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Index

Planning Applications

Item Ward Officer Application No/Address/Description
Recommendation

1 Bishopston &  Grant subject to 15/06289/F - Brunel House City Of Bristol
Ashley Down Legal Agreement College College Road Bishopston Bristol

Development of 92 no. residential units
comprising the conversion of the existing listed
building (Brunel House) and the erection of a
new 4 storey building along with car and cycle
parking, landscaping, refuse storage and other
associated works. Demolition of modern
extensions and '‘Barn' building. (major)

Grant 15/06290/LA - Brunel House City Of Bristol
College College Road Bishopston Bristol

Development of 92 no. residential units
comprising the conversion of the existing listed
building (Brunel House) and the erection of a
new 4 storey building along with car and cycle
parking, landscaping, refuse storage and other
associated works. Demolition of modern
extensions and 'Barn' building.(major)

Grant 15/06293/F - Brunel House City Of Bristol
College College Road Bishopston Bristol

Application Demolition of modern extensions to
Brunel House and 'Barn' building.

2 Southville Grant subject to 15/04726/F - Regent House, Consort House,
Legal Agreement Imperial Arcade And Land Rear Of 36-40 East
Street Lombard Street Bristol BS3 1AL

Change of use of part of Regent House from
offices (B1(a) use) to residential (use class C3)
(58 units), with 481sqg.m of office (Class Bla)
use and 351sg.m of existing retail/commercial
units retained at ground floor level. Creation of a
new mansard roof and associated works. - Major
Application

Grant 15/04727/LA - Regent House, Consort House,
Imperial Arcade And Land Rear Of 36-40 East
Street Lombard Street Bristol BS3 1AL

Change of use of part of Regent House from
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Item Ward

3

Clifton Down

Officer
Recommendation

Grant subject to
Legal Agreement

Grant

Grant subject to
Legal Agreement

Application No/Address/Description

offices (B1(a) use) to residential (use class C3)
(58 units), with 481sqg.m of office (Class Bla)
use and 351sg.m of existing retail/commercial
units retained at ground floor level. Creation of a
new mansard roof and associated works. - Major
Application

15/04731/F - Regent House, Consort House,
Imperial Arcade And Land Rear Of 36-40 East
Street Lombard Street Bristol

Change of use of Regent House and Consort
House from offices (use class B1(a)) to
residential (use class C3) (80 units) along with
external alterations and retained offices (use
class B1(a)) accommodation of 481sg m.
Extension of commercial unit in Consort House
(use classes Al, A2, A3, D1) of 36sg.m.
Construction of new residential blocks (use class
C3) (151 units) and associated landscaping and
car parking to the rear of Regent House and
Consort House. Construction of new residential
accommodation (use class C3) (4 units) and
ground floor commercial units (use classes Al,
A2, A3, D1) of 395.sq.m on land at Lombard
Street. Alterations to public realm along
Bedminster Parade and Lombard Street. Major
Application

15/04732/LA - Regent House, Consort House,
Imperial Arcade And Land Rear Of 36-40 East
Street Lombard Street Bristol

Change of use of Regent House and Consort
House from offices (use class B1(a)) to
residential (use class C3) (80 units) along with
external alterations and retained offices (use
class B1(a)) accommodation of 481sg m.
Extension of commercial unit in Consort House
(use classes Al, A2, A3, D1) of 36sg.m.
Construction of new residential blocks (use class
C3) (151 units) and associated landscaping and
car parking to the rear of Regent House and
Consort House. Construction of new residential
accommodation (use class C3) (4 units) and
ground floor commercial units (use classes Al,
A2, A3, D1) of 395.sq.m on land at Lombard
Street. Alterations to public realm along
Bedminster Parade and Lombard Street.

15/01681/F - Queen Victoria House Redland Hill
Bristol BS6 6US

Demolition of single storey extension and the
conversion of existing building and erection of
new accommodation to provide assisted living
development for older people comprising
apartments integrated with communal and
support facilities, car parking and landscape
works (Major Application).
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Development Control Committee A — 15 June 2016 ITEM NO. 1

Bishopston & Ashley

WARD: Down CONTACT OFFICER: Lewis Cook
SITE ADDRESS: Brunel House City Of Bristol College College Road Bishopston Bristol
APPLICATION NO: 15/06289/F Full Planning & Listed Building Concent
15/06290/LA &
15/06293/F
EXPIRY DATE: 7 March 2016

Development of 92 no. residential units comprising the conversion of the existing listed building
(Brunel House) and the erection of a new 4 storey building along with car and cycle parking,
landscaping, refuse storage and other associated works. Demolition of modern extensions and
‘Barn' building. (major)

RECOMMENDATION: GRANT subject to Planning Agreement

AGENT: Alder King Planning Consultants APPLICANT: Baystar Developments Ltd
Pembroke House Cl/o Agent
15 Pembroke Road
Clifton

Bristol BS8 3BA

The following plan is for illustrative purposes only, and cannot be guaranteed to be up to date.

LOCATION PLAN:
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ltem no. 1
Development Control Committee A — 15 June 2016
Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

SUMMARY

This report relates to three applications for the conversion of the existing City of Bristol College
building (a grade Il listed building) to residential use, with the erection of a new build element to the
west of the building to provide further flats. The three applications include an application for full
planning permission, one for listed building application and a separate application for demolition of
existing structures on the site. Overall, the development would provide 92 units of accommaodation,
including the provision of 60 units in the converted listed building, with 32 flats in the new build. The
works on site would involve the demolition of a number of unsympathetic extensions to the listed
building. It is also proposed to provide 70 parking spaces on site, as well as cycle storage and refuse
storage.

The area around the application site has undergone a high degree of development in recent years,
which has included the conversion of a number of the former college buildings (which were originally
designed for use as an orphanage), as well the development of the flats at the Gloucestershire
County Cricket Ground. It is apparent that there is a significant level of concern in the local area about
further residential development placing additional pressure on existing local services, particularly in
respect of the local highway infrastructure. This has resulted in a significant level of objections to the
proposal.

The application is being reported to committee following a request from former Councillor Radice that
the application be considered by committee. The request makes specific reference to the lack of
affordable housing in the development, concerns over pedestrian safety, particularly in relation to the
close proximity of the school to the local school, and the lack of provision of renewable technologies
as part of the application. Notwithstanding the May 2016 election results, given the high level of public
interest it is considered that the proposal would merit consideration at committee.

SITE DESCRIPTION

The application relates to a site in the Ashley Down area of Bristol, to the north of the city centre. It
relates to a building which was originally part of the Muller Orphanages, known as Brunel House,
which is grade Il listed. This building was previously known as Orphan House No. 2 and was originally
constructed in 1857. The Orphanage complex were a group of five mid 19th Century buildings which
were originally constructed on open countryside, with the surrounding residential development being
more recent. The buildings were used as an orphanage for around 100 years, until they passed to the
Bristol Corporation in the 1950s, for the development of the City of Bristol College. The application
building is still in the use of the college, although they are due to move out at the end of the academic
year. Of the other four college buildings, two are still in use by the college, the other two were
converted to residential, with additional residential accommodation surrounding it. The conversion of
Muller House occurred in 2007, with Allen House following in 2010.

The building itself is largely three storey, faced in stone, with contrasting stone surrounds on the
windows, and slate roof. As originally designed the building was symmetrical, with large barrack like
rooms, surrounding a central core. When the building was converted to college use these large
spaces were subdivided with long corridors feeding classrooms. In addition, there have been a
number of extensions to the building, largely single storey, and the addition of a lift shaft to the south
elevation of the building. The western part of the site is subdivided from the original historic curtilage
of the building, and accommodates a car parking area and the 'barn’, a single storey freestanding
building, also in use by the college.

The wider area is a mix of residential, education and sports facilities. As referred to above, of the
original Orphanage buildings two are used by the college and two are in residential use. The
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Development Control Committee A — 15 June 2016
Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

residential conversion included substantial new build residential in the surrounding area. This is in
addition to the more historic housing stock in the surrounding streets, which dates from around 1900.
In addition, there is a modern primary school to the north west, and the Gloucestershire County
Cricket Ground to the west. Between the Cricket Ground and the application site there is a modern flat
development, and a car park in the ownership of the College.

As well as involving a grade Il listed building the application site is also located within the Ashley
Down Conservation Area. The site also contains one tree covered by a Tree Preservation Order.

RELEVANT HISTORY
The following application relate to the more recent extensions to the existing building:

98/01207/F: Demolition of existing single storey cleaners store and replacement with 3 no. storey
extension housing a lift and toilets for use by people with disabilities - Permission granted:
20/07/1998.

06/03027/LA: Development of new engineering workshop extension to Brunel House including
ancillary works - Permission granted: 14/11/2006.

06/03028/F: Development of new engineering workshop extension to Brunel House including ancillary
works.

The College site was previously subject to a masterplan for redevelopment, which included the
conversion of the two college buildings to residential and the new build residential and commercial
floorspace. The original permission was as follows:

00/02850/F: Change of use from college to mixed use, including college, residential 367 units, shop,
café, restaurant/bar. Conversion of listed buildings. One to three storeys, new build accommodation
one to three stories in height - Permission granted: 23/07/2002.

It is noted that in the above application this site is shown as being retained for college use. This
application was also subject to a number of alterations, although none that had a significant impact on
this application site.

APPLICATION

This report relates to three separate applications, all of which relate to the same development. These
are application no. 15/06289/F (the full application for the development), 15/06290/LA (listed building
consent application) and 15/06293/F (application for demolition of modern structures on the site). The
overall development is for the conversation of the existing college building to residential and the
construction of new build flats, to provide a total on 92 residential units.

The existing building has had a number of extensions constructed in connection with the use of the
building as a college. These are largely single storey and are positioned at the eastern and western
extremities of the building, but also include some small additions along the southern boundary. In
addition, there is a free standing building to the west of the site, described as a 'barn’ building. The
first part of the proposal is to remove these elements. Following this it is proposed to convert the
existing building to form 60 flats. This would include 1 studio apartment, 19 one bedroom apartments,
33 two bedroom flats, 5 three bedroom units and 2 four bedroom apartments.
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Development Control Committee A — 15 June 2016
Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

In addition, it is proposed to construct a new four storey building in the location of the existing barn
and car park. This building would be flat roofed, and fronted in grey brick and render. This would
provide an undercroft parking area, and an additional 32 flats. These flats would be a mixture of single
bedroom and two bedroom units.

As part of the development it is proposed to provide 70 parking spaces. This includes a mixture of 37
existing spaces to the north of College Road, 20 spaces within the direct curtilage of the listed
building, and a further 13 spaces in the undercroft area under the new build part of the scheme.
These spaces include one space dedicated for car club usage. It is also proposed to provide 158
cycle parking stores in a mixture of external stores for the converted listed building, and internal stores
for the new build.

With regard to highway works, College Road is a private road, and not adopted highway.
Notwithstanding this, it is proposed to move the existing crossing from immediately to the front of the
college to better align with the access path, as well as providing an additional crossing to the west of
the site to more directly align with the access to the school.

The proposals have been amended on two occasions during the course of the application. The most
substantial changes to the scheme were the reduction in the number of units from 103 to 92, and the
increase in the number of parking spaces from 59 to 70. This has largely been achieved through the
removal of part of the accommodation on the ground floor of the new build element, and the provision
of the additional undercroft car parking in this location. There are also changes to the layout of the
proposal, to remove some of the smaller units, particularly in relation to studio accommodation within
the listed building and single person units in the new build. The most recent alterations involve
changes to the design of the new build block, which involve simplifying the design and the palette of
materials proposed.

PRE APPLICATION COMMUNITY INVOLVEMENT
i) Process

The pre-application consultation that took place in this case involved public presentation/round table
events to which stakeholders and local residents were separately invited. A total of 53 stakeholders
were invited to the meeting, and some 780 letters sent to neighbours of the site. A total of 39 local
residents attended the sessions, plus 6 key stakeholders. Responses were made both verbally and in
writing, with 20 written responses received. A summary of the issues raised is as follows:

o] Concerns about the scale, design and appearance of the new build part of the development;

0 Concerns about the lack of provision of affordable housing in the development;

0 Concerns about the sustainability measures proposed;

0 Parking provision for both local residents and college students;

0 Queries relating to the access for fire appliances;

o] Concerns about the loss of mature trees;

0 Concerns regarding the impact of additional traffic on the local road network;

0 Results of overdevelopment of the site, including inadequate bin storage;

0 General support for the conversion of the existing building to residential, and demolition of
unsympathetic additions;

o] Comments made regarding site drainage;

0 Further soft landscaping is required for noise attenuation purposes;

0 Concerns regarding the construction phase of the development;

0 Concerns about the local infrastructure, including play space for children, and suggestions for
alternative uses at the site;

0 The proposal should provide a mixed community, and concerns about the size and type of
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Development Control Committee A — 15 June 2016
Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

accommodation proposed,;
0 Concerns regarding the impact on privacy;

1)) Fundamental Outcomes
Following the consultation the following amendments have been made to the proposal:

o] More car parking has been provided on site, including the provision of space for a car club
vehicle;

The applicant is supporting the campaign to improve public transport in the area,;

A travel plan has been prepared to support the proposal;

The scale of the new build proposal has been reduced,;

Larger dwellings have been redesigned to make them more attractive to families;

The design of the new building has been amended to better respond to the listed building,
including the use of brick rather than render;

A green planting strip has been introduced to reduce the impact of noise;

A viability assessment has been undertaken in relation to affordable housing;

It is proposed to provide 20 new trees on site to mitigate for those lost;

It is suggested that the impact on residents during the construction phase is addressed by
condition.

O O O0OO0Oo

O O 0o

The Bristol Neighbourhood Partnership have commented in this case that 'the community involvement
has been satisfactory.'

RESPONSE TO PUBLICITY AND CONSULTATION

A joint consultation exercise was carried out for the three applications, by site notice erected close to
the site, by advertisement in a local newspaper and by writing to a total of 350 neighbouring
properties. Neighbours were also reconsulted following the submission of amended plans on two
occasions. It is noted that concerns were raised during the course of the application about site notices
not being erected, or being defaced. As a result three site notices were erected during the course of
the application, one following the submission of the first set of amended plans.

Objections and representations have been received in respect of all three applications. As these
largely cover issues relevant to both the full application and the listed building application these are all
listed below and not separated out.

In respect of the original submission a total of 61 representations were received, 58 of these were
objections, two neutral comments and one in support. The issues raised as a result of this are as
follows:

Principle of Development (see key issue A):

0 Some support for residential development in the area, particularly the conversion of the
existing building;
0 Facilities in the area are already under pressure from the high density of residential

development, particularly schools and doctors, and the Council are responsible for ensuring
that the infrastructure is adequate;
o] The site should be used for community use/school use rather than residential.

Mix and Density of Development (see key issue B):

o] The area is more suited to houses rather than flats;

0 These types of proposals would discourage families from moving to the area, which would
have a detrimental impact on the mix of students at local schools;
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Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

0 The lack of affordable housing in the proposal is not justified.

Impact on Heritage Assets (see key issue C):

0 The proposed development will be harmful to the setting of the listed building by virtue of the
scale and design;

0 The proposed new building would also weaken the visual connections between the former
orphanages, and would thus be harmful to the conservation area;

0 There are benefits in the removal of the existing ancillary buildings;

o] The proposal would block views of existing heritage assets;

0 The demolition of elements of the building would detract from its historical interest.

Impact on Residential Amenity (see key issue D):

0 The proposal will overlook neighbouring properties;

0 The proposal would result in additional noise and disturbance, exacerbated by the lack of
noise attenuating planting;

o] The proposed accommodation would not meet local of national space standards.

Transport Issues (see key issue E):

0 Inadequate car parking is provided for a development of this scale, the area is already heavily
parked and many of the parking spaces proposed for the development are already in use by
existing residents;

0 Insufficient public transport is available in the area, particularly in relation to the local train
station;

0 Car parking in the area should be further restricted and traffic limited/discouraged from the
area;

0 The proposal will result in harm to pedestrian safety, particularly to school children, and

consideration should be given to moving the pedestrian crossing;

Some support for the provision of additional cycle parking in lieu of car parking;

The proposal will exacerbate current issues with traffic flows in the area;

The application does not demonstrate how the refuse vehicle will access the bin stores;
Consideration needs to be given to extending the RPZ or public transport improvements
before allowing the development.

(ol el elNe]

Sustainability Issues (see key issue F):

0 The sustainability of the proposed development could be improved with the addition of
renewable technology on the listed building;
0 Air quality in the area is already poor.

Landscaping issues (see key issue G):
o) The proposal should include additional tree planting;
0 The proposal would lead to the loss of existing mature trees.

Planning Obligations (see key issue H):

0 Consideration should be given for providing accommodation for the elderly as part of the
development;
0 The proposed social infrastructure contributions are insufficient.

Other issues:

0 Concerns have been raised about the impact of construction on local residents (Officer
comment: This is not a material planning issue as it is covered by other legislation);
0 Insufficient consultation has taken place given the widespread impact of the development

(Officer comment: the consultation has been carried out in excess of the requirements of the
Development Management Procedure Order and therefore officers are satisfied that no parties
will be prejudiced by the decision on the application);
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Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
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0 Reservations expressed about the fact that the applicants are inexperienced developers
(Officer comment: Planning permission runs with the land and therefore the 'suitability’ of the
developer is not material to the decision on the application);

0 The information made available at the public consultation was incomplete and responses not
included in the Community Involvement Statement. This does not constitute proper
consultation (Officer comment: Comments are noted, but this is issue does not warrant the
refusal of the application);

0 The impact of other potential development in the area, given development opportunities on
other sites, needs to be taken into account (Officer comment: Each proposal has to be decided
on its individual merits, and therefore this issue does not merit the refusal of the application).

Following reconsultation a further 33 objections have been received. These largely state that
previously raised concerns have not been overcome in amended plans, or reiterated points that have
been made previously. However, the following additional points are made:

Impact on residential amenity (see key issue D):
0 The proposal will overshadow neighbouring properties.

Transport Issues (see key issue E):
0 The plans are deliberately misleading with regard to the number of parking spaces proposed.

Impact on ecology (see key issue G):
0 The proposal will impact on the bat population currently using the building.

Planning obligations (see key issue H):
0 Additional children play provision should be made in the area.

Other comments:

0 The proposal would devalue neighbouring properties (Officer comment: property values are
not a material planning issue, and therefore permission cannot be refused on this basis).

At the time of writing an addition six objections have been received in relation to the final iteration of

the plans. Again, these largely refer to the failure of the latest proposals to overcome previous

objections, although the following additional issues have been raised:

0 The drains will be unable to cope with the additional requirements (see key issue H).

Ward Members

Whilst objections have not been received from the current Ward Members, an objection was received
from former Councillor Radice on the following grounds:

0 The proposal should include the policy minimum requirement of affordable housing;

0 The proposed alterations to car parking will result in additional danger to children walking to
school;

0 Provision should be made for renewable energy generation as part of the conversion of the
existing building;

0 Given the loss of trees on the site a contribution should be sought for additional tree planting

on Arthur Milton Street.

A further objection was received from the former Councillor following the submission of amended
plans, which covers the points raised above with the addition of the following:

0 Given the high demand for car parking in the area future residents should be excluded from
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and future residents parking scheme;

0 The area should be appropriately Masterplanned to ensure that appropriate standards of
placemaking are met. If this is not possible CIL and s106 money should be used for ensuring
adequate open space and play space;

0 The changes to the crossing do not fully address the concerns originally raised;

0 At least six new trees should be provided as part of the development.

In addition, an objection has been received from the Local Liberal Democrat group raising the
following issues:

0 The influx of new residents would exacerbate current strains on local infrastructure, including
GP practices and schools;

0 The proposed car parking is inadequate and at least one parking space should be provided for
each dwelling;

0 The proposed new building neither respects or is subservient to the Grade 1l listed building;

0 Provision for affordable housing should be made as part of the development.

OTHER COMMENTS
Two comments have been received from Bristol Civic Society, covering the following issues:

The Society welcomes the re-use of Brunel House for residential purposes. There is a
reasonable mix of unit sizes but the Society considers that it is important that the Council's
policy for affordable housing provision is fulfilled in a development of this size.

Design of the refurbished Brunel House incorporates extensions which blend well with the

main building and are subservient to it. The demolition of unattractive additions to the

building is welcome. However, the Society has some reservations concerning the proposed

Public transport serving the site is not that good. Whilst the Society welcomes designs that
discourage unnecessary car use, the implications of the parking provision proposed for the
surrounding area should be carefully considered before it is finalised. The Society endorses

the suggestion made by another stakeholder at the presentation that opportunities for facilitating the
provision once again of a train station at Ashley Down should be fully explored, particularly in view of
the work that has commenced on providing four tracks on Filton bank.

In addition, the Society expressed its concerns about the design and massing of the proposed new
residential block at the south west end of the site. In the Society's view the mass and design of this
part of the proposals neither respected nor were subservient to the Grade Il Listed Brunel House.
These concerns remain and the Society objects to this part of the overall scheme.

The Conservation Advisory Panel has commented as follows:
The Panel objects to the design of this application.

Whilst the Panel supports the re-development and residential use of this site it is felt that the design
and materials of the new building are of the lowest common denominator, are bland and devoid of
architectural detail. The raison d'etre of this conservation area is the complex of buildings that
comprise the former Muller's orphanage and the new building must provide a positive enhancement of
the quality of this conservation area. Overall the design and detail of the new building detracts from
the significance of this listed building. The size and scale of the proposed new building has a very
poor relationship with the adjacent single storey part of the listed building and is considered to be
overbearing and overwhelming.
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The chair of the Bristol Tree Forum has objected to the application on the basis that trees T1 and T2
are B grade trees and every effort should be made to retain them. Mitigation should be seen as a last
resort and the trees do not appear to require removal as they will be over the quadrangle.

It is also noted that the tree group G1 has been recently planted. If these were for mitigation of trees
previously lost this illustrates lack of future planning, illustrated by the loss of other TPO trees. The
loss of the 3 Ginkgos should be mitigated.

The Bishopston Society has also commented on the application, as follows:

We are very pleased to see that Brunel House is to be converted into residential use and restored to
its former glory. However, the large block of 4-storey flat roof apartments proposed on the former car
park at the western end is totally out of keeping with the existing building. The block is described as
'slender' when in fact it is extremely bulky, deep-plan and close to the existing building. Great play is
made of the use of 'continental grey bricks' to imitate the Pennant Stone of the existing building, when
of course the building should be clad with real stone to match the existing. The form and massing of
the new block is domineering in the extreme and would stand out as a sore thumb within this setting.

Our last concerns are firstly regarding the affordable housing content within the proposal. We feel
that given the high value location of the site and the huge need for more affordable housing within the
Bristol area, the development should include the minimum affordable housing content required by
Bristol City Council. Lastly we are concerned that only 54 car parking spaces are proposed for a total
of 103 dwellings, partly as a result of building the new apartments on the existing car parking. This
low parking ratio will clearly serve to exacerbate the existing parking problems within the local area.

Following the submission of amended plans further comments were received, which confirm that the
amendments do not overcome the concerns raised above. A number of detailed suggestions are
made regarding the design to better tie in the new build element with the existing building. These
include changing the materials to pennant stone with bath stone detailing.

CONSULTEE RESPONSES
Avon Fire & Rescue Service has commented as follows:-

The proposals will have additional Hydrant requirements associated with the proposals. This
additional infrastructure is required as a direct result of the developments and so the costs will need to
be borne by the developers either through them fitting suitable mains and fire hydrants themselves
and at their cost, or through developer contributions.

Importantly, these fire-fighting water supplies must be installed at the same time as each phase of the
development is built so that they are immediately available should an incident occur.

Transport Development Management has commented as follows:-

It is noted that the application does not rely on on-street parking provision to accommodate the
demand from Brunel House and parking will be wholly contained within the development site, which is
acceptable.

Submitted drawings demonstrate that a refuse vehicle can adequately manoeuvre to the proposed
refuse collection point located at the western end of the Lane. JMPs response states that a
management company will ensure that all bins are presented for collection in the location adjacent to
the entrance to Brunel House, which is considered acceptable.
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It is considered that a financial contribution of £45,430 towards the upgrading of the two bus stops
closest to the development site is reasonable to encourage both residents and their visitors to travel
by sustainable modes of transport.

Proposed Cycle Parking is acceptable subject to the provision of secure cycle parking provision for
visitors. It is also noted that motor cycle parking can be provided on College Road.

It is considered that the latest revision to the travel plan is acceptable.

A Conditions Survey and Construction Traffic Management Plan should be secured by condition.
Urban Design has commented as follows:-

Comments have been provided by City Design Group to both a pre-application enquiry and initially
submitted plans for the current application which highlighted a number of issues requiring resolution.
Following these comments, a site visit and a series of meetings, a number of revised plans and D and
A Statement Supplement have been submitted seeking to resolve these issues. The collaborative

approach by the design team is considered to have positively evolved the scheme.

The main revisions include:

o] Reduction in the number of units from 103 to 92,
0 Revised design to both flank and rear elevations of block C,
0] Material change to block C,

While the revised proposals seek to resolve a number of issues raised previously, some concerns

remain:

0 While the revised arrangement of the ground floor has somewhat alleviated the long, utilitarian
corridor and number of single aspect units, the use of this space for undercroft parking instead
is not ideal. However the need to balance the parking requirements of the site is

acknowledged.
0 The constraints of revising the floor plan of Block C to provide a central core is acknowledged.
0 Efforts to reduce the scale and massing of the new build Block C flanks in relation to Brunel

House have continued to evolve. The final revisions are considered to have overcome the
majority of issues.

0 The material palette as currently presented is considered largely appropriate.

0 It is understood the brick is now proposed for the entire new build, aside from the balcony
recesses and 3rd floor circulation colonnade.

0 The brick work is critical to ensure the new build establishes an appropriate relationship with

the listed building. As such the European format specified in the DAS, which is noted to be a
slimmer format creating a bulkier denser effect in response to the austere and robust Brunel
House, is essential.

The proposed revisions are considered to have evolved the scheme to an acceptable design solution.
City Centre Projects (Public Art) has commented as follows:-

The planning submission 15/06289/F is for a development of scale that triggers Policy BCS21 of the
Bristol City Council Core Strategy which states Major Developments should deliver high quality urban
design and: - enable the delivery of permanent and temporary public art, promoting a multi-
disciplinary approach to commissioning artists in the design process (page 124).

The material and documents provided with the full planning application, in Particular the Design and

Access Statement (D&AS) does not include a statement on the provision of public art in the scheme
and no public art strategy is included.
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It is recommended that the applicant appoints a suitably qualified public art consultant (public art
expertise) to prepare a public art strategy for the development for submission to the planning
department in pursuance of a planning condition applied at determination stage.

The public art consultant can advise the applicant and the design team to identify opportunities for
artists relating to the buildings and the public realm, to identify programme and budget for the
development of the public art strategy and a programme of commissioned art works for the site and its
environs.

Arboricultural Team has commented as follows:-

The demolition and construction activity associated with this development proposal will impact the
current trees on site. Their retention therefore requires considerations and if removal is justified then
robust mitigation needs to be agreed prior to the commencement of work on site.

The trees that are proposed for removal are Group 1, Trees 1 and 2.
Group 1 consists of 3 young Ginkgo trees currently located outside of the main entrance of Brunel
House; they have been categorised as C grade trees which | agree with.

Trees T1 & T2 form a group canopy at the east end of Brunel House, T2 is cover by Tree preservation
order 695, this order was made and confirmed in 1999.

The 2 trees are in reasonable condition with wide open crowns, T1 has a suppressed asymmetric
crown due to its approximate to T2. Both trees are located adjacent to a high stone wall, the buttress
roots and stem growth has cause minor deformation of the wall which will in time cause further
damage.

Both trees are visible from Collage Road and the car park of the City of Bristol College. As mature
trees they do have a public amenity value. Further mature and TPO'd trees are located at the end of
Collage Road to the rear of the Brunel Centre.

The proposal involves demolition of a number of recent extensions and construction of a 4 storey
block where "The Barn" currently stands. The majority of the external changes proposed are located
adjacent to T1 & T2; initially the demolition of the structure to the west of the trees and following this
the erection of a 4 storey block to the east. Due to these extensive works adjacent to these trees the
development pressure and proximity of the work would make retention unrealistic.

20 new trees are proposed within the landscape plan, this sufficiently mitigates the requirements of
the Bristol tree replacement standard for the trees proposed for removal.

Contaminated Land Environmental Protection has commented as follows:-

The proposed development will involve new landscaping and new build however the applicants have
not submitted any intrusive investigation with the application. Historically the recent developments
within the vicinity have required remediation works. Some of this development site may well have
been investigated at the same time so if this information is available it should be submitted. Within the
drainage strategy reference is made to a ground investigation prepared by Hydrock reference
C131383/001 dated 8th October 2015, would it be possible to get a copy of this report?

If this is not possible then we would expect any future consent to be conditioned with standard
conditions B11 B12 B13 and C1
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Flood Risk Manager has commented as follows:-

We have no objection to the proposals but ask that if planning permission is given our standard pre-
commencement SuDS condition is applied, requiring a detailed design to be submitted and approved
in writing prior to commencement of the development.

