.
The applications amongst other things were accompanied by a Design and Access Statement (Aug
2019) which explain in detail the underlying design rationale with regard to the approach to the
impacts upon the conservation area, historic buildings, layout, massing and materials.
ii) Massing, layout and building design.
Essentially the design should aim to conform to the prevailing city scale and in this case the existing
massing of the former BRI building and the Chapel has informed the scheme as has the massing of
St James Priory and the open nature of its forecourt. Coupled with the consideration of the
topography of the site in general terms the new build elements of the scheme steps down from the top
of the site from 7 storeys adjacent to the Old BRI to 4 storeys opposite the Priory. The east and west
wing elements along Lower Maudlin and Whitson on Streets are 6 storeys. Throughout the pre
application and application process officers have been satisfied that the scale and massing of the
proposals are acceptable and sit comfortably within this sensitive context.
In terms of layout this should aim to reinforce the alignment of existing street frontages characteristic
of the proper definition of urban blocks within the city centre. The development achieves this given
that it is essentially a perimeter block development; which addresses the street frontages of
Marlborough Street, Lower Maudlin Street and Whitsun Street. There has been concern that the
student accommodation block C fronting Whitsun Street culminates in the excessive obstruction of the
primary south façade of the Chapel. The applicants submitted a Chapel Massing Study in order to
explore the options for addressing this issue. Officers are of the view that given this submission and
the consequences of any revisions in this regard, that the proposed arrangement is a reasonable
compromise. The impact upon the heritage asset in particular is addressed in Key Issue below.
The area suffers currently 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. The proposed scheme addresses this issue and provides significant improvement to the public
realm; an improvement of the public experience in and around the site. This culminates in the
widening of and improvement to the pavements and cycleways around the site as well as the creation
of new through routes along Earl Street and West Street which will be maintained for cycle and
access 24 hrs a day. The new public square, to be accessed from Earl Street and the new area of
public realm at the southern end of the site provides a significant contribution to this provision.
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Generous areas of planting and a water feature enhances the blue and green infrastructure. Semi
private space (for use of all residents) is provided within all elements of the scheme, the students will
benefit from a private landscaped quadrangle enclosed by the accommodation and the former BRI
residents have a secluded garden to the rear of the building. The development thus provides sufficient
private open space and satisfies the required provision within the Urban Living SPD; the public square
is in addition to this requirement and will also accommodate the playable provision.
The principal access to the residential flats in the former BRI is from the historic entrance from
Marlborough Street. In order for this to be more accessible amendments have been agreed which
include the careful positioning of a ramp behind the front railings; the further details of which will be
conditioned on any permission. This amendment has been welcomed by officers. The flats are also
accessed via the rear residential garden off Lower Maudlin Street or through the undercroft from the
accessible car parking spaces and cycle store. Concern was raised with regard to the latter access
which is a “tunneled “entrance but with further careful designing (softening and lighting) and some
recent amendments which have widened this in part, this entrance is considered acceptable. Further
details will be required by condition.
There is a principal entrance for the student accommodation at the southern end of the site accessed
from the new public terrace. There is a secondary access on Upper Maudlin Street which is primarily
for cyclists but will also be used by students on foot. This entrance serves to animate further the street
frontage; to establish activity and help reinforce an appropriate streetscape.
The Design and Access Statement provides in detail the rationale for the approach taken with regard
to the building design / architectural treatment. It has been an iterative and collaborative process
throughout both the pre application and application process with officers of the Authority, principally
the City Design Group.
Essentially there has been agreement on the approach taken to the locally listed former BRI building
and the Chapel, subject to a number of amendments which are described in the subsequently
submitted Addendum to the Design and Access Statement. In terms of the former BRI building these
relate to the further consideration of the rooftop additions which were initially considered to be too
bold and distract attention away from the heritage assets of the building itself and the site and locality
as a whole. The amendments retain where possible the parapet of the building and propose the use
of natural zinc standing seam which will blend in with the tone of the existing slate; retaining an
element of modernity with regard to the square windows. In terms of the Chapel the main revisions
relate to the “handing” of the stair and lift to better reveal the heritage assets.
With regard to the new build element, the PBSA, the key changes have related to the re design of the
Lower Maudlin Street elevation to pay homage to the Georgian proportions of the surrounding
buildings (Blocks A and B); additional brick to the base of the West elevation; a set back between the
retail unit and the common room at ground floor to avoid a pinch point at the pavement; and increase
in the size and visibility of the entrance to Block A and increased glazing to the rear of the commercial
unit (Block E). Further information regarding the cross sectional detailing has been submitted which
satisfies officers at this stage but will be further considered at the discharge of condition stage. In
terms of materiality the CDG raised some issue regarding the appropriateness of some of the
materials, in terms of brick type and colour. Further discussion is required here and as such will be the
subject of a planning condition requiring sample panels of all architectural materials to be approved
prior to implementation.
iii) Landscape Design and Planting Strategy
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In support of the submission was a Landscape Document for Planning – Nov 2019 which provides an
approach to landscaping of the site, a landscape strategy for all of the elements of the site. As well as
hard and soft landscaping details it provides clarity on the species of trees and a planting strategy
which is to include nature rich varieties. The plan has developed as a result of discussions with
officers and in particular the City Design Team with respect of Landscape Architecture. Conditions
would be imposed on any permission to secure these details. In addition a clear and robust lighting
strategy remains to be addressed and will also be secured by condition.
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.
In replacement of commissioning an artwork, the Public Art provision for this scheme has the potential
to respond to this unique opportunity to address the critical loss of cultural and creative space in the
city by securing, providing access to, and use of, an arts and culture community hub for Bristol
citizens. It is anticipated that the Grade II listed Chapel building can be secured for this use as the
developer’s public art contribution. At the time of writing this report the details of this arrangement
were still being explored but ultimately the space could be offered at a discounted or peppercorn rent
for an agreed period of time to a non-for-profit local community arts organisation (The Cultural Tenant)
to occupy and manage. The Cultural Tenant is to be appointed via an open procurement process
managed by the developer and the local authority. The applicants are in agreement in principle to this
approach. Alternative public art provision will secured via the s. 106 Agreement should this option not
be made available.
D) WOULD THE PROPOSED DEVELOPMENT PRESERVE THE SPECIAL INTEREST OF
DESIGNATED AND, NON DESIGNATED HERITAGE ASSETS.
i) Policy Context
A ‘heritage asset’ is defined in the NPPF (Annex2: 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.. It includes designated heritage assets and assets
identified by the local planning authority (including local listing)” ‘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 adopted Development 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
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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 16 of the national guidance within the National Planning Policy Framework (NPPF) 2019
provides guidance in terms of Conserving and enhancing the historic environment and at paras 193
advises how to consider potential impacts. Para 196 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, where appropriate, securing its
optimum viable use. Para 197 addresses the issue of non – designated heritage assets, where a
“balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset”.
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 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”. Furthermore there is a requirement that “development
proposals that would affect heritage assets will be expected to demonstrate, by way of a thorough
understanding of the significance of the asset, how any change proposed would conserve and, where
appropriate, enhance that significance”.
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
The Chapel (Grade II)
Church of St James, Whitson Street (Grade
1)
Church House, Whitson Street (Grade II*)

Old BRI building (Local List ref. 225)

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

King Edward VII Memorial Wing (Local List
ref:224)
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Street (Grade II)
Conservation Areas
St James’s Parade Conservation Area
Kingsdown - adjacent
St Michaels Hill and Christmas Steps –
adjacent
ii) The Impacts
A Heritage and Townscape Visual Impact Assessment Sept 2019 was submitted in support of the
proposals. As part of this assessment the location of viewpoints were agreed with Officers during the
pre- application discussions.
The conclusions of the City Design Group can be found at the beginning of the report and the full
detailed commentary is to be found on – line. During the pre- application and application process
there has been continual dialogue with the applicants and as a result a number of amendments have
been made to the original scheme. Overall officers are of the view that the impacts in terms of
heritage assets range from moderate less than substantial harm to negligible impacts.
Briefly and having regard to each asset the following is considered.
The Chapel – “The chapel is a significant mid nineteenth century building and a good example of the
work of SC Fripp. The exterior of the chapel wing has been little altered and the interior displays
Gothic decoration that ties in with the external decorations. It has group value with the C18 Eye
Hospital on Lower Maudlin Street (grade II), the Church of St James Priory (Grade I) and the listed
buildings at the lower end of Whitson Street. It is an early example of a regional purpose-built
infirmary hospital chapel; it contains memorials to army and medical officers who died in the course of
their duty, including those who fell in the First World War, Boer War and The Mahdist War.
The Listed chapel building will be retained, and brought back into a beneficial new use. There will be
heritage gain in the removal of later disfiguring additions and the better revealing of the chapel’s
significance. There is a degree of harm in the breaking of the physical link to the hospital building, but
this would remove fabric of less value to both assets and has the potential to provide public benefits in
the improved access onto the site and around the historic structures.
The restoration of the exterior of the chapel is fully supported subject to detailed design and
conditions. The opening up of a new door in the SW elevation is of limited harm, but the close
proximity of the new courtyard podium deck to the chapel wall robs it of some of its landmark
character when viewed from within the site or from the SE. Views from the SE will largely be lost and
this is regrettable, but the enjoyment of the building from closer quarters within the site is some
compensation.
Internally the lower floors of the chapel are devoid of heritage value, the space having been long
subdivided from its original two-storey museum room. The chapel is Spartan, with significance mainly
in the retained memorials on the walls, the stained glass lancet windows, tracery east window, and
small carved stone niches. The volume is otherwise a plain box with an unexceptional plaster roof
relieved only with ornamental ceiling roses. Following amendments the proposed new stair into the
rear of this space will be against the back wall of the chapel and, subject to protection and revealing of
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the stained glass and memorials is now acceptable. The full height partition for the stair lobby is of
concern, this could potentially detract from the proportions and special character of the interior and as
such a pre commencement condition is recommended in order to ensure that through design and
further detailing this is not the case.
The Conservation Officer is of the view that the proximity of the proposed new student block to the
south –eastern façade of the chapel is considered harmful. It will obstruct the landmark character and
architectural crescendo of the tracery window and “be overbearing having therefore a significant
harmful impact on the setting of the chapel and its legibility from the SW, entrance to the Coach
Station, and from the parvise of the Grade I Listed St James’s church. This has been considered to be
a key failure in conservation-led design and strongly detracts from the positive aspects of its reuse
and restoration”.
Options for addressing this issue were explored by the applicants through the Chapel Massing Study,
subsequently submitted. The study showed that a total of some 7 units of each floor would have to be
removed in order to better reveal this elevation. This accommodation would be required to be found
elsewhere on the site given likely viability issues and would in itself result in other harmful impacts
which would need to be weighed in the balance. In addition it must be recognised and as the Study
points out that overall, securing a new use for the Chapel and improving its setting from the new pubic
square as well as the other wider heritage benefits of the scheme should be taken into consideration.
Planning officers are of the view that the ultimately the proposed arrangement is considered to be a
reasonable compromise in this instance.
St James’s Church and Church House
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. St James’s
church is Bristol’s oldest standing building, and is of extremely high significance historically,
architecturally, culturally, and aesthetically; a significance recognised by the Grade I Listed status and
as such the most sensitive of the adjacent assets to change.
Church House is immediately adjacent to the church and connected to its north side. It is a building