Nature Conservation Officer has commented as follows:-

The protected species assessment submitted with the planning application recorded roosts of
common pipistrelle bats in the soffits at the south-eastern elevation of Brunel House. These bat
roosts would be affected by the proposed development works. Bats are a highly protected European
Protected Species, a legally protected species and a material planning consideration. Accordingly
work must not commence until a Natural England licence has been obtained for the works, an
ecological mitigation scheme must be conditioned for bats and the planning case officer must apply
the three derogation tests under the Conservation of Habitats and Species Regulations 2010 (as
amended) prior to the determination of this planning application.

The following planning condition is therefore required:

Condition: Development shall not commence until details of a scheme for the retention of the bats'
roost and the retention of the bats' existing accesses or the provision of alternative new roosts or
accesses, has been submitted to and approved in writing by the local planning authority.

Lighting of the bat roosts should be minimised to prevent bats abandoning the roosts.

Condition: Prior to commence of development, details for any proposed external lighting shall be
submitted and agreed in writing by the Local Planning Authority.

As recommended in the protected species assessment dated July 2015, if the mature lime trees in the
south-west of the site which have moderate potential to support roosting bats are to be removed, as a
planning condition climbing bat surveys should be undertaken prior to the removal of the trees.

A swift nest was found in the western gable, therefore no works should take place in this area within
the bird nesting season unless supervised by an ecologist. Bat and bird nesting boxes should be
secured by condition.

Archaeology Team has commented as follows:-

These proposals are likely to have a beneficial effect overall on this important building, which appears
to have been largely unaltered from its original construction. The removal of unsightly modern
additions is welcomed although there are some aspects of the proposed conversion upon which the
Conservation Officer may wish to comment further. Given that there will be alterations to the building,
especially internally, | would recommend that a detailed building survey is undertaken, prior to the
commencement of works, secured by standard conditions (B28 and B30). It is unlikely that there was
any earlier occupation of the site prior to the construction of the existing buildings and therefore no
monitoring of groundworks will be required.
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RELEVANT POLICIES
National Planning Policy Framework — March 2012

Bristol Core Strategy (Adopted June 2011)

BCS5 Housing Provision

BCS9 Green Infrastructure

BCS10 Transport and Access Improvements
BCS11 Infrastructure and Developer Contributions

BCS12 Community Facilities

BCS13 Climate Change

BCS14 Sustainable Energy

BCS15 Sustainable Design and Construction
BCS16 Flood Risk and Water Management
BCS17 Affordable Housing Provision

BCS18 Housing Type

BCS20 Effective and Efficient Use of Land
BCS21 Quality Urban Design

BCS22 Conservation and the Historic Environment
BCS23 Pollution

Bristol Site Allocations and Development Management Policies (Adopted July 2014)

DM1 Presumption in favour of sustainable development
DM5 Protection of community facilities

DM14 The health impacts of development

DM17 Development involving existing green infrastructure
DM19 Development and nature conservation

DM23 Transport development management

DM26 Local character and distinctiveness

DM27 Layout and form

DM28 Public realm

DM29 Design of new buildings

DM30 Alterations to existing buildings

DM31 Heritage assets

DM32 Recycling and refuse provision in new development
DM33 Pollution control, air quality and water quality
DM34 Contaminated land

DM35 Noise mitigation

KEY ISSUES

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

The application site is unallocated in the adopted development plan. However, as the building is in
education use it has to be regarded as a community use, and as such falls to be assessed against
policy BCS12 of the Core Strategy. This states that existing community uses will be retained, unless it
can be ‘demonstrated that there is no longer a need to retain the use or where alternative provision is
made'. In addition, policy DM5 of the Development Management policies lists the criteria that will be
taken into account when considering the loss of community facilities. These are as follows:

l. The loss of the community facilities would not create a shortfall in such facilities, or where the
use has ceased there is no need or demand for a community use that could make use of the
building; or

Il. The building is no longer suitable to accommodate the use or is not appropriate for sensitive
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adaption to other community use; or
Il. The community use can be retained as part of the redevelopment of the site; or
V. Appropriate replacement community facilities are provided in a suitable location.

It is also noted that objections have been received on the basis that the existing building should be
retained for a community use.

In this case the building is currently in use, but will be vacated in summer 2016, as part of a planned
relocation of college facilities. The facilities currently provided on site will be relocated to purpose built
accommaodation in Patchway and Hengrove. On this basis it is argued by the applicant that the
proposal meets the requirement of part iv of the above policy. Given that the College has a city wide
catchment, rather than local catchment, it is acknowledged that there would be no material loss of
facilities as a result of the proposals. It is also noted that some education facilities will be retained on
site, with two of the original orphanage building still in use by the college.

It should also be noted that the building is a significant heritage asset, and in order to ensure the
upkeep of the building it is important that it is kept in use. In assessing the merits of a reuse of a
building the impact on heritage assets is also material to the decision on the application, and the
existing building represents a large area of floorspace to be used for a community purposes. The
impact on heritage assets is considered in key issue C below, however subject to the proposal having
an acceptable impact on the listed building given that the facilities lost are being provided elsewhere
within the city it is considered that the proposed residential use would be appropriate, and complies
with the relevant policies.

It is noted that alternative uses for the building have been suggested by neighbours of the site,
including a home for the elderly or a school. However, this application has to be considered on the
basis of the merits of the proposal as submitted. As stated above, it is not considered that the
proposal warrants refusal on the basis of the loss of the community use, and therefore there is no
policy grounds to insist that the site is converted into an alternative community use.

(B) IS THE PROPOSED DENSITY AND HOUSING MIX APPROPRIATE?

The efficient use of land is integral to creating sustainable patterns of development and this is central
to the focus on sustainable development in the NPPF. Indeed, the NPPF allows Local Planning
Authorities to set their own approach to housing density to reflect local circumstances. Policy BCS20
of the Core Strategy sets a minimum development density of 50 dwellings per hectare. The density of
the proposed development is around 107 dwellings per hectare. This accords with the policy
requirements. There are no policies which set a maximum density for residential developments and
instead the impact of the density on the character of the area, residential amenity and highway safety
have to be considered.

In addition, Policy BCS17 of the adopted Bristol Core Strategy (2011) requires affordable housing to
be provided in residential developments of 15 dwellings or more at a percentage target of 40% in the
Inner East area. Such residential developments should provide a mix of affordable housing units and
reflect identified needs, site suitability and economic viability. Where scheme viability may be affected,
developers are expected to provide full development appraisals to demonstrate an alternative
affordable housing provision. Policy BCS18 also requires development to contribute to the mix of
housing tenures, types and sizes in an area.

As such this development should provide 37 affordable housing units in order to be fully policy
compliant. Government policy and guidance is very clear that scheme viability is a key consideration
in determining the level of affordable housing that a development can provide, and that Council's
should not require a level of affordable housing that would render a development unviable. The
government's Planning Practice Guidance states as follows:
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Where affordable housing contributions are being sought, obligations should not prevent development
from going forward. (Para 004 Reference ID: 23b-004-20140306)

In simple terms, a development is considered to be viable if the Residual Land Value (RLV) of the
development is greater than the Site Value. The RLV is calculated by ascertaining the value of the
completed development, and subtracting from this all the costs involved in bringing the development
forward (eg build costs, professional fees, legal costs, financing costs etc) and the developers profit.
All inputs are based on present day costs and values.

The applicant has claimed that, to remain viable in planning terms, the proposed scheme is unable to
provide the full policy requirement of 40% affordable housing. A detailed viability appraisal and
supporting commentary has been submitted in support of this claim. Officers have commissioned BNP
Paribas to assess the viability information and advise the Council as to whether the applicants claim is
reasonable. BNP Paribas have assessed the values and costs associated with the development, and
liaised with the applicant to resolve areas of dispute. They conclude that whilst the scheme could not
provide the full 40% affordable housing, it would be able to provide approximately 15% affordable
housing (14 dwellings). The information and figures contained below reflect BNP Paribas view of the
scheme viability.

The appraisal inputs can be summarised as follows:

Residential sales values In line with the highest sales values currently
being achieved in the Ashley Down /
Bishopston area (excluding sales of
dwellings overlooking the Gloucestershire
County Cricket Ground, which attract a
premium compared to other dwellings)

Build Costs Build Costs are reflective of industry norms
(as identified by the Build Cost Information
Service (BCIS) for new build apartment
blocks and the conversion of existing

buildings

Fees Reflective of industry norms

Finance costs Reflective of current returns required by
lenders

Developers profit Reflective of industry norms

Site Value can be calculated by identifying the Existing Use Value of a site and applying a premium
(usually 20% on brownfield sites) to incentivise the owner to bring the site forward for development.
Alternatively, the price paid for the site can be considered as the Site Value, provided that the
purchaser did not pay an overly inflated price.

The Existing Use Value of a non-residential institution such as Brunel House is difficult to ascertain,
as such buildings are rarely rented or sold for their existing use. Consequently the applicant has
provided a Depreciated Replacement Cost Valuation (this is a valuation of last resort) based on RICS
criteria, which gives a value of approximately £2,100,000. BNP Paribas are aware that the site was
marketed in 2015, and that a number of bids were received that were in the region of the Depreciated
Replacement Cost Valuation. Consequently, BNP Paribas advise that a Site Value of £2,100,000 is
reasonable.

When 15% affordable housing is incorporated in the scheme, the viability appraisal results in a RLV
that virtually equates to the Site Value. This means that the scheme is viable in planning terms when
providing 15% affordable housing, but would not be viable in planning terms if more that 15% was
required. Officers consider that given the viability of the proposed scheme, an affordable housing
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provision of 15% is acceptable and that this should be secured by way of a Section 106 Agreement.
The 14 units would be split as per Policy BCS17, with 11 being provided for social rent and three for
shared ownership.

With regard to the mix of accommodation proposed, the area around the application site is relatively
mixed. 2011 census data shows that over 75% of the accommodation in the area is houses rather
than flats, and whilst the area immediately around the application site has a higher proportion of flats,
particularly given recent development in the area, there are still more houses than flats. The proposal
is for a flatted development, which will add to the proportion of flats in the area. However, there is a
mix of accommodation within the proposal, including a high number of one and two bedroom units,
but also including seven three and four bedroom units. It is noted that the conversion of the existing
listed building does limit the scope for delivery of houses on the site. It is noted that an objection has
been received which includes a specific concern that the type of family accommodation proposed will
have an impact on local schools. This issue will be difficult to quantify, and clearly there is a need for
housing across a range of sectors. The proportion of social rented accommodation in this area is
significantly below the city wide average, and the provision of affordable housing on site will clearly
add to the mix of accommodation. Whilst this may impact on the mix of students at local schools, it is
not considered that this could be identified as harm which would warrant the refusal of the application.
Given that there is no identified concentration of any particular type of housing in the area, and family
housing still makes up the majority of accommodation in the ward, it is not considered that the
proposed mix of accommodation is unreasonable, and it would contribute to the mix and balance of
accommodation in this area.

© WOULD THE PROPOSED DEVELOPMENT PRESERVE OR ENHANCE THE HERITAGE
ASSETS, INCLUDING THE GRADE II LISTED BUILDING AND THE ASHLEY DOWN
CONSERVATION AREA?

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in
considering whether to grant planning permission for development which affects a listed building or its
setting, the local planning authority shall have special regard to the desirability of preserving the
building or its setting or any features of special architectural or historic interest which it possesses.
The Authority is also required (under Section 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990) to pay special attention to the desirability of preserving or enhancing the character
or appearance of the conservation area. The case of R (Forge Field Society) v Sevenoaks DC [2014]
EWHC 1895 (Admin) (Forge Field) has made it clear where there is harm to a listed building or a
conservation area the decision maker 'must give that harm considerable importance and weight' [48].

Section 12 of the national guidance within the National Planning Policy Framework (NPPF) 2012
states that when considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset's conservation, with any harm or
loss requiring clear and convincing justification. Paragraph 132 of the NPPF states that significance
can be harmed or lost through alteration or destruction of the heritage asset or development within its
setting. Further, Para.134 states that where a proposed development will lead to substantial harm to
or total loss of significance of a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss.

Policy BCS22 of the Core Strategy requires development to safeguard or enhance heritage assets,
which includes historic buildings, both nationally and locally listed, and conservation areas.
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0 Impact on the listed building

The proposal involves the conversion of the existing grade Il listed building. This building was
originally part of the Muller Orphanage, and was the second of the group of six to be built, being
constructed in 1857. It fell into disuse in 1938, and was converted into college use in 1954. As part of
that conversion there were significant alterations to the building, although it appears that these were
mostly internally, involving subdivision of the large historic rooms to form classrooms. The exterior
alterations to the building were relatively unchanged, although since that time there are have been a
number of small extensions to the building, and the erection of a lift tower to the exterior of the
building to the south of the site.

The proposal does involve the removal of a number of these later additions to the property, including
single storey additions to the east, south and west of the building, plus the removal of the 'barn’ to the
west of the building. These proposals are covered separately in application no. 15/06293/F. The
extensions are not generally sensitively designed, and do not contribute positively to the setting or
appearance of the listed building. On this basis it is considered that the demolition works would better
reveal the heritage asset, and would generally be an enhancement to the appearance of the area.
Whilst these works cannot be separated from the overall development on this issue it is considered
that there is no in principle objection to the removal of the existing extensions to the building.

In terms of new works to the listed building this includes a single storey extension the south west
corner of the site. This replaces the existing extension to the building, and it is considered that this
has a more sensitive design and has a more appropriate relationship with the historic building. It is
also proposed to make a number of internal alterations to the building to revise the layout for
residential use. This includes the removal of partition walls, the insertion of new partition walls and
mezzanine floors within the taller existing spaces, and changes to the internal floor and ceiling heights
and internal cladding to meet relevant insulation and servicing standards.

The City Design Team are supportive of the conversion of the listed building and the benefits this will
bring to the repair and upkeep of the building. The conversion to college use has resulted in the loss
of much of the original layout of the building, although there is a substantial amount of historic fabric
retained, albeit that it cannot necessarily be viewed in its original context. This includes three original
staircases, plus various architraves, skirting, cills etc. The strategy for reusing the building is to leave
as much of the substantial historic fabric intact, and this approach is supported. Some concerns were
raised that it would not be possible to appreciate the original symmetrical layout of the proposal
following the alterations. However, following the submission of additional evidence from the applicant
it has been agreed that there was little historical justification for the symmetrical corridor approach as
this was a more modern imposition. It has also been agreed that the amount of intervention required
in respect of raised floor levels or suspended ceilings would be kept to a minimum, and where this
resulted in the historic fabric then that fabric will be recorded prior to being concealed or removed.
This approach is in line with the conversion of the other former orphanage buildings, and is
considered appropriate.

Therefore, whilst the college use has generally been a careful custodian of the building, and large
elements of the historic fabric have been retained, the building is in need of some upgrading and
repair in order to meet modern standards, and officers are satisfied that this is being approached in a
sensitive fashion. Where this is combined with the removal of insensitive additions to the building it is
considered that the result will be an enhancement to the heritage asset.

0 Impact on the Setting of the Listed Building
In addition to the comments above, the proposed development will also have an impact on the setting

of the listed building through two elements. The most significant impact would be from the new build
flat element to the west of the building. In addition to this, there also proposed to be changes to the

Page 16 of 32



ltem no. 1
Development Control Committee A — 15 June 2016
Application No. 15/06289/F, 15/06290/LA and 15/06293/F: Brunel House City Of Bristol College
College Road Bishopston Bristol

layout of the site which will also impact on the setting.

The new build flats will replace an existing structure and car park to the west of the building. The
historic plans of the site suggest that this lies outside of the historic curtilage of the building, the
boundary of which appears to have been formed by the wall that currently separates the 'barn’ from
the original building. Given the existing structures there is some justification for new build structures
on this part of the site. However, the proposal does represent a significant increase in scale on the
existing building. In this case, there is a difficult balance to draw between achieving a building on this
site which responds to the design context (large blocks) and being sensitive to the setting adjacent to
the listed building. Further consideration is given to the design qualities of the proposal below,
however, given the scale of the proposal it is clear that the new building will impact on the historic
setting of the building, not least on the basis that it will impact on the appreciation on the relationship
between the original orphanage buildings. Whilst some of this relationship has been lost because of
other developments in the area, it is still apparent when viewed on site.

It is noted that a number of objections have been received on the basis that the design of the proposal
is not in keeping with the listed building, with comparison drawn between this proposal and the
extension to Allen House. Whilst this proposal has a very close relationship to the existing building it is
not an extension, and would not be positioned within the historic curtilage of the building. As such, it is
considered reasonable and justified to take a different design approach, albeit one that is sensitive to
the historic structures. Many of the buildings in the area are formed by relatively large blocks, and in
this case the proposal would form one of three blocks surrounding a car park. Notwithstanding any
concerns with the impact on the setting of the heritage assets this would normally be regarded as an
appropriate design solution. The scale of the proposal has been designed to reflect the original
blocks, and in negotiations on the proposal the height of the building has been reduced, so as to not
dominate the historic building.

There has been a significant degree of negotiation on the detailed design of the proposal in order to
achieve the current iteration of the scheme. There have previously been concerns about the junction
between the listed building and the proposal, as well as the mixture of materials proposed conflicting
with the appearance of the listed building. As a result of this the element which is directly adjacent to
the listed building has been reduced in height, and the design simplified. This is particularly apparent
with the palette of materials, with grey bricks chosen to reflect the tone and appearance of the listed
building, without seeking to copy or pastiche it. The fenestration has also been revised to better reflect
the vertical emphasis of the windows in the historic building. This has resulted in a robust design, with
punched out windows and a sensitive palette of materials. Whilst the quality of the finished scheme
will depend largely on the quality of the detailing, it is considered that this quality can be achieved
through appropriate conditions. Therefore, if it is considered that a building of this scale is justified
through the benefits it will bring the design revisions will result in a building which is appropriately
designed given the context.

As stated above, in addition to the new build flats it is also proposed to include a number of
interventions into the historic curtilage of the property. This includes additional car parking to the north
of the site, and a new access road and car parking to the rear of the site. It is noted that the works to
the rear of the building do replace hardstanding and the unsympathetic extensions referred to above,
although the parking to the front of the site is a new element, which will impact on the 'set piece'
nature of the views of the existing building. It is acknowledged that the landscape officer does support
the formal landscaping proposals, but it is considered that the insertion of the car parking would have
some impact on the setting of the heritage asset.

It is concluded on this issue that the proposed development would not preserve or enhance the
setting of the existing listed building, but as a result of amendments to the design of the proposal
officers are satisfied that the proposal would result in less than significant harm. As such, in order to
grant planning permission for the proposed development it is necessary to demonstrate that there are
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public benefits delivered as part of the proposal, which could not otherwise be delivered. This issue is
discussed in more detail below.

0 Impact on the Character and Appearance of the Conservation Area

It should be noted that as well as the policies listed above the following policies are considered
relevant to the consideration of the design of the proposal: Policy BCS21 of the Core Strategy
promotes high quality design, requiring development to contribute positively to an area's character,
promote accessibility and permeability, promote legibility, clearly define public and private space,
deliver a safe, healthy and attractive environment and public realm, deliver public art, safeguard the
amenity of existing development and future occupiers, promote diversity through the delivery of mixed
developments and create buildings and spaces that are adaptable to change. The adopted
development management policies reinforce this requirement, with reference to Local Character and
Distinctiveness (DM26), Layout and Form (DM27), Public Realm (DM28) and the Design of New
Buildings (DM29).

The Ashley Down Conservation Area is largely based around the original orphanage buildings.
Therefore, any new development which impacts on the visual connection between the orphanage will
have some impact on the character and appearance of the conservation area. Indeed, given the fact
that the proposal is considered to result in some harm to the setting of the listed building it is not
possible to conclude that the proposal will preserve or enhance the character and appearance of the
conservation area. Notwithstanding this, the impact of the new build element is mitigated somewhat
by the fact that there is an existing building in this location. In addition, it is considered that the
proposed new build element is of an appropriate design, for the reasons given above. Therefore,
similarly to the impact on the setting of the listed building it is considered that the proposal would
result in less than significant harm to the character and appearance of the conservation area.

0 Benefits of development

Given that the new build element is considered to result in less than significant harm to the setting of
the listed building and the conservation area this has to be balanced against the public bengfit of the
development. As stated above there is clearly a benefit in maintaining occupation of the listed
building, and the sensitive conversion to residential will facilitate the continuing and long term
maintenance of the building. In addition, the removal of the less sensitive existing extensions to the
building will also be of benefit. Whilst it is unfortunate that it is not possible to remove all of the
unsympathetic extensions, notably the lift tower would need to be retained to allow appropriate
access, it is noted that the application does include proposals for a more sensitive treatment of the lift
tower.

The policy does also allow for other public benefits to be taken into account when balancing the
impact of the proposal. In this respect, it is noted that the proposal would provide for additional
housing in a sustainable location, which would contribute positively to meeting the city's housing
targets. The applicant also argues that the proposal would result in significant improvements in terms
of the sustainability of the building, and therefore its contribution to climate change. This is discussed
further in the key issues below. In addition, as referred to above, the proposal would provide a
significant element of affordable housing on site. The viability evidence submitted with the application
does suggest that whilst the scheme could be constructed with a smaller new build element this would
result in less profitability, and subsequently a lower proportion of affordable housing. Ultimately, it
appears that it would be possible to design a scheme which overall would have a neutral impact on
the setting of the listed building and the conservation area, but this would not deliver affordable
housing. Given the need for affordable housing it is considered that this is a significant benefit. On the
basis that it would not be possible to achieve these benefits without some harm to the heritage assets,
it is considered that this harm is justified by the benefits of the development.
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(D) WOULD THE PROPOSAL UNACCEPTABLY AFFECT THE AMENITY OF THE AREA AND
WOULD IT CREATE AN ACCEPTABLE ENVIRONMENT FOR THE PROPOSED
RESIDENTS?

Policy BCS21 of the Core Strategy, as well as requiring development to be of a high quality design,
also requires new development to safeguard the amenities of existing residents. In addition, policy
BCS23 also requires development to be designed so as not to have a detrimental impact on the
surrounding environment. Included within this is the requirement that development should not impact
on the viability of surrounding uses through its sensitivity to noise or other pollution.

It should also be noted that policy BCS18 of the Core Strategy requires residential development to
provide sufficient space for everyday activities, and following the publications of the Government's
Nationally Described Space Standards, these are being applied to new developments within Bristol.

0 Existing Residents

In terms of existing residents in the area, the immediate surroundings of the site are of mixed
character, although following recent developments at the Gloucestershire County Cricket Ground and
the former orphanage buildings to the north, there is a substantial residential presence in the area
currently.

Firstly it should be noted that there are no changes to the historic building which would impact on
neighbours of the site in terms of visual amenity or loss of daylight. However, local residents have
raised concerns that the new build element would have a harmful impact, given its scale and design.
The closest relationship of the new build to an existing residential property is around 17.5 metres to
the flat block at the corner of Arthur Milton Street and College Road. The proposed building would be
a maximum of around 12.5 metres tall. This property is almost directly to the north of the new build
element, and given this relationship there would be some impact on the access to daylight, but this
impact would only be in mid winter, and for much of the year there would be no direct impact on
access to daylight at this property. Other neighbouring residential properties are over 40 metres away,
and as such there would be no impact on amenity as a result of overshadowing from the new build
element.

In terms of impact on privacy, a distance of around 21 metres has long been accepted as a
reasonable distance to achieve an acceptable level of privacy between windows to habitable rooms,
although this has to be adjusted for significant changes in levels or constrained views. The main
outlook from the new build proposal would be to west, to the flats at the Cricket Ground. These flats
are around 47 metres from the site, and at this distance there would be no material impact on privacy.
However, in addition, the change in nature of the existing building would result in some potential
impact on privacy. The existing properties to the east of the application site would be around 22
metres from the proposal, and as such are considered to be an acceptable separation distance.
Therefore, the elements that would not achieve at least a 21 metre separation distance are those
properties to the north and south of the application site.

The arrangement of buildings to the north of the site is such the existing residential accommodation is
not directly opposite the three storey parts of the building. Therefore, the minimum separation
distance of around 17.5 metres would either be from a single storey element of the converted building,
or would be from windows at an angle. With regards to the building to the south, the main outlook
from this property would be to the east and west, and as such this only has secondary windows facing
the application site. Therefore, whilst this does not meet the normally accepted separation distance
the types of relationship involved are not considered to merit the refusal of the application.

Neighbours of the site have also raised concerns regarding noise and disturbance as a result of the
proposed development. Rather than this resulting from the noise generating activity at the application
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site this appears to stem primarily from the lack of landscaping between the proposed new build
element and the Cricket Club flats to the west, which would result in noise bouncing between
properties. Given the location of a car park between the sites it is likely that properties in this area do
suffer from some vehicle noise. However, having discussed this with the Council's Pollution Control
team, they are satisfied that there is no significant noise generating activity in this area, and as such
the proposal would not merit refusal on this basis.

With regard to other uses in the area, the other primary land uses in the area are the Cricket Club and
the College. Both of these uses have been operating closely adjacent to residential uses. Whilst the
introduction of noise sensitive uses can result in restrictions being placed on existing uses, given the
existing character of the area it is not considered that the proposal would result in additional impacts
on the viability of neighbouring community uses. As such, the impact on existing amenities is
considered acceptable, and is in accordance with the relevant policies.

0 Proposed Residents

As referred to above, the quality of the proposed residential accommodation has to be assessed
against the Nationally Described Space Standards, which sets out minimum standards for the size of
proposed flats. It is noted that policy BG18 also requires residential accommodation to be flexible and
adaptable, which normally discourages the provision of bed sits and single person accommodation, as
this would not provide the level of flexibility that is required by the policy. However, it must also be
recognised that the conversion of a listed building has to work with the existing fabric of the building,
and this does not always convert to modern space requirements.

Therefore, all of the accommodation in the new build element has space for at least two persons, and
meets the relevant space standards. However, 11 of the flats in the converted building are described
as single person flats or bedsits. It is acknowledged that all of these units meet the space standards
for a single person flat (39 square metres), although would not offer the level of flexibility which would
normally be required in a new build development. However, the layout of the flats has been designed
taking account of the constraints of the building. Following, negotiations with officers the number of
bedsit type units has been reduced by incorporating some of the smaller units of accommodation into
larger flats. The layout of the flats does allow direct outlook from all of the habitable rooms to a good
standard, apart from one bedroom in the new build element, which has a more constrained outlook.
All of the flats have access to some communal outdoor space, albeit none of the flats have private
gardens. In addition, St. Andrews Park is less than 800 metres walking distance from the application
site. Therefore, given the constraints of redeveloping a listed building it is considered that proposal
would provide a reasonable standard of accommodation, and as such the proposal is considered
acceptable on these grounds.

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

Development Plan policies are designed to promote schemes that reflect the list of transport user
priorities outlined in the Joint Local Transport Plan, which includes pedestrian as the highest priority
and private cars as the lowest (BCS10). In addition, policy DM23 requires development to provide
safe and adequate access to new developments.

As referred to above the site is considered to be in a reasonably sustainable location, with a local
shop and bus stops providing inbound and outbound services within easy walking distance. In
addition, the Gloucester Road Local Centre is around 800 metres from the site, and as such it is
possible to live in this location without the use of a private car. Notwithstanding this, car parking in this
area is a significant issue, as the availability of on site car parking is limited. This results in there being
a high demand for on street car parking, and this has been the subject of a substantial proportion of
the objections to the proposal. In this case this is exacerbated by the fact that there are a number of
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existing car parking spaces which are in the ownership of the college, and these are used by existing
residents when not in use by the college. This includes the 37 spaces running along College Road.
These parking spaces are on private land, and in private ownership, but it is apparent that they are
publically used currently. Whilst other developments in the area have been policy compliant in respect
of car parking it does appear that the current usage is above that which is allocated for those
developments. Notwithstanding this, these parking spaces are on private land, and the land owners
are able to remove any access rights to the spaces.

With regard to the proposed parking provision for the development, the revised proposal includes 70
on site spaces (including the 37 spaces referred to above). Essentially, this will be arranged on the
basis that all two, three and four bedroom flats will be allocated a space, the wheelchair accessible
flat will be allocated a space and a space made available for a local car club. The remaining 18 will
remain unallocated. A similar arrangement of car parking was approved at the Cricket Club flats. The
Transport Development Management Team are satisfied that this will accommodate the parking
needs for the development, and a refusal on parking grounds would not be justified.

In terms of impact on the current highway network, it is noted that the roads around the site are
currently very busy. However, the existing use of the site does contribute to traffic movements in the
area. The impact on the network has been assessed on the basis of the TRICs database, which
suggests that the proposed use would actually result in a reduction in individual journeys on the
network, and the Transport Team have raised no objections on these grounds.