mainly of the C17th, but incorporates elements of an earlier, monastic, date. The boundary walls and
gate piers accessing the parvise from Whitson Street, immediately opposite the development site, are
Grade II Listed in their own right.
The development site is in very close proximity to this asset across the narrow width of Whitson
Street. The proposed four-storey element of the designs, immediately facing the entrance to the
church, is relatively subservient in scale when viewed from the west door of the church and parvise.
The façade will now be a subservient background feature in these views.
When viewed southwards down Whitson Street the gables of the west end of the church and the
Church House are prominent. Whilst it is recognised that the erection of a six storey building will
change the view the conservation officer considers that given the scale and architecture “they remain
subservient in these aligned views”. The Conservation Officer raises concern with regard to the
obstruction of the views of the church tower from Lower Maudlin Street which would “harm the
landmark value of the church and its setting”. It must however be recognised that this scenario is a
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likely impact should this currently open site be redeveloped. Overall the level of harm to the setting of
St James’s Church and Church House is considered to be negligible.
The White Hart Inn
The Grade II 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 and is just 10m across the road from the site at its
southern extremity. Broadly vernacular in style it is domestic in both scale and character. As defined
by the Listing of the former BRI Chapel this site has group value with that building, and also with the
higher status C18th properties of the Bristol Eye Hospital a short distance up the road.
The proposed new buildings face directly onto the White Hart across a new hard-surfaced public
space. The four-storey elevation has a strong horizontal emphasis, but is now broken up with vertical
feature elements, The Conservation Officer considers this new backdrop to the Listed building is
contrasting, “but not overly dominant in an urban setting” and that the impact is negligible.
Lower Maudlin Street – The Bristol Eye Hospital
The Grade II Listed portion of the Bristol Eye Hospital is formed of two early C18th brick buildings,
each of three storeys with dormer attic, and that face directly onto the site from the west side of Lower
Maudlin Street. As with the White Hart, the impact of the proposals relates more to the group value
and this is discussed below.
The three storey buildings will sit immediately opposite proposed six and seven storey sections of the
development, and a service access road. The Conservation Officer is of the view that the scale of six
storeys “risks being overbearing on the historic assets opposite” but that the pallet of materials, brick
and stone, go some way to ensuring that the proposed building fits into its context”. Further design
development has been on going in order to improve this relationship at the time of writing this report.
The harm here is described as the low end of less than substantial harm.
St James’ Parade Conservation Area
The character and appearance of the conservation area is well detailed in the report of the
Conservation Officer as well as within the Heritage Assessment submitted by the applicants.
It is agreed that the focus of the conservation area is the Grade I church which includes part of the
medieval precinct associated with the Priory church; the church tower being the most notable
landmark within the CA. Overall the southern part is characterised by the church yard and green park
space with mature plane trees and stone boundary walls; the northern portion covers the former
Hospital buildings and the listed eye hospital buildings, a significant collection of important hospital
buildings. Essentially the mass and the form of the infirmary buildings contrast with the historic cluster
at the southern end of Whitson Street and the current unattractive void is unsightly and makes a
negative contribution to the local character as identified in the Conservation Area Boundary Review.
In assessing the impact on the CA the impact of the proposals and whether they preserve or enhance
the special character must be assessed. In assessing this the conservation officer advises that the
proposals would result in Moderate Less than Substantial harm. He advises that “ character is
definable in the materials and architectural treatment of the existing buildings of importance, but the
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proposals choose only to reinterpret that character on a limited scale. Proposed materials and
elevations to the development as a whole do not preserve the special character as defined, and the
infilling of the original open setting of the hospital also fails to better reveal the heritage significance of
the hospital and chapel; Proposals need then to ensure a tangible enhancement to the special
character. Whilst there are features that are well detailed and appropriately proportioned, particularly
facing the White Hart, the street elevations still fail to provide an exemplary design response to the
special character the CA is set up to preserve. Whilst the massing and scale are new they are justified
in bringing the site into an optimum viable use, but the design quality of proposed elevations falls
short of the expected standard and quality”. At the time of writing officers are further considering the
design details of the new build elements in order to mitigate some of the harm identified. Overall the
conservation officer concludes that in terms of harm, this is moderate less than substantial harm.

Locally Listed Asset – the former BRI Building
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. It is Bristol’s largest single Georgian building, and has considerable historic and evidential value.
The Old BRI building is fundamental to the setting of the Grade II Listed chapel and is a landmark
building within the Conservation Area. The original Eighteenth century structure remains at the core of
the hospital, but and has accrued a number of later Victorian additions which, arguably, have less
significance to the main structure. The significance of the Old BRI building lies in the H-form plan of
the original building, the spine corridor and staircase arrangement, the survival of C18th and early
C19th fabric internally, and the contribution its scale, material and character give to the Conservation
Area. It is proposed to now retain the majority of the historic hospital, preserve the key aspects of the
internal arrangement, seek to reveal and restore historic features both internally and externally.
Discussions have been held regarding the treatment of the roof relating to retention of parapet walls
and the design and materials of the replacement roof wings. With regard to the former a pre
commencement condition is proposed to be placed on any permission which resolves the current
treatment of the parapets which currently impact upon the symmetry and Georgian proportions of the
building.
It is proposed to demolish the Hill Ward and concerns have been raised in this regard from the
Victorian Society and the British Council for Archaeology in particular. The applicants submitted
further information in order to explain the underlying rationale for the approach. The Conservation
officer advises that “it is not the most significant feature on the site, and its value is principally the
contribution to the special character of the Conservation Area through materiality and shared
architectural vocabulary. Considering the proposals in the round we must be convinced that proposals
would either preserve or enhance the special character of the CA, and there is much to recommend
the care now being paid to the more important original Georgian building. Overall the proposed
approach to the locally listed building is a positive one, but benefit is tempered by this palpable loss”
but ultimately results in the low end of less than substantial harm.
Setting and Group Value
The listing description for the Chapel makes clear that part of the building’s significance lies in the
group value with Grade II Listed Bristol Eye Hospital, Grade I Listed St James’ Church, and the other
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Grade II Listed assets to the south. At the current time there are clear visual connections between
these buildings that cross through the Conservation Area and the site within it. This value is further
enhanced by the locally listed former BRI building.
The development of this site will to a degree inevitably lead to a loss of some of these clear lines of
sight; it is in officers view an unavoidable conflict in the development of what is currently an open site.
Whilst the design and massing of the proposals might help mitigate any harm, the current visual
connections between them would be lost to a new, more densely urban, setting, in which a number of
the heritage assets are now experienced in isolation. The conservation officer concludes that this will
lead to a low end of less than substantial harm.