The other concern raised by local residents relates to highway safety, particularly in relation to access
to the nearby school. It appears that there are two primary concerns in this respect, firstly that cars
currently park on the pavement on the southern side of College Road, and secondly that there is an
access route through the car park to the west of the site which is currently used to access the school.
On the first point, the car parking on the southern side of College Road will be formalised, which will
prevent manouevring on the footpath. It is also proposed to move the crossing in this location to allow
for a safer crossing point. On the second issue, whilst access through the car park will be lost, there is
a footpath proposed around the new flats, and an additional crossing point on College Road. It is
noted that College Road is not an adopted highway, and therefore the proposed crossings would not
be covered by the same legislation as works to the adopted highway, but notwithstanding this it is
considered that these would result in improvements to pedestrian safety, and as such a refusal on
these grounds is not considered to be justified.

Provision has been made as part of the proposal for cycle storage and bin storage in convenient
locations within the site. Concerns have been raised by officers about the access to the bin stores, but
it has been clarified that it is not intended for refuse trucks to enter the site, but instead for refuse to
be transported to the access point. This will require a management agreement, but on this basis the
highways team are satisfied for with the arrangements for refuse and cycling.

Given the level of car parking at the site it is considered that future residents would be at least partly
reliant on public transport routes. Whilst there are bus routes close to the site it is considered that the
local bus stops are in need of upgrading. On this basis the Transport Development Management
Team have requested a contribution of £45,430 for upgrading the two local bus stops, one in bound
and one out bound. This is currently under negotiation, but subject to this issue being resolved it is
considered that there is no objection to the development on highway grounds.

(F) WILL THE PROPOSED DEVELOPMENT MAKE AN ADEQUATE CONTRIBUTION TO THE
SUSTAINABILITY AND CLIMATE CHANGE GOALS OF ADOPTED PLANNING POLICIES?

Policies BCS13, BCS14, BCS15 and BCS16 of the adopted Core Strategy give guidance on

sustainability standards to be achieved in any development, and what measures to be included to
ensure that development meets the climate change goals of the development plan. Applicants are
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expected to demonstrate that a development would meet those standards by means of a sustainability
statement. A sustainability statement has been submitted with this application, which includes a
number of measures to improve the environmental performance of the buildings.

In terms of the sustainability strategy a distinction is drawn between the conversion of the listed
building, and the new build element. For the new build the strategy involves the provision of a mixture
of Photovoltaic and Solar panels on the roof. The analysis suggests that all of the flats in Block C will
meet the part L requirement, with some of the flats having an improved performance. The provision of
PV panels would result in an improvement in performance for the ground, first and second floor flats
by at least 20%. The third floor flats would also have access to solar thermal panels, and hence the
performance of these flat would be even better.

For the listed building the options for improving the performance are more limited. It is proposed to
improve the fabric of the building and provide a central gas-fired boiler, but no renewables are
proposed for this building. This has been subject to an objection on the grounds that the application
should include renewable energy generation. The options for delivering renewables in the existing
building have been discussed with the applicant, and it is apparent that any proposals would result in
the loss of historic fabric. This has to be weighed against the benefits of the proposed alterations.
Whilst it would be possible to provide some benefits, through for example the provision of PVs on
discreet parts of the roof, the impact on the CO2 emissions is likely to be relatively marginal, and
therefore would not outweigh the impact on the fabric lost. Therefore, when the performance of the
new build element is taken into account, it is considered that the overall performance of the
development is reasonable, and would not merit the refusal of the application.

Concerns have been raised by local residents that the proposal would have a harmful impact on the
already poor air quality in the area. The site is located outside of the City’s Air Quality Management
Area, and therefore it is not considered that the existing air quality warrants significant improvement.
The reduction in vehicle movements identified in the transport statement also means that there would
be no worsening of the existing air quality, and therefore it is not considered that there is an harm
arising in this respect.

With regards to surface water drainage it is noted that the proposal would not result in any significant
change to the surface water outflow and no changes to the impermeable areas. It is proposed,
therefore, to connect the proposal to the existing Wessex Water Infrastructure, via an attenuation
tank, and this approach has been agreed with the Council's flood drainage team. As such, subject to a
relevant condition there is no objection to the development on these grounds.

(G) WILL THE PROPOSAL HAVE A HARMFUL IMPACT ON TREES, WILDLIFE AND ECOLOGY
IN THE SURROUNDING AREA?

Policy BCS9 of the Core Strategy states that 'Individual green assets should be retained wherever
possible and integrated into new development'. It also states that '‘Development should incorporate
new and/or enhanced green infrastructure of an appropriate type, standard and size. Where on-site
provision of green infrastructure is not possible, contributions will be sought to make appropriate
provision for green infrastructure off site.’

The proposal involves the removal of one group and two individual trees, one of which is covered by a
tree preservation order. These trees do clearly have amenity value, although the group of three
Gingko trees located outside of the main entrance to the college are considered to be C grade trees.
The other trees identified for removal, Common Limes, are considered to be of higher value, although
they are located adjacent to a high wall, which is part of the listing for the building, and the buttress
roots and stem growth are causing some minor deformation of the wall. This is only likely to get
worse, particularly if further development is accommodated on the car park area to the west of the
site. On this basis it is considered that the long term retention of these trees is unrealistic. It is
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calculated that 10 replacement trees would be required to mitigate for the trees lost. The proposed
landscaping plans indicate the provision of 20 replacement trees. There are some concerns about the
suitability of some of the trees proposed, although it is clear that adequate replacement planting can
be accommodated on the site, and therefore it is not considered that the application warrants refusal
on these grounds.

In respect of ecology, an ecological assessment has been submitted with the application. This
identifies that the site is a sensitive site in respect of ecology, with bats and nesting birds using the
site. Bats have been recorded using the south eastern elevation of Brunel House, and therefore work
must not commence until a licence has been granted by Natural England for the works. In addition,
the following derogation tests under the Conservation of Habitats and Species Regulations must be
considered in the assessment of any proposal:

1. There is "no satisfactory alternative"

This test has been met by the fact the proposal relates to a listed building. The ‘do nothing' scenario
or maintaining the status quo would result in the further degeneration in the condition of the listed
building and the asset would be lost, both in terms of heritage benefit, and for wildlife conservation
purposes.

2. The proposal would "not be detrimental to the maintenance of the populations of the species
concerned at a favourable conservation status in their natural range”

This test has been met by the provision of mitigation as part of the proposal. This involves the
provision of bat roosting boxes on nearby trees and the provision of two in-built bat boxes or bat tubes
to allow access to the building. Given the population of bats involved this is considered a reasonable
response.

3. The proposal is "in the interests of public health and public safety, or for other imperative reasons of
overriding public interest, including those of a social or economic nature and beneficial consequences
of primary importance for the environment"

This test has been met by virtue of the proposal complying with the relevant planning policies. The
development would deliver housing, including affordable house, which are policy and corporate aims.
Given, the mitigation can be secured by condition it is considered that the benefits of the development
do outweigh the risks to protected bats.

Given the potential of the site to accommodate nesting birds it is also recommended that bird nesting
boxes are secured by condition. As such, the impact of the development on protected species and
habitats can be successfully mitigated, and the development is considered acceptable in this regard.

(H) DOES THE PROPSOED DEVELOPMENT SECURE A PACKAGE OF PLANNING
OBLIGATIONS TO OFFSET THE IMPACT OF THE DEVELOPMENT ON THE LOCAL
INFRASTRUCTURE?

Policy BCS11 of the Core Strategy requires that planning obligations should be secured through the
planning process in order to offset the impact of the proposed development on the local infrastructure.
With the exception of site specific requires this policy is met through the application of the Community
Infrastructure Levy, and in this case the CIL requirement for this proposal is £130,578.13. 80% of the
money received through CIL would be spent on those items identified in the Regulation 123 list, which
includes identified public transport projects, parks and green spaces and school projects. 15% is also
delegated to the Neighbourhood Partnership who can then spend it on local priorities. Concerns have
been raised regarding access to Doctors in the local area, which could potentially be picked up
through the planning obligations regime, although Doctors are funded through alternative
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mechanisms, and as such it is hot considered to be justified to secure contributions in this way.

It is noted that Avon Fire and Rescue have requested a contribution to the provision of additional fire
hydrants close to development site. The Council's guidance on planning obligations states that the
Local Planning Authority will seek the provision of fire hydrants where sites are not within 100 metres
of an existing hydrant. The applicants have confirmed that they are willing to provide the fire hydrants
themselves, and this will need to be secured by condition.

The other planning obligations that are being sought in relation to the application are the contributions
to bus stops and affordable housing, which are referred to above.

CONCLUSION

The application involves the conversion of the existing listed building, and the construction of a new
build to provide a total of 92 flats on the site. In this case, a balance needs to be drawn between a
relatively intensive development of the site, which would have an impact on the heritage assets in the
area, and the benefits that the development brings. It is considered that the principle of the
development is acceptable, and the development of housing in this area, specifically affordable
housing, would deliver significant benefits. In addition, it is not considered that a refusal is justified on
either amenity grounds or highway safety grounds. The design of the proposals has been subject to
significant negotiation which has resulted in a reduction to the impact. On this basis officer are of the
view that the benefits outweigh the less than significant harm to the heritage assets. There are no
other issues that warrant the refusal of the application, and as such, the proposals are considered to
be in accordance with the relevant planning policies, and are recommended for approval.

Application A - 15/06289/F
RECOMMENDED GRANT subject to Planning Agreement

(A) That the applicant be advised that the Local Planning Authority is disposed to grant planning
permission, subject to the completion, within a period of six months from the date of this
committee, or any other time as may be reasonably agreed with the Service Director, Planning
and Sustainable Development and at the applicant's expense, of a planning agreement made
under the terms of Section 106 of the Town and Country Planning Act 1990 (as amended),
entered into by the applicant, Bristol City Council and any other interested parties to cover the
following matters:

i) The provision of 14 affordable housing units to be provided on site (final details to be agreed)

ii) The provision of a financial contribution to the upgrading of bus stops at Osbourne Avenue and
Sefton Park Road (figures to be agreed).

(B) That the Head of Legal Services be authorised to conclude the Planning Agreement to cover
matters in recommendation (A).

(© That on completion of the Section 106 Agreement, planning permission be granted, subject to
the following conditions:
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Condition(s)

Time limit for commencement of development

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

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

Pre commencement condition(s)
2. Approval of road works necessary

No development shall take place until details of the following works to the highway have been
submitted to and approved in writing by the Local Planning Authority:

1. Changes to the footway, including curbs and new parking layout;
2. New and altered pedestrian crossings;
3. Location and details of fire hydrants.

The building hereby permitted shall not be occupied until these works have been completed in
accordance with the approved details.

Reason: To ensure that all road works associated with the proposed development are planned
and approved in good time to a standard approved by the Local Planning Authority and are
completed before occupation.

3. Construction management plan

No development shall take place including any works of demolition until a construction
management plan or construction method statement has been submitted to and been
approved in writing by the Local Planning Authority. The approved plan/statement shall be
adhered to throughout the construction period. The statement shall provide for:

Parking of vehicle of site operatives and visitors

routes for construction traffic

hours of operation

method of prevention of mud being carried onto highway
pedestrian and cyclist protection

proposed temporary traffic restrictions

arrangements for turning vehicles

Reason: In the interests of safe operation of the highway in the lead into development both
during the demolition and construction phase of the development.

4, Land affected by contamination - Site Characterisation

No development shall take place until an investigation and risk assessment, in addition to any
assessment provided with the planning application, and has been completed in accordance
with a scheme to assess the nature and extent of any contamination on the site, whether or
not it originates on the site. The contents of the scheme should be submitted to and be
approved in writing by the Local Planning Authority. The investigation and risk assessment
must be undertaken by competent persons and a written report of the findings must be
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produced. The written report is subject to the approval in writing of the Local Planning
Authority. The report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(i) an assessment of the potential risks to:

* human health,

* property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

* adjoining land,

* groundwaters and surface waters,

* ecological systems,

* archaeological sites and ancient monuments;

(i) an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's ‘Model
Procedures for the Management of Land Contamination, CLR 11'.

Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors

5. Land affected by contamination - Submission of Remediation Scheme

No development shall take place until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks to human health,
buildings and other property and the natural and historical environment has been prepared,
submitted to and been approved in writing by the Local Planning Authority. The scheme must
include all works to be undertaken, proposed remediation objectives and remediation criteria,
timetable of works and site management procedures. The scheme must ensure that the site
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990
in relation to the intended use of the land after remediation.

Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.

6. Land affected by contamination - Implementation of Approved Remediation Scheme

In the event that contamination is found, no development other than that required to be carried
out as part of an approved scheme of remediation shall take place until the approved
remediation scheme has been carried out in accordance with its terms. The Local Planning
Authority must be given two weeks written notification of commencement of the remediation
scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced, and be approved in writing of the Local Planning Authority.

Reason: To ensure that risks from land contamination both during the construction phase and
to the future users of the land and neighbouring land are minimised, together with those to
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controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.

7. Further details before relevant element started
Detailed drawings at the scale of 1 to 10 (or other as approved) of the following shall be

submitted to and be approved in writing by the Local Planning Authority before the relevant
part of work is begun. The detail thereby approved shall be carried out in accordance with that

approval.

a) Typical window and door details of each type proposed, to include unit profile, reveals,
jambs, headers and cills.

b) Railing details to the car park entrance and undercroft area, to include typical
dimensions and arrangement, fixings, reveals, headers and cills.

C) Railing details defining the site boundary adjacent to the new build element, to include

typical dimensions, arrangement and fixings.
d) Proposed living roofs, including cross sections showing the construction of the roof.

Reason: In the interests of visual amenity and the character of the area.
8. Sample panels before specified elements started

Sample panels of the external materials for the new build, plus any extensions to the historic
building, including brick, stone, window frames, cladding and rainwater goods, demonstrating
the colour, texture, face bond and pointing are to be erected on site and approved in writing by
the Local Planning Authority before the relevant parts of the work are commenced. The
development shall be completed in accordance with the approved details before the building is
occupied.

Reason: In order that the external appearance of the building is satisfactory.
9. To ensure implementation of a programme of archaeological works

No development shall take place within the area indicated on plan number 3520 0103 F until
the applicant/developer has secured the implementation of a programme of archaeological
work, in accordance with a Written Scheme of Investigation which has been submitted by the
developer and approved in writing by the Local Planning Authority.

The scheme of investigation shall include an assessment of significance and research
guestions; and:

1. The programme and methodology of site investigation and recording

2.  The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

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

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

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

Reason: To ensure that archaeological remains and features are recorded prior to their
destruction.
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10. To secure the recording of the fabric of buildings of historic or architectural importance

No redevelopment or refurbishment of the existing building (Brunel House) shall take place
until the applicant/developer has recorded those parts of the building which are likely to be
disturbed or concealed in the course of redevelopment or refurbishment. The recording must
to be carried out by an archaeologist or archaeological organisation approved by the Local
Planning Authority and submitted to the Historic Environment Record (HER), the archive
should then be submitted to Bristol City Museum and a hard copy to Bristol Record Office.

Reason: To ensure that features of archaeological or architectural importance within a building
are recorded before their destruction or concealment.

11. Sustainable Drainage System (SuDS)

The development hereby approved shall not commence until a Sustainable Drainage Strategy
and associated detailed design, management and maintenance plan of surface water drainage
for the site using SuDS methods has been submitted to and approved in writing by the Local
Planning Authority. The approved drainage system shall be implemented in accordance with
the approved Sustainable Drainage Strategy prior to the use of the building commencing and
maintained thereafter for the lifetime of the development.

Reason: To prevent the increased risk of flooding by ensuring the provision of a satisfactory
means of surface water disposal is incorporated into the design and the build and that the
principles of sustainable drainage are incorporated into this proposal and maintained for the
lifetime of the proposal.

12. Bat Roosts

Development shall not commence until details of a scheme for the retention of the bats' roost
and the retention of the bats' existing accesses or the provision of alternative new roosts or
accesses, has been submitted to and approved in writing by the local planning authority.

The scheme shall include a programme for the implementation of the development which
minimises any impacts on bats including the provision of suitable voids or crevices for bats, bat
boxes, bricks or similar, 'soft strip’ demolition methods and measures to minimise light
pollution. The development shall be carried out in accordance with the approved scheme or
any amendment to the scheme as approved in writing by the local planning authority.

Reason: to enable the local planning authority to retain control over development in order to
safeguard bats and their roosts which are specially protected by law.

13. Bats in Trees

The mature lime trees shall not be removed from the site until a survey for bats by a qualified
ecologist shall be undertaken, recommendations made for mitigation for any impact on
protected species, and those recommendations being approved in writing by the Local
Planning Authority. Thereafter the development shall be carried out in accordance with those
recommendations.

Reason: to enable the local planning authority to retain control over development in order to
safeguard bats and their roosts which are specially protected by law.
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14.

15.

16.

17.

Nesting Birds

No clearance of vegetation or structures suitable for nesting birds, shall take place between
1st March and 30th September inclusive in any year without the prior written approval of the
local planning authority. The authority will require evidence provided by a suitably qualified
ecologist that no breeding birds would be adversely affected before giving any approval under
this condition.

Reason: To ensure that wild birds, building or using their nests are protected.
Bird and Bat Boxes

Prior to commencement of development details shall be submitted providing the specification,
orientation, height and location for built-in bird nesting and bat roosting opportunities. This
shall include ten swift boxes or bricks and four built-in bat boxes or bat tubes in addition to
those required by the bat mitigation scheme. The boxes shall be erected prior to the
occupation of the development hereby approved.

Reason: To help conserve legally protected bats and birds which include priority species.
Highway Condition Survey

A Condition Survey of the existing public highway will need to be carried out and agreed with
the Highway Authority prior to any works commencing on site, and any damage to the highway
occurring as a result of this development is to be remedied by the developer to the satisfaction
of the Highway Authority once all works have been completed on site.

Reason: In the interests of safeguarding the existing road corridor.
Public Art

Prior to the commencement of the development hereby permitted, a Public Art Plan shall be
submitted to and approved in writing by the Local Planning Authority. The Plan shall also
contain a timetable for delivery and details of future maintenance responsibilities and
requirements. All public art works shall be completed in accordance with the agreed scheme
and thereafter retained as part of the development, unless otherwise agreed in writing by the
Local Planning Authority.

Reason: To ensure that public art is integrated into the design and build of the development.

Pre occupation condition(s)

18.

Land affected by contamination - Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of Condition 3 and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of Condition 4,
which is to be submitted to and be approved in writing by the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a verification

report must be prepared, which is subject to the approval in writing of the Local Planning
Authority in accordance with condition 5.
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Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.

19. Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on approved
plans

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

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

20. Completion of Vehicular Access - Shown on approved plans
No building or use hereby permitted shall be occupied or the use commenced until the means
of vehicular access has been constructed and completed in accordance with the approved
plans and the said means of vehicular access shall thereafter be retained for access purposes
only.
Reason: In the interests of highway safety.

21. Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans
No building or use hereby permitted shall be occupied or the use commenced until the
car/vehicle parking area shown on the approved plans has been completed, and thereafter,
the area shall be kept free of obstruction and available for the parking of vehicles associated
with the development
Reason: To ensure that there are adequate parking facilities to serve the development.

22. Completion and Maintenance of Cycle Provision - Shown on approved plans
No building or use hereby permitted shall be occupied or the use commenced until the cycle
parking provision shown on the approved plans has been completed, and thereafter, be kept
free of obstruction and available for the parking of cycles only.
Reason: To ensure the provision and availability of adequate cycle parking.

23. New works to match - Listed Building
All new external and internal works and finishes, and any works of making good, shall match
the existing original fabric in respect of using materials of a matching form, composition and

consistency, detailed execution and finished appearance, except where indicated otherwise on
the drawings hereby approved.
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Reason: In order that the special architectural and historic interest of this Listed Building is
safeguarded.

24. Partitions - Listed Building
All new partitions shall be scribed around the existing ornamental plaster mouldings.

Reason: To ensure that the character, appearance and integrity of the building is not
prejudiced, thereby preserving its special architectural or historic interest.

25. Submission and Approval of Landscaping Scheme

No building or use herby permitted shall be occupied or the use commenced until there has
been submitted to and approved in writing by the Local Planning Authority a scheme of hard
and soft landscaping, which shall include indications of all existing trees and hedgerows on the
land, and details of any to be retained, together with measures for their protection, in the
course of development. The approved scheme shall be implemented so that planting is
carried out no later than the first planting season following the occupation of the building(s) or
the completion of the development whichever is the sooner. All planted materials shall be
maintained for five years and any trees or plants removed, dying, being damaged or becoming
diseased within that period shall be replaced in the next planting season with others of similar
size and species to those originally required to be planted unless the council gives written
consent to any variation.

Reason: To protect and enhance the character of the site and the area, and to ensure its
appearance is satisfactory.

26. Artificial Lighting (external)

No building or use herby permitted shall be occupied of use commenced until a report detailing
the lighting scheme and predicted light levels at neighbouring residential properties has been
submitted to and been approved in writing by the Local Planning Authority. This shall include a
lux level contour plan, and should seek to ensure no light spill outside of the site boundaries.
The lux contour plan should extend outwards to incremental levels of zero lux.

Reason: In order to safeguard the amenities of adjoining residential occupiers and in order to
avoid harm to nocturnal animals.

27. Sustainability

The development hereby approved shall only be carried out in accordance with the Energy
and Sustainability Statement submitted by Hydrock in support of the application (ref.
C15/1383/R/002 Rev. A). All measures referred to in the statement, including the Photovoltaic
Panels and Solar Thermal Heating, shall be implemented in accordance with the statement
and be operations prior to the occupation of the relevant dwellings.

Reason: To meet the sustainability goals of the development plan and to off set the impact of
the development on climate change.

28. Travel Plans - Not submitted
No building or use hereby permitted shall be occupied or the use commenced until a Travel

Plan comprising immediate, continuing and long-term measures to promote and encourage
alternatives to single-occupancy car use has been prepared, submitted to and been approved
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in writing by the Local Planning Authority. The approved Travel Plan shall then be

implemented, monitored and reviewed
the satisfaction of the council.

Reason: In order to deliver sustainable transport objectives including a reduction in single

in accordance with the agreed travel Plan Targets to

occupancy car journeys and the increased use of public transport, walking & cycling.

List of approved plans

29. List of approved plans and drawings

The development shall conform in all aspects with the plans and details shown in the

application as listed below, unless vari

ations are agreed by the Local Planning Authority in

order to discharge other conditions attached to this decision.

Reason: For the avoidance of doubit.

Application B - 15/06290/LA
RECOMMENDED

Conditions to follow

Application C - 15/06293/LA
RECOMMENDED

Conditions to follow

BACKGROUND PAPERS

Avon Fire & Rescue Service
Transport Development Management
Conservation Section

Urban Design

City Centre Projects (Public Art)
Landscape

Arboricultural Team

Bristol Civic Society

Contaminated Land Environmental Protection
Flood Risk Manager

Nature Conservation Officer
Archaeology Team

GRANT subject to condition(s)

GRANT subject to condition(s)

4 January 2016

31 May 2016

29 January 2016
18 January 2016
16 February 2016
6 January 2016

25 February 2016
30 December 2015
1 February 2016
12 January 2016
24 December 2015
20 January 2016
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Development Control Committee A — 15 June 2016 ITEM NO. 2

WARD: Southville CONTACT OFFICER:  Catherine Tyrer

SITE ADDRESS: Regent House, Consort House, Imperial Arcade And Land Rear Of 36-40 East
Street Lombard Street Bristol

APPLICATION NO: 15/04731/F Full Planning & Listed Building Consent
15/04732/LA
15/04726/F &
15/04727/LA

EXPIRY DATE: 16 December 2015

Change of use of Regent House and Consort House from offices (use class B1(a)) to residential
(use class C3) (80 units) along with external alterations and retained offices (use class B1(a))
accommodation of 481sq m. Extension of commercial unit in Consort House (use classes Al, A2,
A3, D1) of 36sq.m. Construction of new residential blocks (use class C3) (151 units) and associated
landscaping and car parking to the rear of Regent House and Consort House. Construction of new
residential accommodation (use class C3) (4 units) and ground floor commercial units (use classes
Al, A2, A3, D1) of 395.sq.m on land at Lombard Street. Alterations to public realm along Bedminster
Parade and Lombard Street. Major Application

RECOMMENDATION: GRANT subject to Planning Agreement

AGENT: JLL APPLICANT: City & Country Bedminster Ltd
40 Berkeley Square Bentfield Place
Bristol Bentfield Road
BS8 1HU Stansted
Essex
CM24 8HL

The following plan is for illustrative purposes only, and cannot be guaranteed to be up to date.

LOCATION PLAN:
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SUMMARY

These applications are brought to Committee on account of the scale of development proposed.
There has been no member referral.

A formal pre-application enquiry was submitted to the LPA in April 2015 and early discussions were
held with officers regarding a number of principle issues, including the principle of development, the
layout, scale, massing, design and heritage issues (primarily the impact on the listed buildings and the
conservation area).

Two interlinked planning applications and associated listed building consent applications have been
submitted. These are referred to as the “core scheme” and the “supplementary scheme”. The
supplementary scheme has been submitted as a variation to the Core Scheme, and we understand
that it is not the intention (should planning permission be forthcoming for either or both applications),
that the Supplementary Scheme would be implemented as a free standing scheme. It has been made
clear to the applicant, that should planning permission be granted for the Supplementary Scheme, a
condition would be attached to tie it to the implementation of the Core Scheme.

The following development is proposed:

e Core scheme: change of use of Regent House and Consort House from offices to residential
use and the erection of new blocks of residential accommodation. The scheme proposes the
erection of 235 residential units (80 of which will be located within the converted building, 151
within new blocks on the main site and 4 units on Lombard Street). An area of office
floorspace will be retained within Regent House (481sq.m GEA). Alterations and
improvements are proposed to the Imperial Arcade walkway along with a 36sq.m extension to
the existing commercial floorspace (use classes Al, A2, A3 or D1) to provide a new unit.
Ground floor commercial units (use classes Al, A2, A3 or D1), of 395sg.m, are also proposed
at ground floor level on Lombard Street. [planning application ref: 15/04732/F and listed
building consent application ref: 15/04731/LA]

e Supplementary scheme: the conversion of Regent House to residential accommodation and
the erection of a mansard roof extension. Part of the ground floor will be retained as
office/commercial floorspace. Imperial Parade is retained as existing. [planning application ref:
15/04732/F and listed building consent application ref: 15/04731/LA]

Combined Core and Supplementary schemes: if both the Core and Supplementary Schemes were
implemented together, the combined development would deliver a total of 247 residential units.

SITE DESCRIPTION

The 1.214 ha site is located within South Bristol, within Bedminster Town Centre. It comprises the site
of Regent House and Consort House, with Imperial Arcade at the ground floor of Consort House and
a car park area (with parking for around 197 cars) to the rear. The existing buildings form an “L” shape
fronting Bedminster Parade and the pedestrianized Lombard Street. Vehicular access to the rear car
park is obtained from St John’s Road, which is also used as the service/deliveries access to the units
within Imperial Arcade.

The site also includes a separate parcel of land located on the opposite side of Lombard Street, on
the corner with Catherine Mead Street. It is currently occupied by a car park area. The site is bounded
by commercial units on two sides.

The ground floor of Consort House is made up of Imperial Arcade, a parade of nine retail units. The
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covered area in front of the units acts as the primary pedestrian thoroughfare on this side of
Bedminster Parade.

There are a number of trees on the site (with a total of 43 trees identified), two of which were identified
as medium quality (grade B) and the remainder being low quality (grade C or U trees).

The northern boundary comprises the flank wall of the Asda Superstore.

Commercial units are located on the opposite side of Lombard Street and Bedminster Parade, typical
of the site’s town centre location. To the west, the area predominantly comprises residential
properties.

The Bedminster Parade frontage and the small parcel of land on Lombard Street are located within
the designated Primary Shopping Area. Regent House and Consort House are Grade Il listed and the
site is located within the Bedminster Conservation Area.

Part of the site is located within flood zone 3, including the existing buildings and land along St John’s
Road and Lombard Street. The remainder of the site is located within flood zone 2. The site is located
within a Coal Authority Low Risk Area.

DEVELOPMENT PROPOSALS

The proposals relate to two separate, but inherently linked applications for the redevelopment of the
site, referred to as the “core scheme” and the “supplementary scheme”. Both applications are also
accompanied by applications for listed building consent.

Core Scheme
(Planning application 15/04731/F and Listed Building Consent application 15/04732/LA)

The Core Scheme proposes the erection of 235 residential units through a combination of conversion
of the existing buildings and new build. The retention of 481sq.m (GEA) of office accommodation
within Regent House, alterations and improvements to Imperial Arcade and the construction of car
parking and landscaping within the existing car park are also proposed. The scheme also includes the
provision of 431sg.m (GEA) of commercial floorspace (use classes Al, A2, A3, D1) to be provided by
means of a small extension to Imperial Arcade and within ground floor units of the proposed new
block on Lombard Street.

Consort House

The conversion and alteration of the first and second floors and existing roof space to provide 34
apartments. The works at this level have been designed to avoid alteration to the existing roof slope to
East Street/Bedminster Parade. New dormer windows are proposed within the side and rear
elevations.