Archaeology
The site has a great deal of archaeological interest as indicated in the St James Parade Conservation
Area Character Appraisal and other references. Historically at least part of the site lay within the
precinct of the Priory of St James that was founded in the 12th century. After the dissolution of the
monasteries in the 16th century the area fell to private hands and was developed for housing and
industrial uses that included an early sugar refinery. The infirmary itself was originally established in
the mid-18th century on land immediately to the north of the former priory precinct.
Elements of all these former uses are likely to survive on the site. Of particular importance will be; any
evidence relating to the priory use of the site; any remains of the early post-medieval uses including
the sugar refinery and evidence relating to the development of the infirmary.
As a result of this archaeological interest, a programme of archaeological evaluation trenching has
been implemented by the applicant to enable a thorough assessment of the potential impacts to the
archaeological significance of the site. This has identified relatively well preserved remains relating to
the 16th-18th century developments on the site including former tenements and foundations relating to
the sugar refinery.
It was agreed with the archaeological contractor during this process that these remains were of local –
regional importance and that consequently, should the development receive consent, a programme of
archaeological works would be required to ensure that these remains were suitably recorded.
In light of this advice the applicant instructed the archaeological contractor to undertake an extensive
excavation in accordance with an agreed Written Scheme of Investigation (version 3). This fieldwork
to record all the archaeology that will be impacted by the proposed development is ongoing, although
it will be necessary to ensure the completion and publication of the results of this fieldwork through a
suitably worded pre-occupation attached to any planning consent.
iii) Conclusion
There has been detailed assessment of the heritage assets as part of the application and an
approach taken to the site which recognises and conserves the most significant heritage assets.
The site is within the setting of number of nationally protected elements including the Grade I Listed
church and Grade II* Listed Church House, four Grade II Listed structures, and within the
Conservation Area; this ensemble is therefore of extremely high significance, as defined by the NPPF,
and is vulnerable to insensitive change. It states further that “as heritage assets are irreplaceable, any
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harm or loss should require clear and convincing justification”. This is not limited to designated
heritage assets, but covers non-designated assets.
There are a number of elements of the proposals that are considered to result in a degree of less than
substantial harm, particularly with regard to the demolition of the Hill Ward and the obstruction of
some of the key parts of the chapel. The materiality and detail of the new build elements is also
questioned and design refinement is the subject of on – going discussion. That said the proposals will
go a long way to better revealing the significance of the locally listed former BRI (by reversing later
disfigurements and restoring important features) and the grade II listed Chapel and provide viable new
uses for both buildings..
Where harm and the justification for that harm exists then the Local Planning Authority should
consider tangible public benefits of the development in the planning balance and this planning
balance is provided in the overall conclusion of this report. In considering the scale of the benefits
against the harm posed to heritage assets, and ensuring that the required level of great weight is
placed in conservation, the CDG concur with this balance and conclude that “there is adequate public
benefit that can offset the harm posed”.
E) THE SUSTAINBILITY CREDENTIALS OF THE PROPOSALS
i)Policy Context
The NPPF 2012 advocates the importance of sustainable development and highlights the need for a
transition to a low carbon future and in tackling climate change throughout the document requires
Local Planning Authorities to achieve the economic, social and environmental dimensions of
sustainable development. Section 14 specifically looks at meeting the challenge of climate change
and flooding. Further to the NPPF, the adopted Bristol City Council Core Strategy 2011 has a strong
emphasis for development to address climate change through appropriate mitigation measures.
Policies BCS13-16 has significantly increased the requirements placed upon applicants in respect of
both the information required to support applications and the sustainability credentials of the schemes
themselves. They require 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.
Submitted with the application was an Energy Strategy (August 2019) and an Overheating
Assessment Report. During the course of the application a further document was submitted to further
justify the use of electric panel heaters in the purpose built student accommodation. Further
discussions have taken place between parties since the submission of these documents and as a
result these will need to be updated prior to the commencement of the development should
permission be granted.
Overall the scheme performs well in terms of its sustainable credentials in terms of the energy
efficiencies and the air permeability of the fabric of both the new and refurbished buildings. Conditions
are required to secure a number of these elements, including the roof mounted PV panels in terms of
renewables.
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It has been agreed that space heating and domestic hot water in the 62 residential flats will be
provided via the district heat network. Hot water in the student accommodation will also be provided
via the heat network, to be secured by a s. 106 Agreement. This has been the main and most
significant amendment to the scheme. It is with regret that the applicants are however proposing that
the space heating in the 416 student rooms will be provided via electric panel heaters (resistive
heating), which does not comply with policy BCS14, a requirement that has been made clear
throughout the planning process for this application. Having reviewed the additional information
provided as justification for the use of electric heating the Sustainability team continue to raise
concerns in this regard and on this basis do not support the proposals.
F) 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.
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 and Overshadowing– The applicants commissioned a Daylight, Sunlight and
Overshadowing Report August 2019 using the published guidelines of the Building Research
Establishments Report 209, Site layout planning for daylight and sunlight – A guide to good practice”
and the Professional Guidance Note ‘Daylighting and sunlighting (1sr Edition, 2012. Regard has also
been had to the Authorities Urban Living SPD. These reports have examined, through established
methodology, the impact of the development upon the levels of daylight and sunlight that both existing
and future residents will receive and also the degree of shadowing that will occur. 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 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. The
daylight assessments demonstrate that the majority of neighbouring residential rooms generally retain
levels of daylight in excess of the guidelines with 4 (out of 27 habitable rooms assessed) isolated
transgressions at the Almshouse. It is also noted that these transgressions comfortably comply with
the supplementary ADF test. The BRE Guide recognises in paragraph 2.3.1 that by building too close
to the boundary can hinder the future development potential for adjacent sites. In such circumstances
the BRE also permits an analysis of an ‘imaginary mirror image’ which is intended to demonstrate that
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the findings of the results are such that it is more the close proximity of the neighbour being the
primary reason for the infringements than as a result of the over development of the site itself.
The results of this alternative hypothetical assessment demonstrate that if there was something of
equal massing on site in the existing scenario that all rooms within the Almshouse would comfortably
comply with the guidelines. This demonstrates that it is more as a result of the close proximity and
underdeveloped nature of the site being the main reason for these transgressions occurring. The
sunlight assessments demonstrate full compliance for all windows considered facing 90° of due south.
The sunlight to amenity spaces demonstrates that 3 of the 7 proposed spaces would satisfy the BRE
guidelines for March 21st; one it is advised is “just shy of the benchmark”. The spaces are essentially
enclosed on all sides which inevitably inhibits the direct access of direct sun on the ground.
It concludes that the neighbouring buildings which have been assessed should continue to receive
satisfactory levels of daylight and sunlight amenity and that in the few instances where this is not the
case the results are regarded as being close to guideline levels. Officers are satisfied with these
conclusions.
Overshadowing / Overlooking and Overbearing - The relationship of the proposed development with
St James Priory has always been carefully considered in the assessment of development proposals
on this site. As members will see from the planning history this issue culminated in a reason for
refusal on the scheme considered in 2016 (16/01888/F) but conversely was considered to have been
sufficiently resolved in a later scheme2017 (17/02413/F).
The current scheme has again attracted concern from the residents and operators of St James Priory
and officers have met with the representatives of the premises and negotiated a number of changes
to the scheme with the applicants in order to mitigate any impacts. These amendments comprise the
removal of the originally proposed lay by opposite; the inclusion of additional planting within the
intervening area of public realm; an increase in the range of acceptable uses for the commercial unit
at the southern to include uses other than A1retail, such as A2, B1, D1 and D2 uses. In terms of the
management of the student accommodation the applicants state that within the submitted Student
Management Plan that “the site will have a 24 hour presence on site with management and security
staff monitoring entrances and courtyard levels at various time during the day and night” Officers note
that there is also proposed to be a CCTV system will be in operation.
With regard to the commercial unit in particular there was an understandable concern related to the
potential sale of alcohol given the drug rehabilitation work of the Priory and the vulnerabilities of its
residents. Whist the applicants suggest the imposition of a condition to prohibit the sale of alcohol this
is not considered by your officers to be within the remit planning system but rather a licencing issue.
Officers are advised by the Licensing Team that should a licence be applied for and local businesses,
residents or other organisations etc. in the area make representations it would be likely that a
licensing hearing would be held and the licensing committee will decide whether the licence should be
granted or not or suitable conditions placed on the licence. This can also be subject to review any
issues are caused as a result.
In light of the above and coupled with the reduced scale of the development at this southern end of
the site and the internal layout at the upper floors fronting the Priory, any subsequent impacts in terms
of unacceptable overlooking or the development being unacceptably over bearing has been avoided.
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
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Space Standards – Almost all (bar 1) of the 62 residential properties within the converted former BRI
building meet the Nationally Described space standards and are in fact particularly generous in some
cases given the need to work within the constraints of H plan of the building. Within the Old BRI, two
thirds of the flats are single aspect; those in the east and west wings enjoy windows on all three
external sides. Given the nature of the existing historic fabric and the desire to keep the original
corridor / accommodation proportions, it has not been possible to provide dual aspect flats in the
central wing. That said, these flats are generously sized, have sensible layouts and enjoy significant
floor to ceiling heights with large windows to maximise the enjoyment of the living spaces. In addition,
to the rear of the building the aspect is predominately green, looking over the new landscaped
terracing rising up to the square. Student uses are not required to meet these standards given that
they are regarded as temporary uses.
In terms of Accessibility the applicants have endeavoured to make all the flats accessible
incorporating the guidance in M4 (2) of accessible and adaptable dwellings. Two 2 bedroomed flats
are wheelchair M4 (3) compliant, all of which is above the current 2% requirement – policy DM4
refers. Two accessible units are to be provided for the student accommodation.
Sufficient outdoor space and children’s playspace in accordance with SPD on Urban Living is
provided. Public realm provided provides for a high quality open space within the development for the
benefit of all residents to be shared with members of the public.
Outlook - 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.
Noise - An Acoustic Assessment Report dated 28th August 2019 was submitted in support of the
application proposals. Officers are satisfied with the monitoring that was carried out and the
specifications proposed as detailed within Appendix B. With the appropriate conditions attached to
any permission the impacts of noise can be addressed and satisfactorily mitigated for all residents.
Air Quality – An Air Quality Assessment was submitted in support of the application. There are no
objections to the scheme subject to a condition which prevents the opening of windows up to and
including the third floor level given the high levels of NO2 at the current time.
Broadband Connectivity - A Broadband Connectivity Statement was submitted with the application
which confirms that superfast and ultrafast broadband is available in this location and that the
development proposals will provide the necessary duct infrastructure to facilitate the installation for
one or more service providers in accordance with policy BCS 15.
(G) TRANSPORT AND MOVEMENT CONSIDERATIONS
i)Policy Context - The NPPF at Section 9 address the issue of promoting sustainable transport.
Policy BCS10 sets out the development principles that proposals will be determined against and
expects schemes to be designed to reflect the transport user priorities, namely pedestrians, cyclists
and public transport, commercial vehicles, short stay visitors by car and then the private car in that
order It also requires the needs of disabled people to be considered within all of the above headings.
Amongst other things this policy requires development proposals to 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. This accords with the advice contained within the NPPF which recognises the
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contribution transport policies have in facilitating sustainable development and also in contributing to
the wider sustainability and health objectives.
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.
Trip Generation - The proposal is virtually car free. There will be servicing vehicle movements and
there are 4 disabled parking spaces proposed. This low provision is welcomed; there is not sufficient
capacity on the highway network to accommodate additional traffic. Vehicular trips will be reduced to
less than the extant permission, which had a small car park and regular movements in and out of the
site.
Traffic Impact and Mitigation - 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. The lack of adequate footways in place at present is a safety
concern and would be inadequate to serve a car-free development of this size. In view of this, the
applicants have set back their building line around the site, to provide widened footways and maintain
the contraflow cycle lane in Lower Maudlin Street. The extents of the works are briefly outlined below:
Lower Maudlin Street - Due to the significant increase pedestrians associated with the use, the
footway is to be increased to a minimum of 3 metres and varies beyond this down its length. The
contraflow cycle lane is proposed (minimum of 1.5m), and is to be provided for on a ‘stepped’ cycle
track (segregated from the carriageway by a full height kerb and segregated from the adjacent
footway by a cycle kerb).
The carriageway width needs to be adjusted to prevent northbound cyclists on the carriageway being