The currently split pitch of the rear roof slopes will be re-set and the roof coverings reinstated utilising
the existing natural slate. Amendments are proposed to a number of the existing openings in the rear,
courtyard fagcade to form balconies serving the apartments.

The existing 1980s windows will be replaced with traditional painted timber 1/1 sliding sashes in the
existing openings.
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At the northern end of Consort House, the creation of an additional retail space (36sq.m) is proposed
at the northern end of the arcade, adjacent to Asda. This will include the installation of a new glazed
shop front.

Regent House

The conversion and alteration of part of the existing ground floor office space to provide a separately
accessed cluster of creative workspaces. The upper floors will be converted to provide residential
units, consisting of a mix of 1 and 2 bedroom apartments. A number of the existing openings in the
rear, courtyard facade will be altered to form balconies serving the apartments. The surrounding
masonry will be made good to match existing.

New Build Blocks

Blocks 1 and 3: These two blocks were originally of an identical scale, but subsequent amendments
has reduced the height of Block 1 to four storeys, with Block 3 maintained at seven storeys. A
brickwork plinth would extend from Block 1 to provide a base for the elevated courtyard landscaped
areas within which Blocks 2 and 3 are also situated. Below the podium landscaped areas, car parking,
refuse storage and bike storage would be accommodated. A mix of 1 and 2 bedroom units are
proposed within these blocks.

Block 2: Ranges in height from 4 to 6 residential storeys (including the podium), with a stepped profile.
It proposes 35 residential units, consisting of a mix of 1 and 2 bedroom apartments.

Block 4: Running parallel with St John’s Road, the block rises to five storeys (including the podium
level). It would provide 43 residential units, consisting of a mix of 1, 2 and 3 bed apartments.

Block 5: also runs parallel with St John’s Road, rising up to 5.5 storeys in height. It proposes 3 duplex
units, accessed from the ground floor (providing 1 x 2-bed and 2 x 3-bed family apartments with
private gardens). The remaining 20 units comprise a mix of 1 and 2 bed apartments.

Lombard Street

A new building is proposed fronting onto Lombard Street, which would provide two ground floor
commercial units (use classes Al, A2, A3, D1), with four duplex 3-bed apartments above.

Imperial Arcade

The existing retail units within Imperial Arcade will be retained. Alterations are proposed to the
existing 1980s arcade, including the lowering of the existing sills to achieve increased visual and
pedestrian permeability. These units would continue to be serviced from rear through the undercroft
car park.

Scheme Amendments: during the course of the application, following feedback from officers, there
have been a number of amendments made to the application, most notable being the removal of three
storeys from Block 1 (that closest to Consort House) and an additional storey added to Block 2. Other
amendments include:

1. Lombard Street block: Vertical recesses in the facade (to accommodate downpipes)
introduced to break up the Lombard Street elevation of the new block and increased the
number of openings on the first and second floor St Johns Road elevation. A mansard roof
and dormer window included at the short elevation

Landscaping and planting plan amended

The Heritage Impact Assessment was revised as submitted version did not adequately meet
the requirements of the NPPF.

wnN
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4. A balustrade/parapet added to the terrace above the corner retail unit.
Supplementary Scheme
(Planning application 15/04726/F and Listed Building Consent application 15/04727/LA)

The supplementary scheme proposes the conversion of Regent House to achieve 58 residential units
(providing a mix of 1, 2 and 3 bed units) and retains 481sqg.m of office floorspace. The existing
retaillcommercial units are retained. A new natural slate mansard roof extension with dormer windows
formed in lead is proposed to add an additional storey.

Scheme Amendments: extent of the proposed roof extension reduced and set back from the cupola. It
was originally proposed to convert part of the ground floor of Regent House into residential
accommodation, but the applicant has agreed to retain part of the ground floor within commercial use
(as per the Core Application).

The Heritage Impact Assessment was revised as the submitted version did not adequately meet the
requirements of the NPPF.

Combined Schemes

The applicant’s intention is that both schemes would be implemented together (and a condition is
attached to the supplementary scheme which would prevent it being implemented separately). The
implementation of both the Core and Supplementary Schemes would achieve a total of 247 residential
units along with car parking, landscaping, public realm improvements and all other works.

ENVIRONMENTAL IMPACT ASSESSMENT

A Screening Opinion request was submitted to Bristol City Council on 15 June 2015. The Council
issued its formal Screening Opinion on 8 July 2015 confirming that an Environmental Statement was
not required (ref 15/03155/SCR).

PUBLIC CONSULTATION

A Report of Community Involvement was submitted with the planning application. It sets out details of
the engagement and consultation programme undertaken prior to the submission of the application.

It states that public consultation was undertaken and a public exhibition was held on site on 21 April
2015, with invitations sent to key stakeholders, ward/neighbouring ward Councillors and a wide
catchment area of local residential properties. A second public exhibition was held on 4 June 2015,
with the exhibition then set up on in the foyer of the Windmill Hill City Farm until 19 June 2015.

Meetings were also arranged with the planning committee of the BS3 Group (the local amenity group
for the area). Presentations were also given to the Bristol Urban Design Forum and the Conservation
Advisory Panel in June 2015.

In response to the consultation process, the Report of Community Involvement identifies the key
scheme changes made in response to comments raised.

A comment was received from the Neighbourhood Planning Network stating that “the community
involvement has been excellent”.
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PLANNING HISTORY

There are a number of planning applications relating to the former use of the site, but none of which
are relevant to the application proposals.

RESPONSE TO PUBLICITY AND CONSULTATION

The application was advertised by way of site and press notice. 135 local residents were consulted in
October 2015 by individual letter notifying them of the applications submitted. A further 14 day
consultation was undertaken in March 2015 notifying local residents of amended plans received.

Two comments were received, from a local resident and a local business operator:

1. Cumulative impact of proposed development and others on infrastructure (i.e. GP surgeries,
capacity of public transport, local schools, utilities). Particular concerns regarding lack of
forward planning in respect of school places. CIL contributions not sufficient. [Officer response:
development will be liable for CIL payment which will go some way to mitigate this. The
requirement for further contributions was assessed, and in this case was not considered the
meet the relevant tests of what would be considered to be relevant or reasonable]

2. Not clear whether residents would qualify for Bedminster East RPZ. Impact of increased
parking on local roads. [Officer's response: Transport Development Management Officer has
advised that residents of the proposed development would not be eligible for parking permits]

3. Too high and too dense and impact on city wide views, particularly across the conservation
area

4. Lack of affordable housing

5. Out of character with historic buildings and conservation area

6. Object to provision of additional retail unit as removal of pathway negatively impacts on
heritage asset and loss of light to other retail units (specifically number 9).

7. Insertion of lift within unit 4 will damage historic fabric and lease does not allow for this [Officer
comment: addressed within Key Issue C. Lease issues are a legal matter between the lessee
and the freeholder]

Bristol Tree Forum: Loss of 42 trees out of 43, including a B grade tree lost. Complete site clearance
in contravention of BCS9 para 2 part 1. Noted BTRS (86 trees) is complied with on site. Adequate
provision should be made for watering trees within car park deck and a condition requiring
replacement should a tree die within 10 years. [addressed in Key Issue F]

BS3 Planning Group:

1. Difficult to obtain a “single view” of what is proposed. BCC website and splitting the
application into alternatives does not assist. [Officer response: while it is noted that a single
application would have been more straight forward, the approach taken has allowed Officers
and consultees (including neighbours) to assess separate elements on their own merits and
has not prejudiced consideration of the applications]

2. Insufficient pre-application engagement [Officer response: community engagement prior to
the submission of the application considered to be acceptable. NPN has described it as
“‘excellent”.

3. Loss of employment use and lack of transparency of marketing.[addressed in key issue A]

4. Impact on local parking and whether residents would qualify for parking permits [addressed in
key issue E and residents would not be eligible for parking permit]

5. Insufficient information on views [Officer response: updated views information submitted
during the course of the application]

6. Cumulative impact of this and other developments on infrastructure (schools, GPs,
telephony/broadband infrastructure, public transport) [Officer response: development will be
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liable for CIL payment which will go some way to mitigate this]

7. Site would be ideally suited to educational/institutional use [Officer response: application does
not propose an education/institutional use and therefore this has not been considered]

8. Lack of affordable housing; developers were aware of BCC affordable housing requirements
when purchased the site [See Key Issue B]

9. Application should be viewed cumulatively [Officer response: application has been judged on
its merits]

10. Scheme is too intense and too high [See Key Issues A and C]

Following scheme amendments: a further comment was received advising that amendments do not
alleviate concerns.

Bristol Civic Society:

The Society is pleased to note that the developer has revised important aspects of the design
following comment from among others, the Society, and after discussion with Council planning
officers. The Society supports the direction of travel of the revisions.

Bedminster Town Team: Supports the application for the following reasons:

Potential to create much needed “sense of place”

Kick start investment and development in the area

Regenerative effect on nearby sites, to economic and physical benefit of the area
Support for enhanced pedestrian route through the site and area open to the public
Quiality of architecture

Provision of much needed housing is sustainable location

ourwWNE

OTHER COMMENTS

A summary of the comments provided by relevant internal and external consultees are set out below.
A copy of the full comments received is available on the application file and website.

The Environment Agency has commented on the applications:

The Environment Agency raises no objection to the proposal, subject to the inclusion of appropriate
conditions. Likewise, it commented that on the basis that a sequential approach is being taken with
the development, whereby the more vulnerable uses are located at a higher level where the flood risk
is such that it is not safe to have them at ground floor, the Agency has no objection to the proposed
development relating to flood risk.

Conditions required relate to: compliance with approved Flood Risk Assessment; submission of flood
resilience measures; submission of details regarding contamination; unexpected contamination
encountered during construction; details of flood warning and evacuation plan for future occupants.

Historic England has commented on the application:

Significant concerns raised to the original scheme. Whilst there have been some amendments to the
heights of the rear blocks, ostensibly to reduce their prominence when viewed from East Street, this
fails to address the fundamental concerns with scale of development and its harmful impact on the
character and appearance of the Bedminster Conservation Area. Those amendments also fail to the
address the concerns expressed regarding the impact of the proposals on longer views.

The amendments to the roof extension of the listed building are an unconvincing response to the

concerns raised regarding the impact of that element. No further information has been provided
regarding the internal works to the listed buildings, or to address the inadequacies of the Heritage

Page 6 of 41



Item no. 2
Development Control Committee A — 15 June 2016
Application No. 15/04731/F, 15/04732/LA, 15/04726/F and 15/04727/LA: Regent House, Consort
House, Imperial Arcade And Land Rear Of 36-40 East Street Lombard Street Bristol

Impact Assessment.

As per previous advice, the proposals would cause considerable harm to the Bedminster
Conservation Area, and the settings of the listed buildings. Based on the information provided it is
likely that they would also cause harm to the significance of the listed buildings as well. The proposals
are contrary to the advice contained in Chapter 12 of the National Planning Policy Framework (2012)
and the general tenor of advice in the Bedminster Conservation Area Character Appraisal 2013 which
identifies over-scaled buildings as a negative feature of the Conservation Area and its setting.

Following a subsequent meeting with CDG and Historic England and receipt of additional information,
it is understood that an updated response would be submitted. At the time of writing this has not been
received and the above comments still stand.

Air Quality Officer has commented as follows:

Potential for dust from construction activities has been determined to be negligible when taking into
account implementation of a range of mitigation measures. These mitigation measures should be
included within a Construction Environmental Plan (required by condition).

This is a concern along the fagade of East Street where monitoring data at the fagade of Consort
House shows that the annual objective for nitrogen dioxide is exceeded by a considerable margin.
This is due to a combination of high numbers of vehicle movements along this road combined with the
‘canyon’ street layout here which inhibits the dispersion of pollution. Air quality on many of the roads
surrounding the development site is in breach of the annual objective for NO; so it is important that
the potential slight worsening of air quality is minimised. The level of electric charge points should be
20%.

As an exceedance of the annual air quality objective for nitrogen dioxide is likely to be experienced
from the first to third floors at the facades of Consort House and Regent House closest to Bedminster
Parade, a condition is attached requiring windows serving these units to be fixed shut windows and
mechanical ventilation incorporated.

There were a number of queries raised regarding the potential connection to a gas fired district
heating network and any associated air quality issues. [Officer response: this would be assessed as
part of any planning application for the district heating network itself].

Arboricultural Officer has commented as follows:

Following discussions with the applicant the landscaping scheme has been amended and is
considered to be acceptable.

City Design Group (CDG) has commented a number of times on the application proposals and
extensive feedback was provided to the applicant. A brief summary of CDG comments to the original
scheme is set out below:

1. Significant opportunity of site to provide a valuable scheme for the growth and vibrancy of the
area noted.

2. Heritage Impact Assessment inadequate and failed to meet requirements of NPPF, this led to
significant concern regarding the proposed scheme as the application was not supported with
any clear or convincing justification or options appraisal.

3. Particular areas of concern included the roof top extension to Regent House and its impact on
the architectural integrity of Regent House and the cupola.

4. Ground floor of Regent House, especially the part that addresses the pedestrianized area of
Lombard Street not considered suitable for residential use.
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5.

o

B oo~

13.

14.

Omission of the bank of dormer windows proposed at pre-application stage within the roof
facing Bedminster Parade is welcomed. Subject to appropriate justification and assessment of
harm, some roof level alteration to Consort House considered acceptable.

Modification by removal of sills to Imperial Arcade welcomed and supported in principle.
Consideration will need to be given to flooring, walls, lighting and public art.

Benefit of a new shop unit is likely to outweigh any harm.

Additional views analysis required to properly assess the impact on local and wider views
Height, scale and massing of new blocks was a particular concern

. Architecture and aesthetics of the tower clocks is acceptable, but detailed aspects require

further work/clarification

. Distance between blocks of amenity concern
12.

Access and circulation core being through the undercroft car park is of significant concern.
Challenging to design the confined space to serve pedestrians and cyclists while retaining its
primary function as a car park and delivery/serving access.

There is a clear desire route through the site. Current design does not retain the potential for a
suitable access arrangement to be delivered in the future which is of concern.

Public art strategy to be further developed through relevant conditions

Following an initial amendment, removing only one storey from Block 1, CDG commented as follows:

Core application:

1.

The impact of Block 1 (the block closest to Consort House) remains a major concern as it rises
3+ storeys above the ridge level of Consort House and has a significantly detrimental impact
on immediate setting of the Grade Il listed Consort House, and on the character and
appearance of the Bedminster Conservation Area. Unless the height of block 1 can be
reduced by 3 storeys (1 currently being offered and 2 additional), the scheme will cause
substantial harm to the character and appearance of the Bedminster Conservation Area and
the setting of the Grade Il listed buildings, undermining their contribution to the surrounding
townscape, and cannot be supported.

While the other two blocks will have a harmful impact on the setting of the listed building, as
well as on views from the Bedminster and City Docks Conservation Areas. However, the
impact of these blocks and the context in which they stand is considered to be less than
substantial. While they will certainly be visible, they will not have such a detrimental impact on
the local townscape nor on the roof line of the listed buildings. There may be scope for a
partial storey to be filled in on the middle block to recoup the loss of residential floor space but
this should be subjected to appropriate views analysis and testing.

Ground floor entry points on the main range of the St John’s Road elevation as there is
concern that the development will result in an inactive and dead frontage.

The Lombard Street terrace would benefit from material detailing to emphasise its vertical
subdivision, to break up its composition and introduce a form more consistent with the East
Street terraces. Also the gable design of the gable end facing onto the bend of the road need
to present active and attractive frontage.

Arcade remodelling — supported in principle and full details will be required at an early stage
(to be dealt with by condition).

Under croft parking - The precedents provided for the under croft car parking are not
comparable or unsatisfactory. Full resolution/details will be required at an early stage (to be
dealt with by condition).

Supplementary Application:

1.

The revision to the supplementary application is welcomed. Whilst there is some harm to the
Grade Il listed building through the introduction of an attic storey, this harm is considered to be
less than substantial and outweighed by the wider public benefit of upgrading the fabric of the
building and securing is use for the longer term. There roof extension will be visible from some
locations in the context of the Bedminster Conservation Area, however, being set further back
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away from the prominent cupola feature and presumably the parapet will not detrimentally
impact on the landmark quality of the building. Overall, the character and appearance of the
Bedminster Conservation Area will be preserved.

2. Proposed revision to retain it part of the ground floor as a commercial/community space is
welcomed.

Following detailed discussions with the applicant a series of further amendments were submitted.
CDG has verbally advised that while there are a number of areas which would benefit from further
work, the proposed scheme as amended is, on balance, considered to be acceptable.

Archaeology: indications that construction of the tobacco factory and subsequent extensions had
caused disturbance to archaeological structures. Additional investigation required and a full record
made of the buildings.

Contaminated Land Officer has commented as follows:

EA comments confusing as they recommend discharge of planning conditions when none are yet
applied to the proposed scheme. Presume EA does not require the previously requested planning
condition as it is satisfied with respect to controlled waters (looking at the results BCC would concur
with this).

The phase two report is satisfactory.

The site has been found to be underlain by made ground, alluvium and sandstone. Groundwater at
the site is thought to be tidally influenced from the new cut. Arsenic and lead were identified as being
above the screening criterion for residential end use, however the results were below the public open
space residential criteria. Asbestos lagging was encountered in HP02 and TP10.

The UXO report submitted with the Desk Study has identified the potential presence of an unexploded
bomb at a depth of approximately 8 metres below ground level. Further specialist advice will be
required. We concur with the requirement for further specialist advice with respect to the unexploded
ordnance on site, particularly with respect to the potential risks from piling.

A range of mitigation measures are advised for the proposed development mainly with respect to the
presence of asbestos and soft landscaped areas, therefore we would recommend a number of
conditions are applied to any planning consent.

Crime Prevention Design Officer has commented as follows:

No concerns regarding the proposed development. Avon and Somerset Constabulary operates the
Secured by Design initiative, which is scheme which promotes the inclusion of architectural crime
prevention measures into new projects. | would suggest that consideration should be given to
applying for Secured by Design (SBD) certification as this would ensure minimum standards of
physical security. Implementing Secured by Design has proved to reduce the number of burglaries
where it has been implemented.

Flood Risk Manager has commented as follows:
The surface water drainage strategy proposed is acceptable for this development.
Nature Conservation Officer has commented as follows:

Landscaping of the site should predominantly employ native species of local provenance including
berry and fruit-bearing tree, hedgerow and shrub species for birds and nectar-rich flowering plants for

Page 9 of 41



Item no. 2
Development Control Committee A — 15 June 2016
Application No. 15/04731/F, 15/04732/LA, 15/04726/F and 15/04727/LA: Regent House, Consort
House, Imperial Arcade And Land Rear Of 36-40 East Street Lombard Street Bristol

invertebrates. The provision of living (green/brown) roofs is recommended to provide habitat for
wildlife.

A number of conditions recommended, relating to: inclusion of bird/bat boxes; landscaping scheme
and the protection of nesting birds.

Transport Development Management has commented as follows:

A financial contribution towards enhanced cycle facilities at Bedminster Bridges, pedestrian crossing
facilities and public transport enhancements was originally requested. Following information submitted
by the applicant regarding the baseline permission (if the existing office was bought into use), it has
been agreed that it would be unreasonable to request such contributions.

Pedestrian and cycle accessibility is considered to be good in terms of the location of the
development site and the surrounding footway network and cycle facilities.

Public transport accessibility is considered to be good in terms of the location of the development site
and the surrounding public transport facilities. The existing public transport stops closest to the
development site, Catherine Mead Street (eastbound) and Catherine Mead Street (westbound) are
not on the MetroBus route

Transport Assessment / Trip Generation: We note that the junction visibility splay is contained entirely
within the red line or within the extent of the adopted public highway, which is acceptable

Transport Assessment demonstrates that the refuse vehicle can access all bin stores, and confirms
that a 7.5t box van would be the largest delivery vehicle, with swept path analysis demonstrating that
suitable access is achievable. All future loading and servicing activities associated with the proposed
development will take place within the curtilage of the development site, which is acceptable

The applicant should be requested to provide amended car parking plans that indicate the minimum of
two car-club facilities requested at pre-application stage, standard car parking spaces, the spaces for
the dedicated use of blue badge holders, the spaces that will have electricity charging point; and the
car-club facilities. The revised plan is required in order to demonstrate that the above facilities can be
adequately accommodated within the development site.

A Sustainability Officer has commented as follows:

Insufficient information has been provided to demonstrate compliance with sustainability policies
BCS13-16. Further information is required, much of which could be secured by condition.

RELEVANT POLICIES

National Planning Policy Framework — March 2012

Core Strategy (Adopted June 2011)

BCS1 South Bristol City Council

BCS5 Housing Provision

BCS7 Centres and Retailing

BCS8 Delivering a Thriving Economy

BCS9 Green Infrastructure

BCS10 Transport and Access Improvements
BCS11 Infrastructure and Developer Contributions
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BCS13 Climate Change

BCS14 Sustainable Energy

BCS15 Sustainable Design and Construction
BCS16 Flood risk and Water Management

BCS17 Affordable Housing Provision

BCS18 Housing Type

BCS20 Effective and Efficient Use of Land

BCS21 Quiality Urban Design

BCS22 Conservation and the Historic Environment
BCS23 Pollution

Site Allocations and Development Management Policies (Adopted July 2014)

DM1 Presumption in favour of sustainable development
DM4 Wheelchair Accessible Housing

DM7 Town Centre Uses

DM8 Shopping Areas and Frontages

DM12 Retaining Valuable Employment Sites

DM14 The health impacts of development

DM15 Green Infrastructure Provision

DM17 Development Involving Existing Green Infrastructure
DM19 Development and Nature Conservation

DM23 Transport development management

DM25 Greenways

DM26 Local Character and Distinctiveness

DM27 Layout and Form

DM28 Public Realm

DM29 Design and New Buildings

DM30 Alterations to Existing Buildings

DM31 Heritage Assets

DM32 Recycling and Refuse Provision in New Development
DM33 Pollution control, Air Quality and Water Quality
DM34 Contaminated Land

DM35 Noise Mitigation

SAl Site Allocations

KEY ISSUES

(A) IS THE PROPOSAL AND MIX OF USES ACCEPTABLE IN PRINCIPLE?

Policy BCSL1 identifies South Bristol as the priority focus for development and comprehensive
regeneration for the next 15 to 20 years, including the provision of around 8,000 new homes of a mix
of type, size and tenure. It also states that development will be directed to previously developed land.

Sustainable Development

The site comprises previously developed land and is in a sustainable location, located within
Bedminster Town Centre, close to the City Centre and with good access to a various public transport
options. Bringing the site back into beneficial use is supported and the principle of its redevelopment
to provide a mix of commercial floorspace and new housing is supported.

Employment floorspace

The existing Regent House and Consort House buildings comprise approximately 7,570sg.m of office
(Class Bla) floorspace. The premises have been vacant since Lloyds Bank vacated the premises in
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2012.

The existing retail units at ground floor level within Imperial Arcade will be retained as part of the
development proposals. While an element of commercial floorspace will be retained at ground floor
level within Regent House, it is proposed that most of the existing office floorspace will be converted
to residential accommodation.

Core Strategy policy BCS8 and SA&DM policy DM12 support the retention of employment land,
unless it can be demonstrated that there is no demand for employment uses, for example if the site
has remained empty or vacant for a period of time and has been marketed for alternative employment
use.

An Economic Statement was submitted to accompany the planning applications, which advises that
DMA Property and Lambert Smith Hampton (LSH) have undertaken marketing of the site for a period
of over 34 months (since late 2011/early 2012). A summary of this (taken from the Economic
Statement) is set out below:

1. Initial marketing resulted in seven viewings and four expressions of interest, all from proven
mixed use developers in the local market. There was no interest generally for its existing use.

2. Between March 2012 and October 2014 a number of offers were progressed with the
landowner, but none resulted in satisfactory conclusion (for reasons including failure to raise
necessary finance).

3. LSH retained the property details on website. All enquiries received were from developers
assessing opportunity for redevelopment/refurbishment for residential uses.

4. Property was placed in Allsop property auction on 21 October 2014, resulting in around fifteen
enquiries all related to the conversion of existing buildings to residential use.

The Economic Statement contends that the lack of demand for the existing office space within Regent
and Consort House is likely to be due to the scale of the space, availability of second hand stock
elsewhere within the City, its location outside the City Centre and the proximity to Temple Quarter
Enterprise Area.

It is also noted that the existing retail units at ground floor level within Imperial Arcade will be retained.
The proposed development will have no adverse impact on the jobs generated by those units.

Based on the evidence provided and the fact that the premises have been vacant for a number of
years, the loss of the existing office use is considered to be acceptable.

Density

The provision of up to 247 new residential units complies with Core Strategy policy BCS1, which sets

out a requirement to provide around 8,000 new homes in south Bristol, with development focussed on
brownfield sites. Policy BCS20 seeks to maximise previously developed land and achieve densities of
at least 50 dwellings per hectare.

The development achieves a density of around 200 dwellings per hectare. This is a high density
scheme, but is considered to represent an appropriate density which responds to the characteristics
of the site, the site’s location (in a Town Centre and close to the City Centre) and the requirement to
achieve a high quality and well-designed environment, in accordance with the relevant policies.
Mixed and Balanced Communities

Bristol Core Strategy BCS18 seeks to ensure that 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.
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The scheme proposes mainly 1 and 2 bed apartments, but also a number of larger 2 bed units and
some larger 3 and 4 bed units, which include duplexes and “townhouses” that would be suitable for
families and larger households. The mix and range of unit types and sizes is considered to be
appropriate and will contribute to the mix of housing across the wider area in accordance with Core
Strategy policy BCS18.

Mix of uses

As mentioned above, the principle of residential accommaodation in this location is considered to be
acceptable.

The application site is located with Bedminster Town Centre with the Bedminster Parade and
Lombard Street frontages located within the designated Secondary Shopping Frontage.

The existing retail/commercial units contained within Imperial Parade do not form part of the
application and will be retained as existing. A new commercial unit (use class Al, A2, A3 or D1) is
proposed at the northern end of Imperial Parade, adjacent to the Asda Unit, an element of office
(class Bla) floorspace will be retained within part of the ground floor of Regent House and additional
units of commercial floorspace (use class Al, A2, A3 or D1) are also proposed on the Lombard Street
site. Whilst it was originally proposed as part of the supplementary application to convert the entire
ground floor of Regent House to residential accommodation, the scheme has been amended to retain
an element of commercial floorspace and this is welcomed (as discussed in more detail within Key
Issue C below). These uses are acceptable within the Town Centre and it is considered that these will
complement and help to maintain and enhance existing Town Centre uses, in accordance with
SA&DM policies DM7 and DM8.

(B) IS THE PROPOSED DEVELOPMENT VIABLE, AND DOES IT PROVIDE AN APPROPRIATE
LEVEL OF AFFORDABLE HOUSING?

The proposed development falls within Use Class C3 of the Use Classes Order, meaning that it is
required to address the Council’s Affordable Housing Policies. It comprises 235 dwellings (Core
Scheme) or 247 dwellings (Combined Scheme) and therefore it is required to comply with Core
Strategy Policy BCS17, which requires the provision of up to 30% affordable housing subject to
scheme viability.

Government policy and guidance is very clear that scheme viability is a key consideration in
determining the level of affordable housing that a development can provide, and that Council’s should
not require a level of affordable housing that would render a development unviable. The government’s
Planning Practice Guidance states as follows:

Where affordable housing contributions are being sought, obligations should not prevent
development from going forward. (Para 004 Reference ID: 23b-004-20140306)

In simple terms, a development is considered to be viable if the Residual Land Value (RLV) of the
development is greater than the Site Value.

The RLV is calculated by ascertaining the value of the completed development, and subtracting from
this all the costs involved in bringing the development forward (eg build costs, professional fees, legal
costs, financing costs etc) and the developers profit. All inputs are based on present day costs and
values.

The applicant has claimed that, to remain viable in planning terms, neither the Core nor the Combined

schemes are able to make an affordable housing contribution. A detailed viability appraisal and
supporting commentary has been submitted in support of this claim.
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Officers have commissioned DVS (the property arm of the Valuation Agency) to assess the viability
information and advise the Council as to whether the applicants claim is reasonable. Having assessed
the values and costs associated with the development, and undertaken their own appraisal, DVS
conclude that both the Core and Combined schemes are unviable in planning terms and therefore
would not be able to make an affordable housing contribution.

However, DVS did not agree with the applicants base build costs, which they considered to be overly
high. The applicant has subsequently agreed to the DVS base build costs being incorporated. The
information and figures contained below reflect the agreed viability position.

The appraisal inputs can be summarised as follows:

Residential sales values In excess of the highest sales values currently being achieved in
Bedminster
Build Costs Base Build Costs are reflective of industry norms. Significant

abnormal build costs of approximately £5,000,000 due to costs
associated with the basement car park and the need for additional
piling to provide adequate foundations for the new build blocks

Fees Reflective of industry norms
Finance costs Reflective of current returns required by lenders
Developers profit Reflective of industry norms

The appraisal results in a RLV for the Core Scheme of approximately £2,700,000 and for the
Combined Scheme of approximately £3,200,000.