dangerously overtaken by passing vehicles. Therefore the road is to be narrowed to 3.1m. This
arrangement will require the road to be reconstructed to prevent rutting of the carriageway from larger
vehicles, as this would be likely on a carriageway of this width.
Parking bays on the side of the Dental and Eye Hospitals will be widened to 2.5m to allow for buses to
overtake parked cars and ambulances without doors and alighting passengers / drivers being harmed.
Some car parking spaces will be lost as a consequence and the applicants have agreed to pay
compensation for the lost revenue here, to be secured through a s106 agreement, calculated at the
time of writing to be a loss of 6 bays valued at £16,311.63.
Waiting restrictions will need to be changed, through the alterations to the Controlled Parking Zone
Traffic Regulation Order. The fee for altering a TRO will be secured through a s106 contribution.
The existing zebra crossing will need to be relocated to allow for the new access road. A buildout to
allow for visibility crossing will be provided. The contraflow cyclists will be expected to give way at the
zebra, as they do currently. The crossing relocation will require a Statutory Notice (similar to a TRO)
and fees associated with this will be required and secured through the s106 to allow additional time to
write and advertise the Order. The costs of each Order are currently £5724, and two would be
required.
Whitson Street - Whitson Street currently accommodates 11 taxi waiting spaces and a taxi pick up
bay. The pickup bay will be unaffected by the proposals. The presence of the new access road will
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break the taxi rank. This is one of the busiest ranks in the City and it is essential that the same
provision for waiting taxis is retained. The displaced taxis have been moved into a feeder rank in Earl
Street, adjacent to the Magistrates Court. The applicants have discussed this proposal with Taxi
representatives to confirm that this is acceptable.
The footway adjacent to the existing buildings would be widened; the new building lines set back to
accommodate the additional pedestrian movement. A pinch point created by an earlier design for the
building has been removed by setting back the lower floors of the building. This is welcomed and
should be kept clear to allow appropriate pedestrian space and accessibility. The area will be well
overlooked and will be adjacent to the taxi rank, which is in operation all of the time. The bus station
exit has been tracked for a 15m coach, which is the largest vehicle currently leaving the bus station.
Marlborough Street - The applicants would be expected to refurbish the footway across frontage of
the site to bring up to a City Centre appropriate standard.
Vehicular access - The proposals include a servicing access road which will be private, and
maintained by the developer. This allows for access to the limited parking, cycle parking, refuse
storage. This will operate in one way direction from east to west (Whitson Street to Lower Maudlin
Street). Swept paths have been submitted showing that a refuse vehicle can access this adequately.
Pedestrian access - The main pedestrian access for the residential use will be from Marlborough
Street. This is stepped and therefore not accessible to anyone with mobility impairments. The
applicants have therefore made alterations to the original proposals to include a ramp from the
frontage on Marlborough Hill which will significantly improve access for all users into the residential
accommodation. Despite some of it limitations, the rear access is none the less welcomed insofar as
it provides additional permeability to the site for the residents. Other pedestrian access would be from
the widened footways surrounding the site.
Servicing – All waste and recycling for both student and residential elements will be privately
collected. This is on the basis that they will access the internal road to service the development, this is
not being offered for adoption through the proposed development. A condition will be imposed on any
condition in terms of the submission of a Waste Management Strategy in this regard.
Cycle Access and Parking - Residential cycle parking access would be from the servicing route via
a ramp. Sufficient cycle parking is provided for both residential and students. Short stay cycle parking
is to be provided in locations within the footway – to be finalised and secured by condition.
Car Parking – There are 4 disabled parking spaces which would be managed by the site
management company, available to students or residents. The parking is within the Council’s car
maximum parking standards. The site is within the Controlled Parking Zone and the Council is
therefore able to enforce any dangerous overspill car parking. Residents will be ineligible for parking
permits, which will ensure any pressure on-street is minimised.
Some on-street car parking will be removed as a result of the highway works. The applicants will be
compensating the Council for the loss of revenue associated with this. This will be secured through a
s106 agreement. The loss of these spaces in the vicinity of the hospitals is regrettable, given the
pressure on on-street parking in the city centre. However, it is considered essential for the purposes
of this development that there is adequate walking and cycling provision for safety reasons, and the
parking could not be accommodated within this arrangement.
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Alterations to the CPZ will be required and will be undertaken through the Traffic Regulation Order
process. A contribution to make alterations to the TROs would be secured through the s106 as
outlined above.
Construction Management – A Construction Management Plan is required for this site, which is to
be secured via condition. This is particularly pertinent given the potential impact upon the bus station,
taxi rank and hospitals.
Travel Plans – separate Travel Plans are required for both the residential and student elements and
these are to be conditioned on any permission. A Management and Audit Fee is to be secured via
aS106 agreement, which equates to £8, 781.
Student Drop Off – A Student Moving In / Moving Out Strategy 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 is required to secure this strategy.
(H) OTHER ENVIRNOMENTAL ISSUES
Contamination – A Ground Investigation Report was submitted with the application (20th August
2019) in order to assess the ground conditions associated with the proposed development and
provide recommendations for foundation design, contaminated land and waste soils.
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.
Nature Conservation - Officers are satisfied that nature conservation considerations such as
potential for roosting bats/ nesting birds and other protected wildlife have been addressed. A living
roof has now been incorporated into the scheme as has a better variety of nature rich planting, all of
which will be conditioned appropriately on any permission.
(I) PLANNING OBLIGATIONS/ HEADS OF TERMS
New development often creates a need for additional or improved community services and facilities,
without which there could be a detrimental effect on local amenity and the quality of the environment.
Planning obligations are the mechanism by which measures are secured to enhance the quality of
both the development and the wider environment, to help ensure that the development makes a
positive contribution to sustainable development providing social, economic and environmental
benefits to the community as a whole.
The legislative framework for planning obligations is set out in Section 106 of the Town and Country
Planning Act 1990 as amended by Section 12 of the 1991 Planning and Compensation Act. Further
legislation is set out in the Community Infrastructure Levy CIL Regulations (2010) (as amended). The
NPPF re iterates the tests (at para 56) that are required to be met when planning obligations are
sought, namely that they should be necessary to make the development acceptable in planning terms;
directly related to the development and, fairly and reasonably related in scale and kind to the
development.
Supplementary Planning Document entitled ‘Planning Obligations’ (2012) sets out the Council’s
overall approach to planning obligations and the types of obligation that the Council may seek to
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secure and complements BCS 11. With regard to this set of proposals the following obligations are
required to be secured:(i)