Site Value can be calculated by identifying the Existing Use Value of a site and applying a premium
(usually 20% on brownfield sites) to incentivise the owner to bring the site forward for development.
Alternatively, the price paid for the site can be considered as the Site Value, provided that the
purchaser did not pay an overly inflated price.

In the case of the application site, the applicant has stated that the Site Value should be £4,000,000.
Officers are aware of the most recent rental values and yields for the site. These result in an Existing
Use Value (excluding a premium) of approximately £5,000,000. Consequently, DVS agree that
£4,000,000 is a reasonable Site Value.

As the Site Value is approximately £1,300,000 higher than the RLV of the Core Scheme and
£800,000 higher than the RLV of the Combined Scheme, officers are satisfied that the schemes are
unviable in planning terms and therefore unable to make an affordable housing contribution.

The RICS “Financial Viability in Planning” guidance is clear that whilst viability reviews are not
appropriate for single phase schemes they are suited to phased schemes that are to be delivered
over a number of years. Both the Core and Combined Schemes fall into this category.

The applicant proposes to deliver the new build elements of the scheme first, followed by the
conversion of Regent and Consort House. They indicate that the conversion will commence
approximately three years after the new build element. Consequently, officers consider that viability
reviews should be undertaken at the following times:

e One year after the granting of planning consent IF development has not commenced; and

o three years after commencement of the development.

The reviews will be based on comparing current sales values and build costs with increases in the
House Prices and Build Cost Indices at the time of the review. Should the reviews result in the RLV of
whichever of the Core or Combined schemes is being delivered, being greater than the Site Value,
then an affordable housing contribution would be required.
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In summary, officers, on the basis of advice from DVS, conclude that neither the Core nor the
Combined Scheme is viable in planning terms at present, and therefore recommend that the scheme
be granted a planning permission with no requirement for an affordable housing contribution. However
viability reviews should be required and secured via a Section 106 Agreement, to reassess the
scheme viability as set out above.

In addition, an advice note would be added to any planning permission advising the applicant that
should any subsequent planning applications be submitted to amend the mix of uses (particularly if
additional residential units are proposed), a further viability assessment would be required to
accompany any such application.

© IS THE DESIGN AND LAYOUT ACCEPTABLE AND IS THE SIGNIFICANCE OF THE
HERITAGE ASSETS ADEQUATELY PRESERVED?

Core Strategy policies BCS20 and BCS21 and SA&DM policies DM26 to 29 set out the relevant
design policies. Specifically policy BCS21 requires new development to contribute positively to an
area’s character and identify, promote accessible and permeable places and deliver safe, attractive
and well managed environments which comprise high quality inclusive buildings and spaces that
integrate with green infrastructure. Policy DM26 requires development to respond appropriately to
local patterns of movement, and the scale, character and function of streets. Policy DM26 expects
development to contribute towards local distinctiveness and policy DM27 requires the creation of
quality urban design.

The existing buildings are Grade Il listed and the site is located within the Bedminster Conservation
Area. Policies BCS22 and DM31 require that proposals do not have an adverse impact on elements
which contribute to the special architectural or historic interest of these heritage assets.

From the outset, a significant concern of the original scheme was the impact of Block 1 (the block
closest to Consort House). As originally proposed, the block would have risen three or more storeys
above the ridge level of Consort House having a significantly detrimental impact on the immediate
setting of the Grade Il listed Consort House, and on the character and appearance of the Bedminster
Conservation Area, undermining the surrounding townscape and causing substantial harm. Following
discussions with Officers, the scheme was amended, reducing Block 1 by three storeys. Views
analysis was submitted to demonstrate that the amended block would sit behind the roof line of
Consort House and that CDG Officers have confirmed that these amendments have overcome
original concerns.

To compensate the loss of the three storeys from Block 1, a further amendment included the provision
of an additional storey to Block B (the middle block), which was undertaken in discussion with
Officers. This was on the basis that while it is recognised that the blocks to the rear will have a
harmful impact on the setting of the listed building and nearby conservation areas, the impact of these
blocks and the context in which they stand is considered to be less than substantial. While they will
certainly be visible, on balance, they will not have such a detrimental impact on the local townscape
nor on the roof line of the listed buildings and are considered to be acceptable. This has been
confirmed through the submission of views analysis.

In respect of the supplementary scheme, the proposed roof extension above Regent House was
reviewed in detail. When viewed from the Bedminster Conservation Area, and wider city views,
including the City Docks Conservation Area, the slate roof and turret and cupola features of Regent
House are focal points of interest that add value to views south from Bathurst Basin and Cumberland
Road. In response to officer concerns, the original full width roof extension was amended to reduce
the scale of the proposed roof over Regent House and set it away from the cupola. Whilst it is
recognised that there is some harm to the Grade Il listed building through the introduction of an attic
storey, this harm is considered to be less than substantial and outweighed by the wider public benefit
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of upgrading the fabric of the building and securing is use for the longer term. The roof extension will
be visible from some locations in the context of the Bedminster Conservation Area, however, as it is
now set further back, away from the prominent cupola feature and parapet, it will not detrimentally
impact on the landmark quality of the building. Overall, the character and appearance of the
Bedminster Conservation Area will be preserved.

A public route through the site was sought and would have been desirable, but unfortunately, the
applicant has advised that due to land ownership issues, this has not been possible. However, the
applicant has advised that public access will be made available to the landscaped communal areas
during the day time.

The retention of an element of commercial space on the ground floor of Regent House, on Lombard
Street (which formed part of the amendments to the supplementary scheme) is supported. It will
provide an active frontage on Lombard Street and will avoid potential privacy concerns which would
arise if residential accommodation was proposed in this location. It will also open up the opportunity
and potential for the ground floor of a locally important listed building to be accessible to wider
audience.

A request was made by officers to incorporate additional ground floor entry points along St Johns
Road to create more of an active frontage. In response, the applicant advised that although this had
been reconsidered, due to flood risk constraints it was not possible to provide openings at this level.
The applicant also contends that the proposed design will increase the activity from the existing
situation, which is a solid brick wall, through the inclusion of windows at first floor level and above.
Again, while this would have been desirable, overall it is considered that the St John’s frontage as it
stands is acceptable.

A Public Art Strategy was submitted with the application, and the approach will require a simple and
robust treatment to the public realm. Conditions have been attached requiring further details to be
submitted relating to these elements.

Historic England has raised some concerns regarding the proposed scheme, but following
discussions with Officers and upon receipt of the updated views analysis, it was understood that
Historic England would be reviewing its response. At the time of writing, an updated response had not
been received and therefore it is assumed that Historic England’s concerns remain.

The remodelling of Imperial Arcade is supported, and will provide the opportunity to improve the public
experience and reduce anti-social activity. It is considered that the public benefit of the works to this
area will outweigh the harm caused to the listed buildings.

Overall, it is considered that the proposed scheme complies with the relevant design and heritage
policies identified above.

(D) DOES THE PROPOSAL RAISE ANY RESIDENTIAL AMENITY ISSUES?

Policy BCS21 of the Bristol Core Strategy seeks to ensure that the amenity of existing development is
safeguarded and to create a high quality environment for future occupiers.

The site has no immediately adjoining residential neighbours. The closest residential property is that
on the corner with St Johns Road and Brook road, which would be around 12m from the St Johns
elevation of the proposed development. While a greater separation distance would have been
preferable, the relationship is not dissimilar to that which exists in residential areas throughout the city
and St Johns Road would provide a further barrier between the units. It is considered that, on
balance, the proposed development would not have a significant adverse impact on the amenity of the
occupants of that property and is therefore acceptable.
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Other properties, including those which front onto Dean Crescent and St Paul’s Road, are also close
to the site, but these properties have a greater separation distance of more than 20m and would not
therefore be adversely impacted by the proposed scheme. There are also residential units on the
upper floors of properties fronting onto East Street, but the relationship with these units and the
existing building (which could be bought back into use as an office) is long established.

As the application was received prior to October 2015, the application is assessed against the
Council’s adopted floorspace standards (replaced in October 2015 by the National Technical
Standards). All of the units exceed the Council’s minimum floorspace standards, with several units
exceeding the upper range (by more than 80sg.m in some instances). It is also noted that the vast
majority of units also comply with, and often exceed the National Technical Standards, with less than
5% falling marginally below (i.e. 0.5-1sg.m) these standards. The proposed unit would provide a high
standard of living accommodation and the proposed landscaping will provide some amenity space for
occupants, with balconies and roof terraces adding to this.

Queries were raised by Officers regarding the distances between certain blocks within the
development proposed, particularly between the rear of Consort House and Block 1 which has a
separation distance of around 9.5m. In response to these concerns the applicant submitted additional
information to demonstrate that the tight urban grain proposed was characteristic of this part of Bristol
and the historic use of the site. Evidence was also submitted to demonstrate similar schemes
elsewhere (such as The General), where distances of 5.8m — 8.4m were accepted. In addition to this,
translucent glass will be used on the lower levels of windows to restrict views upwards and prevent
any direct overlooking. The internal layout is considered to be acceptable and will achieve acceptable
levels of amenity for future occupiers.

Overall it is considered that the proposed residential units will achieve a good quality of living
accommaodation for future occupants and will not adversely impact on the amenity of nearby existing
residents, in accordance with Core Strategy policy BCS21.

(E) DOES THE PROPOSAL RAISE ANY TRANSPORT AND MOVEMENT ISSUES?

The site is located within Bedminster Town Centre and close to the City Centre. It is located within a
sustainable location with good pedestrian/cycle and public transport accessibility.

The existing retail/commercial units on Imperial Parade will continue to be serviced from the rear, from
the undercroft car parking area. The Transport Assessment submitted with the application
demonstrates that a refuse vehicle can access the bin stores proposed and swept path analysis
demonstrates that the largest delivery vehicle (a 7.5t box van) can obtain suitable access. The
applicant has confirmed that all future loading and servicing activities associated with the proposed
development would occur within the curtilage of the development site.

Car parking for 146 cars (including 7 disabled parking spaces) and 4 motorcycles is proposed. The
submission of details relating to electric vehicle charging points and car club spaces is required by
condition. The site is located within a sustainable location and would therefore be appropriate for a car
free development. The level of car parking proposed complies with the Council’s standards and is
considered to be acceptable and in accordance with policy DM23.

Secure cycle parking is proposed for 468 bicycles within the undercroft car park area. This accords
with the Council’s minimum cycle parking standards. Likewise, acceptable provision has been made
for refuse and recycling storage.

A number of conditions are attached relating to highways and highway safety. These include the
requirement to submit a Travel Plan (to include soft and hard measures to promote sustainable travel
and safeguards by which to measure the success of the plan) and the submission of a construction
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traffic management plan (to safeguard the existing adopted highway and its users during
construction).

Overall, subject to relevant conditions, the proposed development will comply with SA&DM policy
DM23.

(F) DOES THE PROPOSAL RAISE ANY NATURE CONSERVATION OR TREE ISSUES?

The proposed development is a brownfield site which is largely developed, covered by buildings or
areas of hardstanding/car parking. An Ecological Appraisal was submitted with the application which
identified the site as having negligible potential to support roosting bats. Habitat loss is restricted to
habitats of low ecological value.

The application proposes a number of ecological enhancements, including soft landscaped areas,
increased greening at roof level, and incorporation of bat roosting and bird nesting opportunities.
These elements will be conditioned.

Following Officer comments that the originally proposed planting plan was overly planted and
considered to be unrealistic, an amended scheme was submitted which rationalised the planting and
proposed more appropriate trees in certain areas. The proposed development would result in the
removal of 42 trees. The Bristol Tree Replacement Standard (BTRS) requires that 86 replacement
trees are planted. The landscaping proposals indicate the planting of 86 new trees within the site,
therefore meeting the BTRS. While additional trees had been shown outside the site, the applicant
has advised that it has not been possible to substantiate ownership so these trees are unlikely to be
delivered, but this does not affect compliance with policy DM17.

Overall, the proposed development therefore accords with SA&DM policies DM17 and DM19.

(G) DOES THE PROPOSAL RAISE ANY SUSTAINABLE DEVELOPMENT AND CLIMATE
CHANGE ISSUES?

Policies BCS13 to BCS15 of the Bristol Core Strategy set out the sustainability requirements. Policy
BCS13 requires development to take into account the impact of climate change, mitigating its own
and impact on climate change and adapting to the effects of climate change. Policy BCS14 sets out
the requirement for proposals for renewable and low carbon sources of energy, including encouraging
the use of CHP and district heating systems. Policy BCS15 relates to sustainable design and
construction and encourages a sustainability statement to be submitted for new development.

A Sustainability Statement and Energy Strategy accompany the planning application.

These documents confirm that energy demand will be limited from the outset through the use of a
largely passive design to reduce the energy consumption (i.e. improved insulation and air permeability
standards, use of natural ventilation, improved daylighting within space, good area to volume ratio). In
addition to this, efficient building services and high performance appliances are proposed, including
energy efficient lighting, demand controlled ventilation, ventilation heat recovery devices and building
management systems.

At present there is no existing district heat network available to serve the development. However, we
understand that connection to the future proposed Bedminster Green District Heating Network is
being explored and a route will be safeguarded within the development to provide this if it becomes
possible.
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The calculations within the energy statement relate only to the new buildings and do not appear to
identify energy demands and CO2 emissions associated with the conversion of existing buildings. A
revised energy statement is required identifying existing CO2 emissions associated with the existing
building and how this will be reduced by improvements to fabric (where appropriate) and renewable
energy. It is recognised that it may be challenging to achieve the 20% reduction in CO2 emission
through renewable energy, but CO2 emissions reduction should be maximised nevertheless. A
second energy table for the conversion building should be included in the revised energy statement. A
condition has been attached requiring the submission and approval of a revised Energy Strategy in
order to assess compliance with the relevant policies.

Flood Risk

The site is located within Flood Zones 2 and 3, with the fluvial / tidal flood risk posed to the site from
The Malago / River Avon considered representative of the ‘worst case’ flooding scenario for the site.
The Council accepted a “site specific Sequential Test” was appropriate. A series of flood resistance
and resilience measures have been outlined to ensure that the proposed development and occupants
will be safe and to ensure that flood risk will not be increased elsewhere. The site lies within a Flood
Warning area and conditions are attached which require the submission of a Flood Warning and
Evacuation Plan for approval.

Surface water drainage is proposed which includes on-site attenuation with a reduced discharge rate
(of at least 30%) to the existing Wessex Water sewer system. The development also results in a small
decrease, of 2.3% of the impermeable area. Flow rates and volumes will be reduced by the proposed
development.

The Council’s Flood Risk Manager was consulted on this application and has confirmed that the
surface water drainage strategy proposed is acceptable for this development. The proposed
development therefore complies with Core Strategy policy BCS16.

(H) IS THE DEVELOPMENT CIL LIABLE?

The CIL liability for this development is as follows:

Core Scheme: £914,074.53

Combined Core and Supplementary Scheme: £973,597.31

RECOMMENDATIONS

(A) Planning application 15/04731/F (Core Scheme)

GRANT subject to Planning Agreement and the following conditions:

The completion, within a period of six months from the date of this committee, or any other time as
may be reasonably agreed with the Service Director, Planning and Sustainable Development and at
the applicant's expense, of a planning agreement made under the terms of Section 106 of the Town
and Country Planning Act 1990 (as amended), entered into by the applicant, Bristol City Council and
any other interested parties to cover up to two viability reviews.

RECOMMENDED GRANT subject to Planning Agreement

Time limit for commencement of development

1. Full Planning Permission

Page 19 of 41



Item no. 2
Development Control Committee A — 15 June 2016
Application No. 15/04731/F, 15/04732/LA, 15/04726/F and 15/04727/LA: Regent House, Consort
House, Imperial Arcade And Land Rear Of 36-40 East Street Lombard Street Bristol

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

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

Pre commencement condition(s)
2. Approval of road works necessary

Prior to the commencement of works on the site access and related works to the adopted
carriageway, details of the access arrangements (including any works to the adopted
carriageway) shall be submitted to and approved in writing by the Local Planning Authority:

The building hereby permitted shall not be occupied until these works have been completed in
accordance with the approved details.

Reason: To ensure that all road works associated with the proposed development are planned
and approved in good time to include any Highways Orders, and to a standard approved by
the Local Planning Authority and are completed before occupation.

3. Site Specific Construction Environmental Management Plan

No development shall take place until a site specific Construction Environmental Management
Plan has been submitted to and been approved in writing by the Council. The plan must
demonstrate the adoption and use of the best practicable means to reduce the effects of noise,
vibration, dust and site lighting. The plan should include, but not be limited to:

* Procedures for maintaining good public relations including complaint management,
public consultation and liaison

* Arrangements for liaison with the Council's Pollution Control Team

* All works and ancillary operations which are audible at the site boundary, or at such

other place as may be agreed with the Local Planning Authority, shall be carried out only
between the following hours:

08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 Hours on
Saturdays and; at no time on Sundays and Bank Holidays.

* Deliveries to and removal of plant, equipment, machinery and waste from the site must
only take place within the permitted hours detailed above.
* Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and Vibration

Control on Construction and Open Sites shall be used to minimise noise disturbance from
construction works.

* Procedures for emergency deviation of the agreed working hours.

* Bristol City Council encourages all contractors to be '‘Considerate Contractors' when
working in the city by being aware of the needs of neighbours and the environment.

* Control measures for dust and other air-borne pollutants. This must also take into

account the need to protect any local resident who may have a particular susceptibility to air-
borne pollutants.

* Measures for controlling the use of site lighting whether required for safe working or for
security purposes.

Reason: In the interests of the amenities of surrounding occupiers during the construction of
the development.
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4, Road Condition Survey

A Condition Survey of the existing public highway will need to be carried out and agreed with
the Highway Authority prior to any works commencing on site, and any damage to the highway
occurring as a result of this development is to be remedied by the developer to the satisfaction
of the Highway Authority once all works have been completed on site.

Reason: In the interests of safeguarding the existing road corridor.
5. Car Club and Electric Vehicle Charging points

Detailed drawings of the following shall be submitted to and be approved in writing by the
Local Planning Authority before the relevant part of work is begun. The detail thereby
approved shall be carried out in accordance with that approval.

a) Car Club parking provision
b) Electric vehicle charging point provision

Reason: In the interests of ensuring that adequate provision is made within the development
to ensure that sustainable modes of transport are available.

6. Unexploded Ordnance

Prior to commencement of development further specialist advice must be sought, taking into
account the findings of the Unexploded Ordnance report included within the Desk Study and
details of proposed mitigation measures shall be submitted to the local planning authority for
approval. The development shall be undertaken in full accordance with any approved
mitigation measures.

Reason: to protect the health and safety of construction workers and occupiers of adjacent
sites during the development process.

7. Construction Traffic Management Plan

No development shall take place including any works of demolition until a construction
management plan or construction method statement has been submitted to and been
approved in writing by the Local Planning Authority. The approved plan/statement shall be
adhered to throughout the construction period. The statement shall provide for:

- Parking of vehicle of site operatives and visitors

- Routes for construction traffic

- Hours of operation

- Method of prevention of mud being carried onto highway
- Pedestrian and cyclist protection

- Proposed temporary traffic restrictions

- Arrangements for turning vehicles

Reason: In the interests of safe operation of the highway in the lead into development both
during the demolition and construction phase of the development.

8. Land affected by contamination - Submission of Remediation Scheme
No development shall take place until a detailed remediation scheme to bring the site to a

condition suitable for the intended use by removing unacceptable risks to human health,
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10.

buildings and other property and the natural and historical environment has been prepared,
submitted to and been approved in writing by the Local Planning Authority. The scheme must
include all works to be undertaken, proposed remediation objectives and remediation criteria,
timetable of works and site management procedures. The scheme must ensure that the site
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990
in relation to the intended use of the land after remediation.

Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.

Land affected by contamination - Implementation of Approved Remediation Scheme

In the event that contamination is found, no development other than that required to be carried
out as part of an approved scheme of remediation shall take place until the approved
remediation scheme has been carried out in accordance with its terms. The Local Planning
Authority must be given two weeks written notification of commencement of the remediation
scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced, and be approved in writing of the Local Planning Authority.

Reason: To ensure that risks from land contamination both during the construction phase and
to the future users of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.

To ensure implementation of a programme of archaeological works

No development shall take place until the applicant/developer has secured the implementation
of a programme of archaeological work, in accordance with a Written Scheme of Investigation
which has been submitted by the developer and approved in writing by the Local Planning
Authority.

The scheme of investigation shall include an assessment of significance and research
guestions; and:

1. The programme and methodology of site investigation and recording

2. The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

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

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

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

Reason: To ensure that archaeological remains and features are recorded prior to their
destruction.
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11. To secure the recording of the fabric of buildings of historic or architectural importance

No redevelopment or refurbishment of Regent House or Consort House shall take place until
the applicant/developer has recorded those parts of the building which are likely to be
disturbed or concealed in the course of redevelopment or refurbishment. The recording must
to be carried out by an archaeologist or archaeological organisation approved by the Local
Planning Authority and submitted to the Historic Environment Record (HER), the archive
should then be submitted to Bristol City Museum and a hard copy to Bristol Record Office.

Reason: To ensure that features of archaeological or architectural importance within a building
are recorded before their destruction or concealment.

12. Bird and Bat Nesting

Prior to the commencement of above ground works, details shall be submitted providing the
specification, orientation, height and location for built-in bird nesting and bat roosting
opportunities. This shall include ten built-in swift boxes and at least five house sparrow nest
boxes (not terraces) and five built-in bat boxes or bricks unless otherwise agreed in writing.
Such provision shall be incorporated as approved and retained as such thereafter.

Reason: To help conserve legally protected bats and birds which include priority species.
13. Vegetation clearance - nesting birds

No clearance of vegetation or structures suitable for nesting birds, shall take place between
1st March and 30th September inclusive in any year without the prior written approval of the
local planning authority. The authority will require evidence provided by a suitably qualified
ecologist that no breeding birds would be adversely affected before giving any approval under
this condition.

Reason: To ensure that wild birds, building or using their nests are protected.
14. Detailed Drawings

Detailed drawings (at a scale of 1:5 or 1: 10) of the following elements shall be submitted to
and approved in writing by the local planning authority prior to the commencement of the
relevant element.

a) Design details (plans, elevations and sections) for ground floor shop front, ground floor
fagade facing Lombard Street/St John's Road and the Imperial Parade remodelling.

b) Typical details of the upper floor windows reveals, lintels and sills, parapet detail and
boundary wall detail for the facades facing the Lombard Street and St John's Road.

c) Details of the entrance thresholds into the individual buildings including entrance doorways,
canopies, porches, surface treatments and landscaping.

d) Replacement windows on the Lombard Street and Bedminster Parade elevations;

e) Typical window reveal, Sill and lintel details and typical parapet details for the new blocks.

f) A detailed design scheme for the under croft parking areas, finishing materials on floor, walls
and ceiling, colour, lighting (both natural and artificial).

The detail thereby approved shall be carried out in accordance with that approval and retained
as such thereatfter.

Reason: In the interests of visual amenity and the character of the area and in order that the
special architectural and historic interest of this Listed Building is safeguarded.
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15. Sample Panels

Sample panels of the following elements shall be submitted to and approved in writing by the
local planning authority before the commencement of the relevant element

External materials and finishes for the proposal including;
a) Sample panel for brickwork (all types)

b) Painted metal panels

¢) Windows

d) Rain water goods

e) Painted metal exposed frames at lintel and coping level.

Reason: In order that the external appearance of the building is satisfactory
16. Public Art

Prior to the commencement of above ground works, the applicant shall submit Art Plans for the
public art commissions set out in the Public Art Strategy (prepared by: Foreground Projects,
July 2015), which are (A) a public art commission for the Colonnade, and (B) a public art
commission for the Landscape (hard/soft) at Lombard Street (as identified on page 13 of the
Public Art Strategy), unless otherwise agreed in writing with the Local Planning Authority.

Reason: To ensure that public art is integrated into the design of the development.
17. Energy Strategy

Notwithstanding what is set out within the Energy Statement submitted with the application,
prior to the commencement of above ground works, an updated Energy Statement shall be
submitted to approved in writing by the local planning authority. The development shall then be
implemented in accordance with the approved details and retained as such thereafter

Reason: to ensure that a sustainable and energy efficient development is achieved.
Pre occupation condition(s)
18. Land affected by contamination - Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of Condition 8, and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of Condition 8,
which is to be submitted to and be approved in writing by the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a verification
report must be prepared, which is subject to the approval in writing of the Local Planning
Authority in accordance with condition 9.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
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19. Air Quality

Any gas boiler or CHP plant installed as part of the proposed development should, as a
minimum, meet the good practice NOX emissions limits as outlined in the Institute of Air
Quality Management/ Environmental Protection UK Guidance Document: Land-Use Planning
& Development Control: Planning For Air Quality (May 2015) and permanently maintained as
such thereafter.

Reason: In the interests of ensuring that the proposed development does not have an adverse
impact on air quality.

20. Watching brief - archaeological works

No building shall be occupied until the site investigation and post investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of
Investigation approved under condition 10; and the provision made for analysis, publication
and dissemination of results and archive deposition has been secured.

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

21. Submission and Approval of Landscaping Scheme

No building or use herby permitted shall be occupied or the use commenced until there has
been submitted to and approved in writing by the Local Planning Authority a scheme of hard
and soft landscaping (including the areas identified for public art), which shall include
indications of all existing trees and hedgerows on the land, and details of any to be retained,
together with measures for their protection, in the course of development. The approved
scheme shall be implemented so that planting is carried out no later than the first planting
season following the occupation of the building(s) or the completion of the development
whichever is the sooner. All planted materials shall be maintained for five years and any trees
or plants removed, dying, being damaged or becoming diseased within that period shall be
replaced in the next planting season with others of similar size and species to those originally
required to be planted unless the council gives written consent to any variation.

Reason: To protect and enhance the character of the site and the area, and to ensure its
appearance is satisfactory.

22. Flood Evacuation Plan - Commercial Property

No building or use herby permitted shall be occupied or the use commenced until the applicant
has submitted to and had approved in writing by the Local Planning Authority a Flood Warning
and Evacuation Plan (FEP). This Plan shall include the following information:

* command & control (decision making process and communications to ensure activation of
FEP);

* training and exercising of personnel on site (H& S records of to whom and when);

* flood warning procedures (in terms of receipt and transmission of information and to whom);
* site evacuation procedures and routes; and

* provision for identified safe refuges (who goes there and resources to sustain them).

The FEP shall be reviewed at intervals not exceeding 3 years, and will form part of the Health
& Safety at Work Register maintained by the applicant.
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23.

24.

25.

26.

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

Flood Evacuation Plan - Residential Property

No building or use herby permitted shall be occupied or the use commenced until the applicant
has submitted to and had approved in writing by the Local Planning Authority a Flood Warning
and Evacuation Plan (FEP). This Plan shall include the following information:

During Demolition/Construction Process

* command & control (decision making process and communications to ensure activation of
FEP);

* training and exercising of personnel on site (H& S records of to whom and when);

* flood warning procedures (in terms of receipt and transmission of information and to whom);
* site evacuation procedures and routes; and,

* provision for identified safe refuges (who goes there and resources to sustain them).

During Occupation of Development

* occupant awareness of the likely frequency and duration of flood events;
* safe access to and from the development;
* subscription details to Environment Agency flood warning system, 'Flood Warning Direct'.

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

Mechanical ventilation

Prior to occupation of the proposed development, all windows serving residential units within
Regent House and Consort house fronting onto Bedminster Parade shall be fixed shut and
appropriate mechanical ventilation incorporated within the units. Such measures will be
retained as such thereafter.

Reason: To mitigate poor air quality in this area and to ensure that occupants are not exposed
to harmful levels of nitrogen dioxide.

Travel Plans - Not submitted

No building or use hereby permitted shall be occupied or the use commenced until a Travel
Plan comprising immediate, continuing and long-term measures to promote and encourage
alternatives to single-occupancy car use has been prepared, submitted to and been approved
in writing by the Local Planning Authority. The approved Travel Plan shall then be
implemented, monitored and reviewed in accordance with the agreed travel Plan Targets to
the satisfaction of the council.

Reason: In order to deliver sustainable transport objectives including a reduction in single
occupancy car journeys and the increased use of public transport, walking & cycling.

To ensure completion of a programme of archaeological works

No building shall be occupied until the site investigation and post investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of
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Investigation approved under condition and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

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

27. Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans

No building or use hereby permitted shall be occupied or the use commenced until the
car/vehicle parking area shown on the approved plans has been completed, and thereafter,
the area shall be kept free of obstruction and available for the parking of vehicles associated
with the development

Reason: To ensure that there are adequate parking facilities to serve the development.
28. Completion and Maintenance of Cycle Provision - Shown on approved plans

No building or use hereby permitted shall be occupied or the use commenced until the cycle
parking provision shown on the approved plans has been completed, and thereafter, be kept
free of obstruction and available for the parking of cycles only.

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

29. Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on approved
plans

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

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

30. Trees on Lombard Street

No building or use hereby permitted shall be occupied or the use commenced until there has
been submitted to and approved in writing by the local planning authority a scheme of
maintenance for the trees proposed on Lombard Street. The trees shall thereafter be
maintained in accordance with the approved scheme.

Reason: In the interest of the amenity of the area.

31. Public Art (Designs)
Following approval of the Public Art Plans for the identified areas by the Local Planning
Authority, detailed designs for the public art commission for (A) a public art commission for the
Colonnade, and (B) a public art commission for the Landscape (Hard/Soft) at Lombard Street,

(as identified on page 13 of the Public Art Strategy) and details of their care and maintenance,
shall be submitted for approval prior to the commencing the landscape scheme unless
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otherwise agreed in writing. All public art works shall be completed in accordance with a
programme to be agreed in writing by the Local Planning Authority, and thereafter retained as
part of the development, unless otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure that public art is integrated into the design of the development.

List of approved plans
32. List of approved plans and drawings

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

Regent House, Bedminster, Core & Supplementary Application Updated Views Analysis
(March 2016)

Regent House, Bedminster, Core Application Updated Views Analysis (March 2016)
Accommodation Schedule in comparison with Bristol City Council Space Standards — Core
Scheme (March 2016)

View Analysis Update (13th April 2016)

6532 Before and After Images (LUC)

Additional Planning Info (16th December 2015)

Revised Heritage Impact Assessment — Issue 1 (Core Application) (December 2015)
Archaeological Watching Brief (November 2015)

Ground Investigations (August 2015)

Affordable Housing Statement (September 2015)

Air Quality Assessment (26th June 2015)

Design and Access Statement Issue 1 (September 2015)
Ecological Appraisal (July 2015)

Economic Statement (September 2015)

Flood Risk Assessment (September 2015)

Ground Condition Desk Study (May 2015)

Heritage Impact Assessment Issue 1 (September 2015)
Environmental Noise Report (July 2015)

Planning Obligations Statement

Planning Statement (September 2015)

Art Strategy (July 2015)

Report of Community Engagement (July 2015)
6412-100.01C, Topographical and Arboricultural Survey
6412-100.02C, Tree removal and protection plan

6412 LD _PLN_100_10, Tree Planting Plan
6412-6412.100.03C, Landscape colour master plan
6412_LD_PLN_100_08C, Landscape plan level 05

6412 LD _PLN_100_05C, Landscape plan level 01

6412 LD _PLN_100_07C, Landscape plan level 04
6412_LD_PLN_100_04C, Landscape plan level 00
6412_LD_PLN_100_06C, Landscape plan level 02

6412 LD PLN_100_09C, Landscape plan level 07
6412-6412.100.11C, Cross section 1 of 3
6412-6412.100.12C, Cross section 2 of 3
6412-6412.100.13C, Cross section 3 of 3

000, Site Location Plan

100, Existing level 00 site plan

101, Existing level 01 site plan

102, Existing level 02 site plan
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103, Existing level 03 site plan

104, Existing level 04 site plan

105, Existing level 05 site plan

120, Existing Regent House elevation Lombard Street
121, Existing Regent House elevation East Street, east and north
122, Existing Regent House courtyard elevations

123, Existing Regent House extension elevations

124, Existing Consort House East Street elevation

125, Existing Consort House courtyard extension

126, Existing Consort House east and west elevations
130, Existing contextual elevation courtyard — looking north west
131, Existing contextual elevation adjacent store — looking south west
132, Existing street elevation Bedminster Parade

133, Existing street elevation Lombard Street

134, Existing contextual elevation courtyard — looking north east
150, Existing level 00 demolition plan

151, Existing level 01 demolition plan

152, Existing level 02 demolition plan

153, Existing level 03 demolition plan

154, Existing level 04 demolition plan

200C, Proposed level 00 master plan

201B, Proposed level 01 master plan

202B, Proposed level 02 master plan

203A, Proposed level 03 master plan

204C, Proposed level 04 master plan

205D, Proposed level 05 master plan

206D, Proposed level 06 master plan

207D, Proposed level 07 master plan

208D, Proposed level 08 master plan

210A, Proposed block 1 level 00 general arrangement plan
211A, Proposed block 1 level 01 general arrangement plan
212A, Proposed block 1 level 02 general arrangement plan
213A, Proposed block 1 level 03 general arrangement plan
214B, Proposed block 1 level 04 general arrangement plan
220A, Proposed block 2 level 00 general arrangement plan
221A, Proposed block 2 level 01 general arrangement plan
222A, Proposed block 2 level 02 general arrangement plan
223A, Proposed block 2 level 03 general arrangement plan
224B, Proposed block 2 level 04 general arrangement plan
225C, Proposed block 2 level 05 general arrangement plan
226, Proposed block 2 level 06 general arrangement plan
230A, Proposed block 3 level 00 general arrangement plan
231A, Proposed block 3 level 01 general arrangement plan
232A, Proposed block 3 level 02 general arrangement plan
233A, Proposed block 3 level 03 general arrangement plan
234B, Proposed block 3 level 04 general arrangement plan
235B, Proposed block 3 level 05 general arrangement plan
236B, Proposed block 3 level 06 general arrangement plan
237B, Proposed block 3 level 07 general arrangement plan
240A, Proposed block 4 level 00 general arrangement plan
241A, Proposed block 4 level 01 general arrangement plan
242A, Proposed block 4 level 02 general arrangement plan
243A, Proposed block 4 level 03 general arrangement plan
244A, Proposed block 4 level 04 general arrangement plan
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250A, Proposed block 5 level 00 general arrangement plan

251A, Proposed block 5 level 01 general arrangement plan

252A, Proposed block 5 level 02 general arrangement plan

253A, Proposed block 5 level 03 general arrangement plan

254A, Proposed block 5 level 04 general arrangement plan

255A, Proposed block 5 level 05 general arrangement plan

260B, Proposed Lombard House level 00 general arrangement plan

261C, Proposed Lombard House level 01 general arrangement plan

262C, Proposed Lombard House level 02 general arrangement plan

263B, Proposed Lombard House elevation level 03 general arrangement plan
270A, Proposed Consort House level 00 general arrangement plan

271A, Proposed Consort House level 01 general arrangement plan

272A, Proposed Consort House level 02 general arrangement plan

273, Proposed Consort House level 03 general arrangement plan

280A, Proposed Regent House level 00 general arrangement plan (sheet 1 of 2)
281A, Proposed Regent House level 00 general arrangement plan (sheet 2 of 2)
282A, Proposed Regent House level 01 general arrangement plan (1 of 2)
283A, Proposed Regent House level 01 general arrangement plan (2 of 2)
284A, Proposed Regent House level 02 general arrangement plan (1 of 2)
285A, Proposed Regent House level 02 general arrangement plan (2 of 2)
286A, Proposed Regent House level 02 general arrangement plan (2 of 2)
287A, Proposed Regent House level 03 general arrangement plan (2 of 2)
288, Proposed Regent House level 04 general arrangement plan (1 of 2)
289, Proposed Regent House level 04 general arrangement plan (2 of 2)
300C, Proposed contextual elevation courtyard — looking north west

301C, Proposed contextual elevation through ASDA looking south west
302C, Proposed street elevation Bedminster Parade

303C, Proposed Street elevation Lombard Street

304C, Proposed street elevation St Johns Road

305C, Proposed contextual elevation courtyard looking north east

306B, Proposed contextual elevation courtyard through Block 2 — looking west
307A, Proposed contextual elevation courtyard — looking south west

308, Proposed contextual elevation courtyard - looking south east

360C, Lombard Street north east facing long elevation

361A, Lombard Street north west facing street elevation

Reason: For the avoidance of doubit.

Advices

1.

Bird and Bad Box Guidance : Swifts - Internal nest trays or boxes are particularly
recommended for swifts. Swift bricks are best provided in pairs or groups (e.g. at least two or
three on a building, avoiding windows) at least one metre apart. This is because they are
usually colonial nesters. Swift boxes/bricks are best located on north, north-east or east
facing walls, at least 5 metres high, so that there is a clear distance (drop) below the swift
boxes/bricks of 5 metres or more so that there is space for the swifts to easily fly in and out of
the boxes. One of the best designs is those by Schwegler because they are very durable.
See below for some websites with examples of swift boxes:
http://www.nhbs.com/schwegler_swift_box_16_tefno_173237.html, http://swift-
conservation.org/Shopping!.htm  Further guidance is available at: http://www.swift-
conservation.org/InternalNestTrays.htm

House sparrows: House sparrow boxes should be grouped together because they nest
communally. Please note that the RSPB does not recommend the use of house sparrow
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terraces in new build projects because they are seldom used by more than one pair of birds.
Instead house sparrow nesting boxes should be used which should be located at least 1.5
metres apart. Bird boxes should be installed to face between north and east to avoid direct
sunlight and heavy rain. Bird boxes should be erected out of the reach of predators. House
sparrow boxes should be erected between two and four metres high. The house sparrow
boxes should be positioned high up under the eaves if possible.

Bats: Bat bricks or boxes should face south, between south-east and south-west. Bat boxes
should be erected at a height of at least four metres, close to hedges, shrubs or tree-lines and
avoid well lit locations.

Please note that if a subsequent s73 application is submitted to vary the mix of uses on site,
the submission of an updated Viability Assessment is likely to be required.

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

Note that in deciding to grant permission, the Committee/Planning Service Director also
decided to recommend to the Council's Executive in its capacity as Traffic Authority that on the
creation of any Restricted / Controlled Parking Zone area which includes the development,
that the development should be treated as car free / low-car and the occupiers ineligible for
resident permits.

(B) Application for Listed Building Consent 15/04732/LA (Core Scheme)

RECOMMENDED  GRANT subject to conditions

Time limit for commencement of development

1.

Listed Building Consent

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

Reason: As required by Section 18 of the Planning (Listed Buildings and Conservation Areas)
Act 1990, as amended by Section 51 of the Planning and Compulsory Act 2004.

Pre commencement condition(s)

2.

Further details before relevant element started

Detailed drawings of the following shall be submitted to and be approved in writing by the
Local Planning Authority before the relevant part of work is begun. The detail thereby
approved shall be carried out in accordance with that approval.

a) Design details (plans, elevations and sections) for ground floor shop front, ground floor
fagade facing Lombard Street/St John's Road and the Imperial Parade remodelling.

b) Typical details of the upper floor windows reveals, lintels and sills, parapet detail and
boundary wall detail for the facades facing Lombard Street.
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c¢) Details of the entrance thresholds into the individual buildings including entrance doorways,
canopies, porches, surface treatments and landscaping.

d) Replacement windows on the Lombard Street and Bedminster Parade elevations (at a scale
of 1:5);

e) Details for making good the panelling, and plasterwork in the first floor decorative board
rooms following removal of the suspended ceilings and flooring. This should include a detailed
plan of areas of repair and materials to be used.

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

3. To ensure implementation of a programme of archaeological works

No development shall take place until the applicant/developer has secured the implementation
of a programme of archaeological work, in accordance with a Written Scheme of Investigation
which has been submitted by the developer and approved in writing by the Local Planning
Authority.

The scheme of investigation shall include an assessment of significance and research
guestions; and:

1. The programme and methodology of site investigation and recording

2. The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

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

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

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

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

4, To secure the recording of the fabric of buildings of historic or architectural importance

No redevelopment or refurbishment shall take place to Consort House or Regent House
(whichever the works relate) until the applicant/developer has recorded those parts of the
building which are likely to be disturbed or concealed in the course of redevelopment or
refurbishment to that particular building. The recording must to be carried out by an
archaeologist or archaeological organisation approved by the Local Planning Authority and
submitted to the Historic Environment Record (HER), the archive should then be submitted to
Bristol City Museum and a hard copy to Bristol Record Office.

Reason: To ensure that features of archaeological or architectural importance within a building
are recorded before their destruction or concealment.

5. Detailed Drawings
Detailed drawings (at a scale of 1:5 or 1: 10) of the following elements shall be submitted to
and approved in writing by the local planning authority prior to the commencement of the

relevant element.

- Replacement windows on the Lombard Street and Bedminster Parade elevations;
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- Details for making good the panelling, and plasterwork in the first floor decorative board
rooms following removal of the suspended ceilings and flooring. This should include a detailed
plan of areas of repair and materials to be used.

The detail thereby approved shall be carried out in accordance with that approval and retained
as such thereafter.

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

Pre occupation condition(s)

6.

Watching brief - archaeological works

No building shall be occupied until the site investigation and post investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of
Investigation approved under condition 3; and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

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

To ensure completion of a programme of archaeological works

No building shall be occupied until the site investigation and post investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of
Investigation approved under condition and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

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

List of approved plans

8.

List of approved plans and drawings

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

Regent House, Bedminster, Core & Supplementary Application Updated Views Analysis
(March 2016)

Regent House, Bedminster, Core Application Updated Views Analysis (March 2016)
View Analysis Update (13th April 2016)

6532 Before and After Images (LUC)

Additional Planning Info (16th December 2015)

Revised Heritage Impact Assessment — Issue 1 (Core Application) (December 2015)
Archaeological Watching Brief (November 2015)

Design and Access Statement Issue 1 (September 2015)

Heritage Impact Assessment Issue 1 (September 2015)

6412-100.01C, Topographical and Arboricultural Survey

6412-100.02C, Tree removal and protection plan

6412 LD_PLN 100 10, Tree Planting Plan

6412-6412.100.03C, Landscape colour master plan
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6412 LD PLN_100_08C, Landscape plan level 05

6412 LD PLN_ 100 _05C, Landscape plan level 01

6412 _LD_PLN_100_07C, Landscape plan level 04

6412 _LD_PLN_100_04C, Landscape plan level 00

6412 LD PLN_100_06C, Landscape plan level 02

6412 LD _PLN_100_09C, Landscape plan level 07
6412-6412.100.11C, Cross section 1 of 3
6412-6412.100.12C, Cross section 2 of 3
6412-6412.100.13C, Cross section 3 of 3

000, Site Location Plan

100, Existing level 00 site plan

101, Existing level 01 site plan

102, Existing level 02 site plan

103, Existing level 03 site plan

104, Existing level 04 site plan

105, Existing level 05 site plan

120, Existing Regent House elevation Lombard Street
121, Existing Regent House elevation East Street, east and north
122, Existing Regent House courtyard elevations

123, Existing Regent House extension elevations

124, Existing Consort House East Street elevation

125, Existing Consort House courtyard extension

126, Existing Consort House east and west elevations
130, Existing contextual elevation courtyard — looking north west
131, Existing contextual elevation adjacent store — looking south west
132, Existing street elevation Bedminster Parade

133, Existing street elevation Lombard Street

134, Existing contextual elevation courtyard — looking north east
150, Existing level 00 demolition plan

151, Existing level 01 demolition plan

152, Existing level 02 demolition plan

153, Existing level 03 demolition plan

154, Existing level 04 demolition plan

200C, Proposed level 00 master plan

201B, Proposed level 01 master plan

202B, Proposed level 02 master plan

203A, Proposed level 03 master plan

204C, Proposed level 04 master plan

205D, Proposed level 05 master plan

206D, Proposed level 06 master plan

207D, Proposed level 07 master plan

208D, Proposed level 08 master plan

210A, Proposed block 1 level 00 general arrangement plan
211A, Proposed block 1 level 01 general arrangement plan
212A, Proposed block 1 level 02 general arrangement plan
213A, Proposed block 1 level 03 general arrangement plan
214B, Proposed block 1 level 04 general arrangement plan
220A, Proposed block 2 level 00 general arrangement plan
221A, Proposed block 2 level 01 general arrangement plan
222A, Proposed block 2 level 02 general arrangement plan
223A, Proposed block 2 level 03 general arrangement plan
224B, Proposed block 2 level 04 general arrangement plan
225C, Proposed block 2 level 05 general arrangement plan
226, Proposed block 2 level 06 general arrangement plan
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230A, Proposed block 3 level 00 general arrangement plan

231A, Proposed block 3 level 01 general arrangement plan

232A, Proposed block 3 level 02 general arrangement plan

233A, Proposed block 3 level 03 general arrangement plan

234B, Proposed block 3 level 04 general arrangement plan

235B, Proposed block 3 level 05 general arrangement plan

236B, Proposed block 3 level 06 general arrangement plan

237B, Proposed block 3 level 07 general arrangement plan

240A, Proposed block 4 level 00 general arrangement plan

241A, Proposed block 4 level 01 general arrangement plan

242A, Proposed block 4 level 02 general arrangement plan

243A, Proposed block 4 level 03 general arrangement plan

244A, Proposed block 4 level 04 general arrangement plan

250A, Proposed block 5 level 00 general arrangement plan

251A, Proposed block 5 level 01 general arrangement plan

252A, Proposed block 5 level 02 general arrangement plan

253A, Proposed block 5 level 03 general arrangement plan

254A, Proposed block 5 level 04 general arrangement plan

255A, Proposed block 5 level 05 general arrangement plan

260B, Proposed Lombard House level 00 general arrangement plan
261C, Proposed Lombard House level 01 general arrangement plan
262C, Proposed Lombard House level 02 general arrangement plan
263B, Proposed Lombard House elevation level 03 general arrangement plan
270A, Proposed Consort House level 00 general arrangement plan

271A, Proposed Consort House level 01 general arrangement plan

272A, Proposed Consort House level 02 general arrangement plan

273, Proposed Consort House level 03 general arrangement plan

280A, Proposed Regent House level 00 general arrangement plan (sheet 1 of 2)
281A, Proposed Regent House level 00 general arrangement plan (sheet 2 of 2)
282A, Proposed Regent House level 01 general arrangement plan (1 of 2)
283A, Proposed Regent House level 01 general arrangement plan (2 of 2)
284A, Proposed Regent House level 02 general arrangement plan (1 of 2)
285A, Proposed Regent House level 02 general arrangement plan (2 of 2)
286A, Proposed Regent House level 02 general arrangement plan (2 of 2)
287A, Proposed Regent House level 03 general arrangement plan (2 of 2)
288, Proposed Regent House level 04 general arrangement plan (1 of 2)
289, Proposed Regent House level 04 general arrangement plan (2 of 2)
300C, Proposed contextual elevation courtyard — looking north west
301C, Proposed contextual elevation through ASDA looking south west
302C, Proposed street elevation Bedminster Parade

303C, Proposed Street elevation Lombard Street

304C, Proposed street elevation St Johns Road

305C, Proposed contextual elevation courtyard looking north east

306B, Proposed contextual elevation courtyard through Block 2 — looking west
307A, Proposed contextual elevation courtyard — looking south west

308, Proposed contextual elevation courtyard - looking south east

360C, Lombard Street north east facing long elevation

361A, Lombard Street north west facing street elevation

Reason: For the avoidance of doubit.
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(C) Planning application 15/04726/F (Supplementary Scheme)

RECOMMENDED GRANT subject to Planning Agreement and the following conditions:

The completion, within a period of six months from the date of this committee, or any other time as
may be reasonably agreed with the Service Director, Planning and Sustainable Development and at
the applicant's expense, of a planning agreement made under the terms of Section 106 of the Town
and Country Planning Act 1990 (as amended), entered into by the applicant, Bristol City Council and
any other interested parties to cover up to two viability reviews.

1.

Full Planning Permission

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

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

Pre commencement condition(s)

2.

Link to Core Scheme

The development hereby permitted shall be implemented only in connection with planning
permission 15/04731/F and not as a free standing development. It shall be implemented only
after the completion of new blocks 1 to 4 of planning permission 15/04731/F (or at an agreed
alternative stage of development, details of which shall be submitted to and agreed in writing
by the local planning authority prior to the commencement of development).

Reason: To ensure that the proposed development achieves an acceptable standard of
accommodation (in terms of cycle/refuse storage, landscaping, car parking etc)

Detailed Drawings

Detailed drawings (at a scale of 1:5 or 1: 10) of the following elements shall be submitted to
and approved in writing by the local planning authority prior to the commencement of the
relevant element.

- Design details (plans, elevations and sections) for ground floor shop front and ground floor of
facade facing Lombard Street and St John's Road.

- New rooftop extension over Regent House, including its relationship with the retained parapet
and materials proposed

- Typical details of the upper floor windows reveals, lintels and sills, parapet detail and
boundary wall detail for the facades facing the Lombard Street.

- Replacement windows on the Lombard Street and Bedminster Parade elevations;

- Details of the entrance thresholds into the individual buildings including entrance doorways,
canopies, porches, surface treatments and landscaping.

The detail thereby approved shall be carried out in accordance with that approval and retained
as such thereafter.

Energy Strategy
Notwithstanding what is set out within the Energy Statement submitted with the application,

prior to the commencement of above ground works, an updated Energy Statement shall be
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submitted to approved in writing by the local planning authority. The development shall then be
implemented in accordance with the approved details and retained as such thereafter

Reason: to ensure that a sustainable and energy efficient development is achieved.
List of approved plans
5. List of approved plans and drawings

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

DAS Addendum

Regent House, Bedminster, Core & Supplementary Application Updated Views Analysis
(March 2016)

Accommodation Schedule in comparison with Bristol City Council Space Standards —
Supplementary Scheme (March 2016)

View Analysis Update (13th April 2016)

Revised Heritage Impact Assessment — Issue 1 (Supplementary Application) (December 2015)
Affordable Housing Statement (September 2015)

Air Quality Assessment (26th June 2015)

Archaeological Assessment (July 2015)

Design and Access Statement Issue 1 (September 2015)
Ecological Survey (July 2015)

Economic Statement (September 2015)

Flood Risk Assessment (September 2015)

Ground Conditions Desk Top Study (May 2015)

Heritage Statement Issue 1 (September 2015)

Noise Impact Assessment (July 2015)

Planning Obligations Statement

Planning Statement (September 2015)

Art Strategy (July 2015)

Report of Community Involvement (July 2015)

Structural Statement (August 2015)

Sustainability Statement (11th September 2015)

Energy Statement (11th September 2015)

Transport Assessment (September 2015)

Travel Plan (September 2015)

Arboricultural Impact Assessment (July 2015)

Tree Constraints Report (April 2015)

Outline Utilities Assessment (August 2015)
6412-100.01C, Topographical and arboricultural survey
6412_LD_PLN_100_10B, Tree planting plan
6412-100.02C, Tree removal and protection plan

001S, Site location plan

106S, Existing level 00 site plan

107S, Existing level 01 site plan

108S, Existing level 02 site plan

109S, Existing level 03 site plan

110S, Existing level 04 site plan

111S, Existing level 05 site plan

127S, Existing Regent House elevation Lombard Street
128S, Existing Regent House elevation East Street and North west elevation
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129S, Existing Regent House elevation courtyard

160S A, Demoalition plan existing level 00

161S, Demolition plan existing level 01 supplementary scheme
162S, Demolition plan existing level 02 supplementary scheme
163S, Demolition plan existing level 03 supplementary scheme
164S, Demolition plan existing level 04 supplementary scheme
316S, Proposed plan level 00 GA part 1 of 1

317S A, Proposed plan level 00 GA part 2 of 2

318S, Proposed plan level 01 GA plan 1 of 2

319S, Proposed plan level 01 GA plan 2 of 2

320S, Proposed plan level 02 GA plan 1 of 2

321S, Proposed plan level 02 GA plan 2 of 2

322S, Proposed plan level 02 GA plan 1 of 2

323S A, Proposed plan level 02 GA part 2 of 2

324S, Proposed plan level 04 GA plan 1 of 2

325S A, Proposed plan level 04 GA plan 2 of 2

326S, Proposed roof plan level 05 plan 1 of 2

327S, Proposed roof plan level 05 GA plan 2 of 2

330S A, Proposed Regent House elevation Lombard Street
331S A, Proposed Regent House elevation south east and north west
332S A, Regent House proposed elevation courtyard looking south west
333S, Regent House proposed section looking south east

Reason: For the avoidance of doubit.

Advices

1.

Item no. 2

Please note that if a subsequent s73 application is submitted to vary the mix of uses on site,

the submission of an updated Viability Assessment is likely to be required.

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

resident parking permits.

Note that in deciding to grant permission, the Committee/Planning Service Director also
decided to recommend to the Council's Executive in its capacity as Traffic Authority that on the
creation of any Restricted / Controlled Parking Zone area which includes the development,
that the development should be treated as car free / low-car and the occupiers ineligible for

resident permits.

(D) Application for Listed Building Consent 15/04727/LA (Supplementary Scheme)

RECOMMENDED  GRANT subject to condition(s)

Time limit for commencement of development

1.

Listed Building Consent

The development hereby permitted shall begin before the expiration of three years from the

date of this permission.
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Reason: As required by Section 18 of the Planning (Listed Buildings and Conservation Areas)
Act 1990, as amended by Section 51 of the Planning and Compulsory Act 2004.

Pre commencement condition(s)

2.

Detailed Drawings

Detailed drawings (at a scale of 1:5 or 1: 10) of the following elements shall be submitted to
and approved in writing by the local planning authority prior to the commencement of the
relevant element.

a) Design details (plans, elevations and sections) for ground floor shop front and ground floor
of fagade facing Lombard Street and St John's Road.

b) New rooftop extension over Regent House, including its relationship with the retained
parapet and materials proposed

c¢) Typical details of the upper floor windows reveals, lintels and sills, parapet detail and
boundary wall detail for the facades facing the Lombard Street.

d) Replacement windows on the Lombard Street and Bedminster Parade elevations;

e) Details of the entrance thresholds into the individual buildings including entrance doorways,
canopies, porches, surface treatments and landscaping.

The detail thereby approved shall be carried out in accordance with that approval and retained
as such thereatfter.

Reason: In the interests of visual amenity and the character of the area and in order that the
special architectural and historic interest of this Listed Building is safeguarded.

List of approved plans

3.

List of approved plans and drawings

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

DAS Addendum

Regent House, Bedminster, Core & Supplementary Application Updated Views Analysis
(March 2016)

Accommodation Schedule in comparison with Bristol City Council Space Standards —
Supplementary Scheme (March 2016)

View Analysis Update (13th April 2016)

Revised Heritage Impact Assessment — Issue 1 (Supplementary Application) (December 2015)
Affordable Housing Statement (September 2015)

Air Quality Assessment (26th June 2015)

Archaeological Assessment (July 2015)

Design and Access Statement Issue 1 (September 2015)

Ecological Survey (July 2015)

Economic Statement (September 2015)

Flood Risk Assessment (September 2015)

Ground Conditions Desk Top Study (May 2015)

Heritage Statement Issue 1 (September 2015)

Noise Impact Assessment (July 2015)

Planning Obligations Statement

Planning Statement (September 2015)
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Art Strategy (July 2015)

Report of Community Involvement (July 2015)

Structural Statement (August 2015)

Sustainability Statement (11th September 2015)

Energy Statement (11th September 2015)

Transport Assessment (September 2015)

Travel Plan (September 2015)

Arboricultural Impact Assessment (July 2015)

Tree Constraints Report (April 2015)

Outline Utilities Assessment (August 2015)

6412-100.01C, Topographical and arboricultural survey

6412 LD PLN 100 10B, Tree planting plan

6412-100.02C, Tree removal and protection plan

001S, Site location plan

106S, Existing level 00 site plan

107S, Existing level 01 site plan

108S, Existing level 02 site plan

109S, Existing level 03 site plan

110S, Existing level 04 site plan

111S, Existing level 05 site plan

127S, Existing Regent House elevation Lombard Street

128S, Existing Regent House elevation East Street and North west elevation
129S, Existing Regent House elevation courtyard

160S A, Demolition plan existing level 00

161S, Demolition plan existing level 01 supplementary scheme
162S, Demolition plan existing level 02 supplementary scheme
163S, Demolition plan existing level 03 supplementary scheme
164S, Demolition plan existing level 04 supplementary scheme
316S, Proposed plan level 00 GA part 1 of 1

317S A, Proposed plan level 00 GA part 2 of 2

318S, Proposed plan level 01 GA plan 1 of 2

319S, Proposed plan level 01 GA plan 2 of 2

320S, Proposed plan level 02 GA plan 1 of 2

321S, Proposed plan level 02 GA plan 2 of 2

322S, Proposed plan level 02 GA plan 1 of 2

323S A, Proposed plan level 02 GA part 2 of 2

324S, Proposed plan level 04 GA plan 1 of 2

325S A, Proposed plan level 04 GA plan 2 of 2

326S, Proposed roof plan level 05 plan 1 of 2

327S, Proposed roof plan level 05 GA plan 2 of 2

330S A, Proposed Regent House elevation Lombard Street
331S A, Proposed Regent House elevation south east and north west
332S A, Regent House proposed elevation courtyard looking south west
333S, Regent House proposed section looking south east

Reason: For the avoidance of doubt.
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BACKGROUND PAPERS

Bristol Neighbourhood Planning Network
Flood Risk Manager

City Centre Projects (Public Art)
Landscape

Transport Development Management
Urban Design

Archaeology Team
Nature Conservation Officer

7 March 2016

6 April 2016
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20 April 2016

26 October 2015
23 April 2016

14 October 2015
7 April 2016

21 January 2016
30 October 2015
19 May 2016
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20 October 2015
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17 November 2015
8 December 2015
12 November 2015

Environment Agency (Sustainable Places)

Historic England

Wales & West Utilities
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Development Control Committee A — 15 June 2016 ITEM NO. 3

WARD: Clifton Down CONTACT OFFICER:  Peter Westbury
SITE ADDRESS: Queen Victoria House Redland Hill Bristol BS6 6US

APPLICATION NO: 15/01681/F Full Planning

EXPIRY DATE: 13 July 2015

Demolition of single storey extension and the conversion of existing building and erection of new
accommodation to provide assisted living development for older people comprising apartments
integrated with communal and support facilities, car parking and landscape works (Major
Application).