Connection to the District Heat Network

(ii)

Management and Audit Fee for the 2 X Travel Plan (£8,781)

(iii)

5 X Street Trees – appropriate financial contribution in accordance with SPD – Tree in hard
standing (tree pit required) £3, 318.88 X 5 = 16,594.4

(iv)

Contributions for 2 x TROs – relocation of crossing and alterations to waiting and loading
restrictions =- £5724 x 2 = £11, 448.

(v)

Car parking removal compensation -6 x £16,311.63 = 97,869.78

(vi)

Securing the option of the Public Art Offer within the Chapel as an Art and Cultural Hub

(vii)

20% of the rental properties to be reserved for Essential Workers at a 20% market discount (to
include servicing charges) on assured shorthold tenancy agreements.

With regard to (vii) above this is additional obligation offered by the applicants; one not required by
development plan policy and as such should be given neutral weight in the consideration of the
application. This is because the premises benefits from Vacant Building Credit which is a national
policy to incentivise brownfield development on sites containing vacant buildings. Where a vacant
building is brought back into any lawful use, or is demolished to be replaced by a new building, the
developer should be offered a financial credit equivalent to the existing gross floorspace of relevant
vacant buildings when any affordable housing contribution is calculated and sought. In light of the
above and in this case therefore the proposals are not liable for any affordable housing, in this case
affordable private rent.
M) COMMUNITY INFRASTRUCTURE LEVY (CIL)
The development will be liable for CIL, which is calculated to be £1,013,152.31 should consent be
granted prior to January 1st or £1,074,263.08 post January 1st and pre 13th June 2020.
CONCLUSION
This is a mixed use scheme within a highly sustainable city centre location. Importantly and unlike
previous schemes on this site, 62 homes will be provided which will make a contribution towards the
housing delivery requirements of the city. The additional offer of essential worker accommodation will
further satisfy housing need and is particularly relevant in this location given the close proximity of the
University of Bristol and the Hospitals Trust. Members must only however give this neutral weight in
the planning balance given it is not a policy requirement in this instance.
The provision of PBSA is considered acceptable within this city centre location, it does not
compromise the diversity of uses with the area nor the overall housing mix and will address the
needs of this sector which are still unfulfilled within the city. The development will be well managed
and the operators in this case have the full endorsement of the University of Bristol; it is considered
that this element of the overall development will not raise any particular amenity issues for existing
adjoining occupiers.
Regard has been given to the impacts of the proposed development upon the operation and
amenities of the occupiers of The Priory. It is considered that the by reason of the reduced scale of
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the development at the southern end; the intervening public realm with associated landscaping; the
design and layout and the sufficient control of potential uses in the commercial unit that any potential
unacceptable impacts have been sufficiently mitigated.
As well as the economic benefits that students and occupiers of the 62 homes will bring to the city
other uses proposed in the commercial unit and the Chapel will create new opportunities for
employment and with regard to the Chapel, will at the same time potentially add to the cultural offer of
the city.
In terms of the built form, officers have welcomed the heritage led approach to the development of this
site which has led to the retention and sensitive conversion of the former BRI as well as the
appropriate alterations to the Chapel, bringing them both back into active and viable use. The
proposed new build elements for the PBSA are considered an appropriate modern response within
this sensitive context, the materiality and detailing of which will be the key to their final success.
It is recognised that there has been some concern regarding the siting of the new student block and
how this impacts the views of the Chapel from the south. The applicants have given this issue due
consideration and have through the submission of further information, provided a justification for the
approach. On the basis of this further information and having regard to all the other material
considerations to be weighed in the balance, this approach is considered reasonable.

The considerable public realm enhancements which form part of the proposals are welcome
particularly the creation of a new public square and route through to serve this and the widening of
currently very narrow pavements around the whole site, which has been a failing of earlier schemes.
The heritage assets relevant to this site are detailed in Key Issue D of this report. Overall officers are
of the view that the impacts in these terms range from moderate less than substantial harm to
negligible harm. These impacts must be given considerable weight and importance as they give rise
to a strong presumption against permission being granted. The question that needs to be addressed
is whether there are other material planning consideration and public benefits that are sufficient to
outweigh this strong presumption against planning permission being granted . There are clear
economic, environmental and social benefits in this regard which have been described above. The
specific benefits which relate to the heritage assets which are also to be weighed in the balance
include the preserving of the former hospital building and bringing it into viable new use; the better
revealing its historic and architectural significance; optimising the Grade II Listed chapel whilst
conserving its significance; the restoration and better revealing the significance of the chapel by
removal of later additions and the enhancement of environmental performance of the historic buildings
and ensuring their future sustainability. The greatly improved public realm and landscaping within and
around the site enhances the setting of some of these assets. Any further harm can be mitigated
through the application of conditions on any permission that might be granted by this Authority.

With regard to the sustainability credentials of the scheme, the provision of electric heating within the
student accommodation remains an issue; it is non policy compliant. However this issue has to be
weighed in the balance in terms of all the other material considerations and overall, given the other
benefits that this scheme brings, it is not considered sufficient to warrant a refusal of the scheme on
its own in this particular instance.

Item no. 1
Development Control Committee B – 18 December 2019
Application No. 19/04331/F & 19/04322/LA: Old Building Bristol Royal Infirmary Marlborough
Street City Centre Bristol, BS2 8HW
RECOMMENDATION :In light of the above officers recommend both the full planning application and
accompanying listed building application for approval subject to the signing of a S. 106 Planning
Agreement to secure the following:(i)
Connection to the District Heat Network
(ii)
Management and Audit Fee x 2 Travel Plans - £8, 781
(iii)
5 X Street Trees – appropriate financial contribution in accordance with SPD – Tree in hard
standing (tree pit required) £3, 318.88 X 5 = 16,594.4
(iv)

Contributions for 2 x TROs – relocation of crossing and alterations to waiting and loading
restrictions =- £5724 x 2 = £11, 448

(v)

Car parking removal compensation – 6 x £16,311.63 =£97, 869.78

(vi)

Securing the option of the Public Art Offer within the Chapel as an Art and Cultural Hub.

(vii)

20% of the rental properties to be reserved for Essential Workers at a 20% market discount (to
include servicing charges) on assured shorthold tenancy agreements.

and subject to the following conditions:- TO BE FINALISED AND REPORTED AT COMMITTEE.
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Second pre-application issue
Amended following comments
Planning application submission
Minor amendment to windows. BRI level amended. Planning application submission
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