RECOMMENDATION: GRANT subject to Planning Agreement

AGENT: Pegasus Planning Group APPLICANT: PegasusLife Ltd
First Floor South Wing C/o Agent
Equinox North
Great Park Road
Almondsbury
Bristol BS32 4QL

The following plan is for illustrative purposes only, and cannot be guaranteed to be up to date.

LOCATION PLAN:

06/06/16 12:45 Committee report
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Development Control Committee A — 15 June 2016
Application No. 15/01681/F: Queen Victoria House Redland Hill Bristol BS6 6US

SUMMARY

This application is brought to committee because of the importance of Queen Victoria House in the
Whiteladies Road Conservation Area. In addition there has been a significant number of objections to
the proposal, so it is considered to be in the public interest to report the application to committee.

SITE DESCRIPTION

The application site extends to 1.1 hectares and is located on the southern side of Redland Hill Road
close to its junction with Grove Road within the Cotham ward of the City. Beyond Redland Hill Road is
the Spire Hospital. To the south of the site is two and three storey residential accommodation on the
south side of Grove Road.

Queen Victoria House (QVH) is considered to be an Unlisted Building of Merit. It is a dominant four
storey detached property set within landscaped grounds that include car park and lawns. The House
dates back to the Victorian era (it was opened by Queen Victoria). It was originally a boys' prep
school, but has been a maternity hospital, a convalescent home and most recently offices. The House
has a number of twentieth century additions which do not incorporate materials to match the original
house.

Within the gardens of QVH is a Grade Il listed obelisk commemorating Princess Charlotte of Wales.
The property and grounds are enclosed by a brick and stone wall (which is 3m tall along the north
eastern boundary closest to the Eco-House).

The site is located within the Whiteladies Road Conservation Area.

APPLICATION DETAILS

This is an application for full planning permission for the redevelopment of QVH and the erection of a
five storey apartment block and a four storey apartment block within the curtilage of the House to
provide a total of 65 retirement apartments for assisted living and communal facilities.

Following discussion with the applicant and debate, the application proposal is for residential
development (C3) with the following features:

0 In support of their application, the applicants indicate that the age of residents will be restricted
to people of 60 years and older.

0 There will be a domiciliary care provider on site.

0 There will be non-care assistants permanently on site.

0 There will be 24 hour support staff on site.

0 There will be a minimum care package that each resident will be required to sign up to. As a

minimum a range of wellbeing services and facilities will be provided to all residents including
a commitment to ensuring that a domiciliary care agency registered for the provision of
Personal Care operates at the site providing services to residents.

0 There will be a care need assessment and individual care plan for each resident.

0 The plans indicate that there is a common room.

Page 1 of 31



Item no. 3
Development Control Committee A — 15 June 2016
Application No. 15/01681/F: Queen Victoria House Redland Hill Bristol BS6 6US

0 The plans indicate that there is an exercise room / gym.

0 Emergency care alarms will be fitted.

0 There will be a communal dining room and provision for meals to be served in rooms.
0 There will be arranged recreational facilities.

0 Restrictions will be placed to on-sale to qualifying people.

0 Restrictions will be placed upon residents to prevent modifications being made to their

accommodation.

0 Liftetime Homes Design.
0 20% of the accommodation will be wheelchair accessible.
0 Provision will be made for a hydrotherapy pool, sauna, steam room, yoga studio, restaurant /

dining areas, salon and change facilities as well as guest accommodation.

Provision will be made for 66 car parking spaces, including 5 disabled spaces and 2 spaces with
electricity hook-up. The car parking will include 32 spaces at surface level and 29 basement spaces.

Provision is made for 30 bicycles and 14 mobility vehicles.

The two new build blocks will be located on part of the site currently occupied by a single storey flat
roof extension.

The height of the proposed northern of the two new blocks (closest to QVH) matches the ridge and
predominant eaves of the main QVH building, while the south block (the shorter of the two proposed
blocks) in the foreground matches the lower eaves. The stringer courses and floor levels of the
proposal are aligned with the QVH building. Both proposed blocks incorporate a contemporary roof
form of a folded fagcade which draws its proportion from the QVH building.

The application proposal includes a comprehensive landscaping scheme that includes the creation of
a 'memorial garden’, pond and southern terrace for QVH.

The Applicants have confirmed that public access to the obelisk commemorating Princess Charlotte of
Wales via the Bristol Open Doors days.

STATEMENT OF COMMUNITY INVOLVEMENT

The Applicant has submitted a Statement of Community Involvement which sets out the measures
that they have undertaken to involve local residents and amenity groups in the evolution of the
proposals for the site. This has included a series of public meetings and exhibitions. The applicants
state that responses received concerning the proposal were largely positive.

The Applicants describe the key outcomes of the consultation being as follows:

- More detailed landscaped proposals for both the public Carriageworks space and the

communal residential gardens.
- The lowering of the overall height of the new building.
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EQUALITIES ASSESSMENT

During the determination of 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. There is no indication or
evidence (including from consultation with relevant groups) that different groups have or would have
different needs, experiences, issues and priorities in relation to this particular proposal. Overall, it is
considered that refusal of this application would not have any significant adverse impact upon
different groups or implications for the Equalities Act 2010.

EIA SCREENING OPINION

On 11 March 2015, the Council wrote to the applicants to provide a formal screening opinion
confirming that under the Town and Country Planning (Environmental Impact Assessment)
Regulations 2011 (as amended) that the proposed development would not have an impact on the
environment of such significance as to require the submission of an Environmental Statement (Ref:
15/00199/SCR).

RELEVANT PLANNING HISTORY

13/04429/COU - Prior approval for the change of use from B1(a) office use to C3 residential. Given 5
November 2013. This was not implemented.

Historic attempts to convert QVH to residential flats have been made. The last attempt was in 2003
when planning permission was refused primarily on the grounds of loss (at that time) of valuable
employment space (Application Reference: 03/02930/F).

RESPONSE TO PUBLICITY AND CONSULTATION
COUNCILLOR NEGUS (COTHAM WARD)

"This proposal is over-development. The new buildings contain too much new accommodation and
their mass and scale is inappropriate for the setting of the historic building and site, and the larger
context of the conservation area and the nearby houses. In order to achieve this size, the original
arboretum has been denuded of several magnificent trees with Tree Preservation Orders, and many
other substantial trees and smaller trees which contribute so much to the quality of this special place,
which has been accessible to local residents in the past in previous ownerships.

The quality of the design of the new buildings is poor. They are neither subservient nor sensitively
considered so as to integrate with or enhance the original building and its setting. Their form,
materials and massing (solid:void) are incongruous and their bulk overshadows neighbouring
buildings, especially the iconic Eco-House that depends on solar gain to function. The large windows
overlook neighbouring houses and appear overbearing, and will cause glare as they catch the sun.

This application has been subject to pre-application consultation by the public and other
consultees, where the proposed use was generally supported. As a result of other concerns
expressed, the height of the two new blocks has been reduced but not as much as recommended.

It is noteworthy that despite the investment in presentation, the requested visualisations of the

proposals from key viewpoints have not been prepared, though the extra cost of such additional
explanation would have been minimal.
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The secondary and wider effects of the over-development such as further traffic generation from
occupants, visitors and service vehicles will create increased problems for the already

overstretched narrow Grove Road, and particularly Redland Hill which is now a problem area with
regular queuing and delay. This will affect the Glen Hospital opposite and worsen the air quality from
slow-moving vehicles to occupants of the already high density housing nearby.

The proposals shown in this application, if approved, would be a bad neighbour. This is not to

reject the overall concept out of hand. There is demand for such living which affords greater wellbeing
to people and gives more opportunity for forming friendships in a supportive environment. It also
creates the opportunity for more poorly-used houses to come onto the market for families. But this
application would have been better supported had the developers focused on and responded to how a
scheme for such supported living units could sensitively have been accommodated within the historic
setting and the immediate environs rather than maximising returns to shareholders of the developers.
Cotham ward is by far the most densely populated in Bristol.

| urge you to reject this application and to press for these points, and the many others raised by
interested people, to be better addressed in a more appropriate proposal.”

GROVE ROAD COMMUNITY GROUP (GRCG)

GRCG is content with QVH either continuing as an office or being developed into residential housing.
However, the group strongly objects to the proposed plans for the construction of two new vast
housing and spa blocks. These proposed blocks are completely out of character with the rest of Grove
Road and will have significant detrimental impact on the residential amenity of the current and future
residents of Grove Road as well as surrounding streets.

If the proposal is agreed, we feel that the council would be failing in its responsibility to safeguard the
amenity of the neighbouring occupiers and in protection of both the Whiteladies Road Conservation
Zone and important local landmarks (The Eco House and QVH).

1) Overlooking/ loss of privacy

If built the 2 blocks, from both windows and balconies, would directly look into the living spaces and
bedrooms of the houses on Grove Road and the north west flats within the Praedium. This would be a
gross invasion of privacy. This would have a significant negative impact on the residential amenity for
the residents of Grove Road, contrary to Policy DM29

Concern at the "excessive height" of the proposed blocks (18 and 21m) and the lack of any set back
from the boundary- just 1.5m, contrary to Policy DM27

Concern that the south block would likely cause glare from the rebound of sun against the windows
onto Grove Road.

Due to the "poor design and overcrowding”, the new blocks would also overlook each other and the
new residents of QVH, creating even further privacy issues. In addition, a substantial number of the
flats, especially those in the north block will lack sufficient daylight. This is particularly true for those
north facing blocks without dual aspect. Hence the residential amenity to the new residents will also
be impaired by this poor design. This is contrary to policies DM27 and DM29.

2) Design of the proposed new blocks

The proposed new blocks are too high, too large in mass and not in scale with Grove Road.

The section of Grove Road that the new blocks should reference to are almost all 2-3 storey single
dwellings or semi-detached, or small blocks of flats containing 6 residences, contrary to policies DM
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26, DM27 and DM29 and Core Strategy Policy BCS21.

The blocks fail to respect the topography of the road in a southerly and easterly direction

against PAN 15. There is a lack of elevations and projections from those aspects to enable those
reviewing the planning documentation to fully understand the issue without very thorough knowledge
of the plans and site. We would therefore recommend that any person involved in the decision
regarding this application do a full visit of the site and surrounding roads.

Concern that the blocks are "ugly".

There is no report regarding the impact of wind funnelling. However, the prevailing wind is from the
south west, so this is likely to be a significant issue.

3) Alteration to QVH

The proposed extension to QVH fails to respect the design and character of the host building,
particularly regarding the use of balcony.

The proposed balconies would overlook both flats in The Praedium and The Eco House, as well as
into the proposed new blocks. This would cause unacceptable loss of privacy.

4) Overshadowing

The proposed new block they will cause a "harmful loss of daylight and sunlight" to the residents of
Grove Road, contrary to policy DM27 and Core Strategy policy BCS 21.

Loss of sunlight is particularly acute for The Eco House, as this building is a landmark

building within Bristol. It was built to maximise solar gain and therefore uses little else for heating. It
was completely ground breaking at the time of building and was featured in many articles and local
teaching courses due to this. The proposed new blocks will harm this building through impacting upon
its ability to heat through solar gain.

5) Character of the street and Whiteladies Road Conservation Zone.

The houses/ road that the new blocks would be sited on is Grove Road. Therefore the blocks should
respect the character, scale, mass, height, shape, form, proportion and set back of this road.
However, on every point these blocks fail. Against Core Strategy DM26 and 21, the Conservation
Area Enhancement Statement, 1993 and the National Planning Policy Framework 2012.

Development should preserve or enhance local landmarks. Regarding The Eco House this complete
opposite would occur. Regarding QVH, the development is not sympathetic to this building, blocking
views of this building from Grove Green especially. Against Core Strategy DM31, 2 and 21

5.4 the local obelisk to Princess Charlotte is another key part of the local character and should be
open to local residents. Against Core Strategy DM31

5.5 the development is proposed to have an essentially gated community with their own cafe/
restaurant / spa. Against BCS 12.

6). Impact on current green infrastructure
6.1 The gardens of QVH have been used as a community garden for over 20 years, for playing

children, sledging, picnicking etc. The proposed development will remove/severely restrict access to
this location. The prior use may constitute a legal right to access. Against Core Strategy DM17
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6.2 we consider that the loss of over 50 trees represents an unacceptable loss of mature, aged/
veteran trees. Against Core Strategy DM17 and 15.

6.3 due to their natural state, the gardens are a haven of wildlife including sparrows, hedgehogs and
bats. These are important species which require protection, as it is enshrined within the policy.
Against Core Strategy DM19 and 15

6.4 the loss of so many trees is likely to result in increase pollution levels locally, particularly due to
the proximity of this area of the suburb to major, congested highways. In addition, trees help to reduce
noise pollution, important as Grove Road is on the maximum level of daytime noise at the present
level. Against Core Strategy DM33 and 35.

7) Overdevelopment of the area

7.1 the proposed density (approx 65 per hectare) is higher than recommended minimum levels in an
area which is already highly populated, and over two and half times more densely populated than the
Bristol average. This would have a significant adverse effect on local residential amenity, pollution and
existing transport and parking issues within the area. Against Core Strategy DM33, 35, and 23.

7.2 the proposed refuse areas within the development are insufficient for the level of housing
proposed. Against Core Strategy DM32.

7.3 the local area already has a significant traffic problem due to heavy traffic on Grove Road at
school and nursery times, often creating gridlock, EIm lane rat run, traffic often passing at speed
through the no entry sign on Grove road and the heavy traffic on Redland Hill and Whiteladies Road.
We believe that this development will result in an increase of traffic in the area due to approx 100 new
residents, staff, carers, deliveries and visitors. Certainly this is true currently as the office blocks are
not used and the traffic continues to be as bad as it ever was, so the existing traffic problem will be
exacerbated. Against Core Strategy DM23.

7.4 there is insufficient cycle parking in the proposal and we believe insufficient car parking.
Against Core Strategy DM23.

7.5 the increase in cars will be a danger to the national cycle route 4 that passes both entrances to
the development. Against Core Strategy DM23.

7.6 we have concerns regarding the safety to pedestrians from both the servicing of the facilities
particularly refuse trucks as the location that refuse bins will be placed for this is not demonstrated
within the documents and from the proposed pedestrian entrance onto the unnamed road between
Redland Hill and Grove Road. Against Core Strategy DM23."

NEIGHBOUR NOTIFICATION

276 neighbouring properties were consulted and as a result 69 representations were received
including the following comments:

Design

- "The enormous mass and scale of the unattractive tower blocks will dominate the skyline and
is completely out of keeping with Queen Victoria House and the surrounding residential
properties in Grove Road."

- "It would honestly be hard to think of a more inappropriate development on this wonderful

site, which has been shamefully neglected for so long. In a properly-run city it would long since
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have become a wonderful garden, a resource for the whole area. Are we to be dwarfed by
these ugly, out-of-proportion buildings?"

This proposal is just too large. Too high, especially for a building at the top of a hill. Too close
to adjacent properties - this would be oppressive to anyone living nearby.

What is proposed does not fit in with the area in any way. It looks to be an imposing and
functional plan with no account taken of the area and its history.

The two new blocks are not in keeping with the conservation area or the character of Grove
Road on the south east side. These will completely dominate (in an unpleasant way) this
residential area.

"I think that upgrading the large QVH building would be fantastic but to then add 2 very large
buildings so close to the eco house and its boundaries is a bit much."”

Concern that the height and scale of these new blocks is completely out of proportion to the
surrounding residential accommodation.

""The mass and scale of the development is excessive, with the building far too tall compared
with surrounding structures, especially the original Queen Victoria House which will be lost in
the new development. Such tall imposing blocks are not sympathetic to the fact that this is a
conservation area."

Concern that the proposed buildings are too tall.

Concern that the two residential blocks are too close to one another.

"The balconies and windows will look directly into many houses removing privacy and
producing glare."

"Conservation areas must be preserved as such".

"The proposed buildings will dwarf even Victoria house and the current houses and trees. This
iS not an inner city area."

"Redland has always been a family community with small shops and businesses, slowly this is
being destroyed and being turned into a concrete building site."

"l support the concept of supported accommodation for older people but the plans need to be
revised so the building does not dominate the area.”

"The whole of the east end of the site is being built on; the new buildings do not complement
QVH architecturally.”

Concern that the application proposal would be harmful to the character of the area, making it
look entirely urban rather than suburban.

Amenity

Concern that the proposal will lead to the loss of privacy for neighbouring residents because of
the "numerous" balconies.

"Gated community. This is the plan and people in the area will not be able to enjoy the
gardens. 50 trees will be cut down - impact on wildlife most importantly the rarefied sparrow.
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Conservation area. This new build not sympathetic to this."

- The buildings are proposed to be 5 and 6 stories high causing local properties to be
overlooked, including my own and loosing privacy.

- The application proposal "will completely overlook and overshadow the leafy green triangle at
the top of Elm Lane which is a wonderful haven from the nearby traffic and commercial
buildings - almost like a village green."

- The balconies on our building (facing Redland Hill) that are adjacent to the proposed two
towers will be overlooked owing to their enormous scale.

- "It is very obvious what has happened here, because Pegasus are unable to build in the
protected garden they have decided to build UP instead with little regard for the surrounding
neighbourhood."

- Detrimental impact on the neighbouring Eco House, which "... has many large widows to take
advantage of the solar gain. The living accommodation is also arranged on the first floor to
capture the light and heat where it is most needed, whilst keeping the bedrooms cool. The
proposed new blocks sit around 15 meters from this house and will look directly into it."

Highways/Parking

- "A development of this size should not be allowed in this location as Redland Hill is
already a notorious black spot for traffic congestion. Extra traffic related to the high numbers of
residents and staff can only worsen atmospheric pollution and increase the threat of
associated illness since large numbers of visitors to these properties will be inevitable."

- Concern that the application proposal will attract more traffic and pollution and contribute to
poor health.

- Representation from a teacher at the nearby Steiner School: "The whole of the east end of the
site is being built on; the new buildings do not complement QVH architecturally."

- "With only 70 parking spaces available it is likely to mean an additional
30 or so vehicles trying to park in an area that is already extremely congested, noisy and
polluted.”

- | strongly urge our representatives to request a re-design of the development to keep traffic in
the Grove Road, EIm Lane and Redland Hill area at/no higher than existing levels.

- "The road and parking in its current form suffers from congestion and a lack of turning space.
A further 30 parking spaces will make it substantially worse and would not cater for any
medium/large vehicles i.e. bin lorry, ambulance, fire engine. The current bin area sits between
the Bungalow and Homes Garden and is used by all properties. With great difficulty, vehicles
currently have to reverse around space 1 into an area behind QV (spaces 8 -11 on proposed
plan) so that it can turn and exit. It would be impossible for vehicles to use the alternative
turning point proposed as they would have to make several 45 degree turns out of a highly
congested area. Even accessing the properties/bin area would be difficult with the purposed
parking flanking the road leading to my property and making it narrower."

Landscaping/Trees
- Concern about the loss of trees - "Does not protect and conserve enough trees ( > 50 trees will

be cut down)"
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Pollution
- Bristol is already one of the worst cities for pollution and this proposal will increase pollution
- Concern that the application proposal makes insufficient provision for refuse storage.
- Concern about noise - Grove Rd is already on limit of daytime noise

Other Comments

- "The development is being planned as a gated community, denying the existing residents of
the area access to the gardens and the memorial stone within."

- "Please can contractors consider appropriate working hours"

- | do think this particular build has been proposed with business and profit as the sole
considerations. | also cannot believe that these apartments would be attractive to potential
inhabitants.

- "l am aware that there is a potentially beautiful garden within the site and am disappointed
these will not be accessible to the public."

- Non-planning issue: Concern that the application proposal impinges on the access rights to
Harper House.

BRISTOL CIVIC SOCIETY
Bristol Civic Society have looked at the planning application subsequent to our pre-application
involvement. The Society welcomes the retention of many of the trees, the repair of the 3m tall

perimeter wall, and the new pedestrian gate. The proposed blocks are lower and more acceptable as
subservient buildings to the Queen Victoria House. The Society, therefore, supports the proposal.

REDLAND AND COTHAN AMENITIES SOCIETY PLANNING GROUP

"The Society supports in principle the use of this site to provide accommodation for older people.
We assume that older in this context means 60 or over, as with other Pegasus Life projects. We
believe there is demand for this type of accommodation in the Society's area. We particularly
welcome the conversion of Queen Victoria House and retention of the grass and tree area to the
south of the site."

RCAS make the following observations on the proposal:

Limited accommodation is provided for staff, with only a "very small bedroom for any overnight staff
which is also the guest room.

It is noted that "to justify the assisted living definition we would expect to see distinctly more services
than appears to be proposed, and would normally be available in a similar sized conventional
residential development with grounds and caretaking services."

More information required to assess the impact on the Conservation Area.

Solar path diagrams to assess the impact on the surrounding development.

"Windows of living rooms in the north east wall of South Block overlook the garden and major
windows of the Eco House. The boundary wall would protect the Eco house from overlooking from
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ground and possibly 1st floor windows of the apartments but we suggest the overlooking should
be omitted on higher floor to protect the householders privacy."

The distance between the north and south blocks appears to be 10m and as result "residents could
suffer noise nuisance from open windows".

In terms of the design: "The identical design of these two buildings and the exact repetition of the
elevational treatment throughout all the floors emphasises the sheer scale of the new
development, and could have an institutional effect. More variation in elevational design should
have been tested."

Welcome the "imaginative" re-use of the Queen Victoria building.
Materials: "Welcome the use of buff variegated brick as primary material, with red brick plinth."

Trees: "The detailed survey of existing trees is welcomed as is the retention of virtually all perimeter
trees."

Landscaping: "The comprehensive and imaginative landscaping strategy is welcomed, subject to
detailed planting plans that fully implement the strategy."

CRIME PREVENTION OFFICER

No concerns about this application, but recommend to consider the Secured by Design principles for
all of this development as this and the surrounding are in a 'Hot Spot' area for Burglaries and attempt
Burglaries.

BRISTOL TREE FORUM

Concern that the application has ignored comments made at the pre-app stage about the impact on B
grade trees. There is no BRTS calculation and there is concern that inadequate trees will be planted
to replace those lost.

Officer Note: Subsequent to the receipt of these comments, your Officers have received further
information from the Applicant that is set out in the Key Issue below.

FORMER COUNCILLOR GLAZZARD (COTHAM WARD)

"Whilst | welcome the development of Queen Victoria House for the purpose of assisted living
residences, | object to the specific plans for the 2 new blocks due to the loss of privacy, light and
visual amenity for the building's immediate neighbours.

My primary concern is the height of the proposed new blocks and their proximity to the street
boundary they will overshadow the properties on EIm Road and Grove Road and dominate the
roofscape. | am particularly concerned about a loss of light to the eco-house at 26 Grove Road, which
is designed on the basis of solar gain.

The balconies, overlooking and proximity of the buildings to the street boundary mean that there will
be a loss of privacy for existing residents on EIm Road and Grove Road.

| echo RCASs comments: CGIl imaging and solar path diagrams would have been useful to
demonstrate the impact of the proposed buildings on the character of the area and the shadowing
impact, particularly to the eco-house on Grove Road.

Further, the scale and height of the proposed blocks (and the lack of variation in design) are not in-

Page 10 of 31



Item no. 3
Development Control Committee A — 15 June 2016
Application No. 15/01681/F: Queen Victoria House Redland Hill Bristol BS6 6US

keeping with character of the local area and so go against the guidance in the Bristol Local Plan (DM
26).

| welcome the landscaping of the green space but note that local residents currently use this as a
recreational space and if it is gated they will lose an important amenity."

INTERNAL CONSULTATIONS
BCC CITY DESIGN GROUP

The comments of the City Design Group are referred to in Key Issue B. However, the representation
receives concludes as follows:

"The scheme presents good quality architecture and design. However, a number of key issues
remain unresolved. The negative impact of the proposal on the conservation areas and neighbouring
properties are considered to outweigh the potential gains."

A revised scheme which is sufficiently scaled back from the eastern edge (suggest one bay) is
required. This serves the purpose of easing the significant pressure the development would put on the
existing trees, and allow further opportunity for trees to be planted within the site boundary; softening
the impact of development on the conservation area, QVH and the neighbours and achieved a
balanced design solution.”

Officer Note: In response to these comments the Applicants have made amendments to the scheme
to move the proposed blocks away from the boundary closest to the Eco-House.

BCC ARCHAEOLOGY

There has been previous archaeological work in the area of Queen Victoria House as part of an
earlier application. This work showed that there had been quarrying in the area that had removed any
archaeological material of note. However, no work was carried out in the northern part of the site,
where the current proposal is sited. There remains the potential for the Roman road, which runs from
Bath to Sea Mills, part of which survives across the Downs and is protected as a Scheduled Ancient
Monument, to extend into this area. The previous archaeological evaluation may have been sited too
far to the south to pick up the line of the road. However, this application could be sited on its projected
line. Therefore standard planning conditions are recommended.

BCC TRANSPORT DM

There is no objection to residential accommodation in this location. The principle of sui-generis
accommaodation for the active elderly should be supported through an assessment of accessibility to
local facilities. This application does not fully address this requirement, and measures to mitigate
against barriers to access will be required.

Local Conditions

The site is generally accessible with regards to local facilities nearby. The site sits within the NCN
route with facilities for cyclists available nearby. There are good public transport facilities available,
with associated accessible bus stops. However, local roads are not easily negotiable for those with
mobility impairments.

Obstacles such as narrow footways and lack of dropped kerbs in Grove Road will mean residents are

unable to access the local facilities easily by foot and may be more reliant on private cars. Relevant
recommended improvements are set out below.
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Trip Generation

With regard to the amount of vehicular traffic arising from the development, the number of trips
associated with the site will be significantly reduced from the extant use, and this has been
demonstrated within the transport statement.

Access

Access to the site for vehicles is provided from Grove Road and Redland Road. There are no
alterations proposed to the Redland Road access. This operates adequately at present and there is
no record of accidents associated with this. Visibility is adequate in both directions.

| have some concerns about the interaction between pedestrians and car drivers at the Grove Road
shared access, as intervisibility is limited between vehicles pulling in and pedestrians exiting the site. |
would recommend that the gate is widened a little further to allow for good intervisibility and to allow a
protected area of for emerging pedestrians (See below).

Layout

The internal layout is acceptable. Servicing will take place on site. There is a dedicated service area
and additional space available for short term deliveries within the car park. Refuse is stored and
accessed from the slip road between Grove Road and Redland Road. This is down a ramp and too far
from the roadside for refuse collectors to collect it. This is unacceptable and contrary to current policy
and guidance. This must be relocated.

Officer Note: A relevant condition to secure the approval and implementation of road works and refuse
provision form part of the recommendation.

Parking and servicing
Parking provision is acceptable. An adequate number of disabled parking spaces are also shown.

Cycle parking is provided to an acceptable level for the sui generis use although some of this is
shared with scooter parking.

Recommended conditions
Planning conditions to achieve the following is recommended:
Approval of road works necessary specifying:

Widened vehicular crossover in Grove Road
Build out at the junction of Redland Road with slip road to Grove Road
Dropped kerbs and tactile paving across Grove Road, south of its junction with St Vincent Hill

Construction management plan

Completion of Vehicular Access - Shown

Completion of Pedestrians/Cyclists Access - Shown

Completion and Maintenance of Vehicular Servicing facilities - Shown
Completion and Maintenance of Car/Vehicle Parking - Shown

Travel Plans - Not submitted

Protection of Parking and Servicing Provision

Officer Note: Following the receipt of this representation, the Applicants confirmed that Grove Road
will have a separate vehicle and pedestrian entrance and there will therefore be no conflict between
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vehicles and pedestrians. A new entrance gate is proposed on Grove Road, between vehicle access
point and Whiteladies Road, the intention being that most trips on foot will be from Whiteladies Road
and will use the gate, bypassing the vehicle entrance entirely. On the basis of this, it is concluded that
there is no requirement for the above condition.

BCC POLLUTION CONTROL

Recommend the imposition of standard planning conditions to ensure the submission of sound
insulation details for any mechanical ventilation units and acoustic trickle vent specifications for all
bedrooms and living rooms exceeding WHO internal noise standards as summarised in the
Applicant's Noise Report. These details shall be provided before commencement of development and
retained thereafter.

BCC ECOLOGY

The Preliminary Ecological Appraisal dated December 2014 recommends that bat emergence and
dawn re-entry surveys (three surveys) and a reptile survey with artificial refugia (seven surveys) are
undertaken. These surveys have not been undertaken.

Relevant planning conditions should be applied once the bat and reptile surveys have been
undertaken.

BCC ABORICULTURAL OFFICER
1. The car park area and front of the property to the North West of the Site.

The trees around the periphery of this area are indicated as being retained. There are four trees
indicated for removal at the front of the house. The trees are either of low value or are planted too
close to the house and therefore is reasonable.

| am concerned at the increase in car parking area at the front of the site. The trees in this area are
significant and have considerable amenity value. Considering this any extension in car parking that
further erodes the soft rooting area of the trees should be minimal. The majority of the trees in this

area already have limited rooting areas as the area is bounded by the Redland Hill road way to the
remaining soft planting area is at a premium.

There is scope to make a slight extension to the parking area, but this will be required to be minimal
and should follow the line of the North side of the existing roadway and not encroach further that the
existing footpath leading to Redland Hill.

2. The Proposed Buildings Area, North East of the Site

There are a considerable amount of trees that are earmarked for removal. Whilst the majority are set
back within the site, the significant amount being removed will have an effect on the character of the
site as a whole.

Standing outside the site to the north are two large beech trees, there are also several semi mature
sycamore and ash trees that have not been recorded on the arboricultural survey. The beech trees
are mature specimens approximately 17 and 21m in height and are of significant amenity value. At the
eastern corner of the site there are also a group of lime and sycamore trees that give a valuable
contribution to the amenity of the area.

The footprint of both buildings is too close to these trees leading to future pressures to remove them

or considerably reduce them (destroying their form and value as an amenity) from any future
occupants as a result of the trees being in such close proximity and dominating the north of the
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buildings.

Trees are susceptible to shedding twig litter and autumn leaf fall, blocking drains and gutters. Finally,
the tree is likely to shed small branches in windy weather which are likely to fall on to the roof,
worrying the occupants. In the case of a larger limb being brought down it will be hard for the council
to resist calls for heavy crown reduction - at worst, felling.

To conclude the design is not sympathetic to existing trees on site and an adjusted footprint suited
more to the current areas of development and car parking on site would better maintain the character
of the rear of the property.

The proximity of the buildings to the beech trees and group of sycamore and lime is too close and is
very likely to have a negative impact on their future. The current car parking proposals to the front of
the existing building is also excessive and will be detrimental to existing trees of value at the front of
the property and is contrary to Policy BCS 9 of the Bristol Development Framework.

Finally tree numbers indicated for removal currently cover both individuals and groups (with no
individual measurements or numbers). Under the Bristol Tree Replacement Standard we will require
exact numbers of trees agreed for removal together with corresponding replacement numbers based
on stem diameter of removed trees.

Officer Note: Subsequent to the receipt of these comments, your Officers have received further
information from the Applicants in the form of a detailed Aboricultural Impact Assessment and detailed

landscaping proposals plan. Amended plans have also been submitted moved the building further
away from existing trees to be retained.

BCC CONTAMINATED LAND OFFICER
No objection is raised to the application subject to the imposition of relevant conditions.
BCC FLOOD RISK MANAGER

No objection. Good use of SuDS and no increase in flows to existing sewer network. Any potential to
divert existing flows into proposed pond would be seen as beneficial in reducing local sewer flood risk.

BCC PUBLIC ART OFFICER

The documents provided with the full planning submission do not include a public art strategy or a
statement on the provision of public art within the Desigh and Access Statement. Full comments
on public art were provided at pre app stage for this scheme which are attached again for
information and for the applicant to respond to.

It is recommended that the applicant appoints a suitably qualified public art consultant (public art
expertise) to advise them on the inclusion of public art in their development however at this point
the scheme lacks a public art element and does not fulfil the councils public art policy.

Officer Note: A relevant condition to secure appropriate public art is proposed.
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RELEVANT POLICIES
National Planning Policy Framework — March 2012

Bristol Core Strategy (Adopted June 2011)

BCS5 Housing Provision
BCS9 Green Infrastructure
BCS10 Transport and Access Improvements

BCS13 Climate Change

BCS14 Sustainable Energy

BCS15 Sustainable Design and Construction
BCS16 Flood Risk and Water Management
BCS18 Housing Type

BCS21 Quality Urban Design

BCS22 Conservation and the Historic Environment
BCS23 Pollution

Bristol Site Allocations and Development Management Policies (Adopted July 2014)

DM2 Residential sub-divisions, shared and specialist housing
DM17 Development involving existing green infrastructure
DM19 Development and nature conservation

DM23 Transport development management

DM26 Local character and distinctiveness

DM27 Layout and form

DM29 Design of new buildings

DM31 Heritage assets

DM32 Recycling and refuse provision in new development
KEY ISSUES

(A) IS THE APPLICATION PROPOSAL ACCEPTABLE IN PRINCIPLE?

Policy BCS5 of the Core Strategy establishes that a key policy requirement is the delivery of new
homes within the built up area of the city which will contribute towards accommodating a growing
number of people and households in the city. Development of new homes will primarily be on
previously developed sites across the city. The conversion of QVH together with the development of
part of the overall site is consistent with this policy requirement and is therefore acceptable in
principle.

The loss of office accommodation is acceptable. In November 2013, prior approval was given for the
change of use from B1(a) office use to C3 residential. It is therefore considered that the loss of the
vacant employment land is acceptable (13/04429/COU).

(B) IS THE DESIGN OF THE APPLICATION PROPOSAL ACCEEPTABLE?

Core Strategy Policy BCS20 states that new development should maximise opportunities to re-use
previously developed land. Imaginative design solutions will be encouraged at all sites to ensure
optimum efficiency in the use of land is achieved. In the city centre high densities of development will
be sought especially in and around the city centre.

Policy BCS21 states that new development should contribute positively to the character and identity of
an area, creating or reinforcing local distinctiveness. Amongst other things it should deliver delivers a
safe, healthy, attractive, usable, durable and well-managed built environment comprising high quality
inclusive buildings and spaces that integrate green infrastructure. This is reinforced by Policy DM26
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which states that development proposals will be expected to contribute towards local character and
distinctiveness and Policy DM28 which states that development will be expected to provide for or
contribute towards the creation of a safe, attractive, high quality, inclusive and legible public realm.

The new build element of the proposals utilizes the former car parks on the site, in accordance with
BCS20.

Many of the representations received objecting to the application identify that the height of the new
blocks to the south east of QVH as being of particular concern.

The relationship of the proposed buildings with the Eco-House and properties in Grove Road must be
seen in the context of existing surrounding development. The site visit confirmed that Redland Hill is
characterised by a mixture of buildings of a variety of heights, including four storey Chapter Walk
development which backs onto the northern side of Redland Hill and two and three storey
development on the southern side (Bristol Steiner School and existing residential development. In
this context the addition of two additional blocks which are four and five storeys is not seen as
unacceptable.

Nevertheless in response to the representations received, the proposed blocks have been moved an
additional 1.4m further into the site and away from the boundary of the site closest to the Eco-House.
As a result, the submitted plans indicate that at its closest point the Eco House would be 18m from the
five storey block and 25m from the four storey block. Given the height of the application proposal, this
remains close however it is not considered unacceptably so. The application proposal will not have an
unacceptably harmful impact on the amenity enjoyed by surrounding residents, including the
occupiers of the Eco-House or residents in Grove Road. Furthermore, in mitigation, your Officers note
the orientation of the blocks at 90 degrees to the Eco-House, means that they would be orientated
away from the Eco-House and with this and the gap between the two blocks, there would be no
unacceptable overlooking or loss of light.

The amendment to the position of the proposed blocks also affords the opportunity to increase the
landscaping to screen the blocks. There is a relevant condition to secure this. The existing 3m tall
boundary wall (closest to the Eco-House) will also be retained.

Having sought the advice of the Council's City Design Group, the Bristol Civic Society and Bristol
Urban Design Forum, your Officers conclude that the architectural quality of the proposal is
acceptable and responds appropriately to both the Victorian and Georgian buildings in the vicinity of
the site and the wider Conservation Area. As is normal practice, as the site is located in a
conservation area, samples of the materials to be employed will be required prior to development
commencing on the site.

The internal arrangement of the proposed supported living apartments is considered to be acceptable.
A typical apartment will have an area of 98 square metres. This exceeds the relevant internal space
standards.

Impact on heritage assets

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning
authorities to have special regard to the desirability of preserving listed buildings and their settings.
Section 72 of the same Act requires local planning authorities 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].
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Section 12 of the National Planning Policy Framework (NPPF) 2012 states that in determining
planning applications, local planning authorities should take account of the desirability of sustaining
and enhancing heritage assets, and the desirability of new development to make a positive
contribution to local character and distinctiveness. It also states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation, with any harm or loss requiring clear and convincing justification.
Paragraph 132 of the NPPF states that significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. Further, Paragraph 137 states that
local planning authorities should look for opportunities for new development within conservation areas
and within the setting of heritage assets to enhance their significance and that proposals which
preserve these elements should be treated favourably.

The nature of the heritage asset prevents all reasonable uses of the site

- No viable use of the heritage asset itself can be found the medium term through appropriate
marketing that will enable its conservation; and

- Conservation by grant-finding or some form of charitable or public ownership is demonstrably not
possible; and

- The harm of loss is outweighed by the benefit of bringing the site back into use.

- This site is located within the Whiteladies Road Conservation Area and within the grounds there is
a Grade Il listed building (the Obelisk). Furthermore the building of QVH can be considered as a
non-designated heritage asset.

As discussed above, the design of the refurbishment to QVH is considered to be acceptable and the
retention and enhancement of this non-designated heritage asset is welcomed. The existing gardens
have been neglected over a long period of time and the comprehensive landscaping proposals will
significantly enhance this part of the Conservation Area and will preserve its significance and will also
enhance the setting of the listed obelisk. In summary, the new build element would preserve and
enhance the character and appearance of the Conservation Area and the conversion of Queen
Victoria House and landscaping would have a positive impact on the character of the Conservation
Area and on the setting of the listed building. The proposal is therefore also in accordance with policy
DM31

The enhancement to the setting of the Listed obelisk, the sensitive conversion of QVH and demolition
of existing extension that detracts from both the non-designated heritage asset of the house, and from
the conservation area, together with the provision of landscaping and repairs to the site boundary wall
that enhances the Conservation Area are all significant heritage benefits. The proposal will not cause
harm to the significance of either of these heritage assets, so paragraphs 133 and 134 are not
relevant, and as such there are no material heritage considerations to indicate that development
should be restricted.

Impact on amenity

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). In addition residential developments should
provide sufficient space for everyday activities and enable flexibility and adaptability by meeting
appropriate space standards, reference here being given to the standards set by the Homes and
Communities Agency (Policy BCS18 refers). Policy BCS23 of the Core Strategy also addresses the
issue of noise and amongst other things requires consideration of the impact of new development on
the viability of existing uses by reason of its sensitivity to noise or other pollution.
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Consideration has been given to the impact on the amenity of all surrounding residential occupiers,
including occupiers of the Eco-House in Grove Road (as described above). In addition, it is
considered that the retention of the established trees along the Grove Road boundary means that the
application proposal would not give rise to unacceptable overlooking of the residential properties on
the opposite side of Grove Road.

The application proposal would not have an unacceptable impact on the amenity of residents of Grove
Road for the reasons set out above.

To conclude, the City Design Group together with Officers in Development Management have
considered the scheme throughout the pre-application and application process and are satisfied that
this application is acceptable in terms of its design, impact on heritage assets and will not have a
detrimental impact on the amenity enjoyed by surrounding occupiers. The proposal is consistent with
development plan policies and there are therefore not considered to any grounds for refusing this
application on these grounds.

© DOES THE APPLICATION PROPOSAL ADEQUATELY ADDRESS THE IMPACT ON
TREES?

In addition to the height of the building, the representations received indicate that the impact on trees
on the site is of particular concern. Trees throughout the site are the subject of Tree Preservation
Orders. The comments of the Council's Arboricultural Officer are set out above.

In support of their application, the Applicants have submitted an Arboricultural Statement. This
includes a tree protection plan and also provides information on tree loss and replacement. The
following report summarizes the outcome of the report:

Trunk diameter of trees to be retainedNumber of trees removedBristol Replacement Tree Standard
(BRTS)

Trunk diameter of trees to be Number of trees removed Bristol Replacement Tree

retained Standard (BRTS)
Number of replacement trees
that should be provided.

<19.9 47 47

20-29.9 17 34

30-39.9 9 24

40-49.9 0 0

50-59.9 3 15

60-69.9 2 12

70-79.9 1 7

>80 0 0

Total 78 139

Although the 78 trees are to be removed, the Applicant has demonstrated in the Aboricultural
Statement that the majority of these are lower quality and of only 'minor’ significance. The application
has also indicated that it is their intention to plant 81 new trees on the site, as part of the landscaping
proposals that will enhance the site and Conservation Area. This planting will be secured by way of a
relevant condition requiring the submission of a landscaping scheme.

However as set out below, in order to comply with the Bristol Replacement Tree Standard (BRTS),
there is still a shortfall of 58 trees (139 minus 81). Therefore, the Applicants have agreed to a financial
contribution of £44,382.18 to meet this shortfall. This is calculated on the basis of £765.21 per tree. In
order to secure this provision, as part of the recommendation before you, the Applicants are required
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to enter into a legal agreement to secure compensatory funding for additional tree planting that meets
the shortfall in respect of the BRTS. It is considered that this addresses both the comments of the
Council's Aboricultural Officer and the Bristol Tree Forum. In addition, prior to the commencement of
development on the site, there will be a requirement (secured by relevant conditions) to protect those
trees on the site that are to be retained and to provide a detailed landscaping plan for the whole site
that includes the position and species of the 81 proposed trees.

(D) ARE TRANSPORT, MOVEMENT AND OTHER HIGHWAY CONCERNS ADEQUATELY
ADDRESSED?

Policy BCS10 states that proposals will be determined to reflect the transport user priorities set out in
the Joint Local Transport Plan, specifically, putting the pedestrian first followed by the cyclist, public
transport, access for commercial vehicles and only then the private car.

Development proposals should be located where sustainable travel patterns can be achieved.

The comments from the Council's Transport Development Management team are set out above and it
is noted that the scheme is acceptable subject to the imposition of relevant planning conditions. These
form part of the recommendation on the site.

There are no highways grounds on which to refuse this application and it is recognized that this site is
in a sustainable location close to shops, services and public transport.

(E) DOES THE APPLICATION PROPOSAL COMPLY WITH THE COUNCIL'S SUSTAINABILITY
POLICIES?

NPPF Policy 96 states that in determining planning applications, local planning authorities should
expect new development to comply with adopted Local Plan policies on local requirements for
decentralised energy supply, unless it can be demonstrated by the applicant, having regard to the
type of development, involved and its design, that this is not feasible or viable and to take account of
landform, layout, building orientation, massing and landscaping to minimise energy consumption.

Core Strategy Policies BCS13, BCS14, BCS15 and BCS16 set out the Council's key policies towards
climate change and sustainable development.

In terms of climate change, Policy BCS13 requires that development should contribute to mitigating
and adapting to climate change and meeting targets to reduce carbon dioxide emissions through the
design and use of resources in buildings, the use of decentralised renewable energy and sustainable
patterns of development which encourage walking, cycling and public transport rather than journeys
by private car.

Policy BCS14 requires that within heat priority areas, development should incorporate infrastructure
for district heating and where feasible low-carbon energy generation and distribution. Development
will be expected to provide sufficient renewable energy generation to reduce carbon dioxide
emissions by at least 20%.

In support of their application, the Applicants have demonstrated that overall, there will be an
improvement in energy efficiency through the design beyond the levels required by building
regulations. Design assumptions are set out in the energy statement and a condition to ensure that
the development be delivered in accordance with these measures forms part of the recommendation.

The application has demonstrated that overall, there will be an improvement in energy efficiency
through the design beyond the levels required by building regulations. Design assumptions are set out
in the Energy Statement and a condition to ensure that the development be delivered in accordance
with these measures forms part of the recommendation. The measures that have been included are
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as follows:

- The engineering services serving the building, primarily the heating and domestic hot
water system will utilise Combined Heat and Power.

- Energy efficient building design for the proposed new build

- LED-based lighting

This means that the development will reduce carbon dioxide emissions by at least 20%.

Although not referred to directly, the application proposal complies with Policy BCS15, the design
incorporates measures that maximise energy efficiency. The Applicants have also provided a
BREEAM 2014 Pre-Assessment. Sustainability measures will be secured by condition.

In respect of Policy BCS16, as has been indicated, the site is designated as being within Flood Zone
1 where there is low probability of flooding.

(F) IS THE PROPOSED DEVELOPMENT VIABLE, AND DOES IT PROVIDE AN APPROPRIATE
LEVEL OF AFFORDABLE HOUSING?

The proposed development falls within Use Class C3 of the Use Classes Order, meaning that it is
required to address the Council's Affordable Housing Policies. It comprises 65 dwellings and therefore
it is required to comply with Core Strategy Policy BCS17, which requires the provision of up to 40%
affordable housing subject to scheme viability.

The operational requirements of "retirement village" developments mean that the management of
them is inconsistent with that required by a Housing Association, and therefore a financial contribution
towards off-site affordable housing provision is sought from such schemes.

Government policy and guidance is very clear that scheme viability is a key consideration in
determining the level of affordable housing that a development can provide, and that Council's should
not require level of affordable housing that would render a development unviable. The government's
Planning Practice Guidance states as follows:

Where affordable housing contributions are being sought, obligations should not prevent development
from going forward. (Para 004 Reference ID: 23b-004-20140306)

In simple terms, a development is considered to be viable if the Residual Land Value (RLV) of the
development is greater than the Site Value.

The RLV is calculated by ascertaining the value of the completed development, and subtracting from
this all the costs involved in bringing the development forward (eg build costs, professional fees, legal
costs, financing costs etc) and the developers profit.

The applicant has claimed that, to remain viable in planning terms, the proposed development is
unable to make an affordable housing contribution. A detailed viability appraisal and supporting
commentary has been submitted in support of this claim.

Officers have commissioned BNP Paribas to assess the viability information and advise the Council
as to whether the applicants claim is reasonable. Having assessed the values and costs associated
with the development, and undertaken their own appraisal, BNP Paribas conclude that the scheme is
unviable in planning terms and therefore would not be able to make an affordable housing
contribution. However, BNP Paribas do not agree with a number of the inputs proposed by the
applicant, particularly in respect to the proposed sales values of the properties. The information and
figures contained below relate to BNP Paribas opinion of viability and not the applicants.
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The appraisal inputs can be summarised as follows:

Residential sales values Very high reflecting the prime location of the proposed
development and the high demand for “retirement
village” type schemes

Build Costs Very high reflecting the high specification of the scheme
— but reflective of the average build costs of other
schemes currently being constructed by the applicant

Fees Reflective of industry norms
Finance costs Reflective of current returns required by lenders
Developers profit Reflective of industry norms

The appraisal results in a RLV of approximately £2,500,000.

There are a number of ways that Site Value can be derived, and these include:

0 The price paid for the site, provided that the purchaser has not paid an overly inflated
sum
0 The existing use value (i.e. what the site is worth for its current use in its current

condition) plus a premium of approximately 20% to incentivise the landowner to
redevelop the site

0 The alternative use value (i.e. other uses that the site could be developed for without the
need for a further planning permission)

In the case of QVH, it is considered that the existing use value is an appropriate method from which to
derive the Site Value, as the most recent rental values and yields for the property are known. Based
on the existing use value plus a 20% premium, BNP Paribas consider that the Site Value is
approximately £3,400,000.

As the Site Value is approximately £900,000 higher than the RLV, officers are satisfied that the
scheme is unviable in planning terms and therefore unable to make an affordable housing
contribution.

There are two main reasons why the proposed scheme is unable to make any affordable housing
contribution.

The first is that office buildings have a high existing use value, and there is little uplift in value when
they are redeveloped or converted for other uses.

The second is that "retirement village" type schemes have a very low gross to net ratio. This means
that a relatively low proportion of what is built is actually sellable. To put this into context, a scheme
comprising solely houses, has a gross to net ratio of 100% because every square metre build is sold.

A standard flatted scheme would normally have a gross to net ratio of between 75 and 85% as
communal areas, lift shafts, stairwells, plant rooms, bin rooms etc are not sellable floorspace.

In the case of QVH, the developer is building 8,847 square metres but only selling 5,682 square
metres, giving a gross to net ratio of only 64%. The remainder of the floorspace comprises communal
areas such as an on-site restaurant, spa, health and wellbeing centre, in addition to the expected
corridors, lifts, stairwells etc.

Therefore, though the proposed sales values are very high; the high specification of the development,

high existing use value and low gross to net ratio, means that the scheme is not considered viable in
planning terms and is therefore unable to make a contribution towards off-site affordable housing.
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CONCLUSION
There have been significant number of representations received objecting to this application,
particularly in terms of the impact of the proposed blocks on the amenity of surrounding residential
properties and the impact on trees. In addition, there has been a prolonged debate about the exact
use class for the development and following clarification by the Applicant, it is considered that the
overall development falls within Use Class C3.
Following amendments being made to the scheme, it has been concluded that the design of the
scheme is acceptable. It has been concluded that it will not have a harmful impact on the amenity of
surrounding occupiers to the extent to support a reason for refusal. Accordingly the application can be
recommended for approval by your Officers.
This application has been assessed this application proposal on the basis of Development Plan policy
and it has been determined to be compliant. There are not considered to be any planning grounds for
resisting this application.
It will preserve and enhance the Conservation Area and will secure the retention of a building of merit.

The setting of the Listed obelisk and increase the amount of specialist housing accommodation for
older people in the city.

COMMUNITY INFRASTRUCTURE LEVY

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

The CIL liability for the scheme is £449,959.38

RECOMMENDED  GRANT subject to Planning Agreement to secure the following:
1) Up to £44,382.18 in respect of off-site replacement trees.

Time limit for commencement of development

1. Full Planning Permission

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

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

Pre commencement condition(s)
2. Approval of road works necessary

No development shall take place until details of the following works to the highway have been
submitted to and approved in writing by the Local Planning Authority:

1.Widened vehicular crossover in Grove Road

2.Buildout at the junction of Redland Road with slip road to Grove Road

3.Dropped kerbs and tactile paving across Grove Road, south of its junction with St Vincent
Hill
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The building hereby permitted shall not be occupied until these works have been completed in
accordance with the approved details.

Reason: To ensure that all road works associated with the proposed development are planned
and approved in good time to include any Highways Orders, and to a standard approved by
the Local Planning Authority and are completed before occupation.

3. No development shall take place until measures to protect badgers from being trapped in open
excavations and/or pipes and culverts are submitted to and approved in writing by the local
planning authority. Measures shall include cover-plating, chain link fencing or the creation of
sloping escape ramps for badgers by edge profiling of trenches/excavations or placing a plank
in the bottom of open trenches at the end of each working day to allow any trapped badgers to
escape. This is to prevent foraging badgers falling into trenches during the construction phase
of the development. Open pipework larger than 150 mm outside diameter should be blanked
off at the end of each working day. The development will be carried out in strict accordance
with the approved details.

Reason: To prevent harm to legally protected badgers.
4, Site Characterisation - Further Investigation.

Prior to the commencement of development on the site, an intrusive investigation will be
required to establish site conditions at the site. The results of this investigation should be
considered along with the Desk Study prepared by Hydrock, dated April 2015. A site specific
risk assessment should be carried out to assess the nature and extent of the contamination on
the site, whether or not it originates on the site. The contents of the scheme should be
submitted to and be approved in writing by the Local Planning Authority. The investigation and
risk assessment must be undertaken by competent persons and a written report of the findings
must be produced.

This must be conducted in accordance with DEFRA and the Environment Agency's ‘Model
Procedures for the Management of Land Contamination, CLR 11'.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors

5. Land affected by contamination - Submission of Remediation Scheme

No development shall take place until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks to human health,
buildings and other property and the natural and historical environment has been prepared,
submitted to and been approved in writing by the Local Planning Authority. The scheme must
include all works to be undertaken, proposed remediation objectives and remediation criteria,
timetable of works and site management procedures. The scheme must ensure that the site
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990
in relation to the intended use of the land after remediation.

Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.
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6.

Land affected by contamination - Implementation of Approved Remediation Scheme

In the event that contamination is found, no development other than that required to be carried
out as part of an approved scheme of remediation shall take place until the approved
remediation scheme has been carried out in accordance with its terms. The Local Planning
Authority must be given two weeks written notification of commencement of the remediation
scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced, and be approved in writing of the Local Planning Authority.

Reason: To ensure that risks from land contamination both during the construction phase and
to the future users of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.

Construction management plan

No development shall take place including any works of demolition until a construction
management plan or construction method statement has been submitted to and been
approved in writing by the Local Planning Authority. The approved plan/statement shall be
adhered to throughout the construction period. The statement shall provide for:

Parking of vehicle of site operatives and visitors

routes for construction traffic

hours of operation

method of prevention of mud being carried onto highway
pedestrian and cyclist protection

proposed temporary traffic restrictions

arrangements for turning vehicles

Reason: In the interests of safe operation of the highway in the lead into development both
during the demolition and construction phase of the development.

Approval of road works necessary

No development shall take place until details of the following works to the highway have been
submitted to and approved in writing by the Local Planning Authority:

-Build-out at the junction of Redland Road with slip road to Grove Road
-Dropped kerbs and tactile paving across Grove Road, south of its junction with St Vincent Hill

The building hereby permitted shall not be occupied until these works have been completed in
accordance with the approved details.

Reason: To ensure that all road works associated with the proposed development are planned
and approved in good time to include any Highways Orders, and to a standard approved by
the Local Planning Authority and are completed before occupation.

To ensure implementation of a programme of archaeological works

No development shall take place within the area indicated on plan number until the
applicant/developer has secured the implementation of a programme of archaeological work,
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10.

11.

12.

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

The scheme of investigation shall include an assessment of significance and research
guestions; and:

1 The programme and methodology of site investigation and recording

2.  The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

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

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

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

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

Landscaping

No development shall commence until a scheme of hard and soft landscaping has been
submitted to the Local Planning Authority for approval, which shall include indications of all
existing trees and hedgerows on the land, and details of any to be retained, together with
measures for their protection, in the course of development. The scheme shall indicate the
location and species of at least 81 additional trees to be planted on the site.

The approved scheme shall be implemented so that planning can be carried out during the first
planting season following the occupation of the building(s) or the completion of the
development whichever is the sooner. All planted materials shall be maintained for five years
and any trees of planted removed, dying, being damaged or becoming diseased within that
period shall be replaced in the next planting season with others of similar size and species to
those originally required to be planted unless the Local Planning Authority gives written
consent to any variation.

Reason: To protect and enhance the character of the site and the area and to ensure its
appearance is satisfactory.

Sample Panels

Sample panels of all of the external materials. including brickwork, larch boarding, roof tiles
and window/door frames, demonstrating the colour, texture, face bond and pointing are to be
erected on site and approved in writing by the Local Planning Authority before the relevant
parts of the work are commenced. The development shall be completed in accordance with
the approved details before the building is occupied.

Reason: In order that the external appearance of the building is satisfactory.
BREEAM

No development shall take place until evidence that the development is registered with a
BREEAM certification body and a pre-assessment report (or design stage certificate with
interim rating if available) has been submitted indicating that the development can achieve the
stipulated final BREEAM level. No building shall be occupied until a final Certificate has been
issued certifying that BREEAM (or any such equivalent national measure of sustainable
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13.

14.

building which replaces that scheme) rating Very Good has been achieved for this
development unless the Local Planning Authority agrees in writing to an extension of the
period by which a Certificate is issued.

Reason: To ensure that the development achieves BREEAM rating level Very Good (or any
such equivalent national measure of sustainability for building design which replaces that
scheme) and assessment and certification shall be carried out by a licensed BREEAM
assessor and to ensure that the development contributes to mitigating and adapting to climate
change and to meeting targets to reduce carbon dioxide emissions.

Details of any external plant or machinery

Details of any external plant or machinery (including to mechanical ventilation systems) shall
be submitted to and approved in writing by the Local Planning Authority prior to installation.
The development shall proceed only in accordance with those approved details.

Reason: In the interests of local amenity.

Refuse Storage

No development shall take place until details of all refuse storage and its servicing is submitted
and approved in writing by the Local Planning Authority. The approved scheme shall be

implemented prior to the first occupation of the site.

Reason: In the interests of the proper planning of the site.

Pre occupation condition(s)

15.

16.

17.

Sustainable urban drainage system (SUDS)

Prior to the first occupation, a strategy for surface water drainage for the site using sustainable
drainage method consisting of a pond as shown on the approved drawings shall be submitted
to and approved in writing by the Local Planning Authority. The approved development shall
be implemented in accordance with the approved strategy prior to the 40th occupation, unless
otherwise agreed in writing with the Local Planning Authority.

Reason: To ensure that the principles of sustainable drainage are incorporated into this
proposal.

Noise sensitive use

Prior to the first occupation, details of the proposed noise mitigation measures, as
recommended within the noise report by Hydrock dated June 2015, shall be submitted to the
Local Planning Authority for approval in writing. Development shall be undertaken in
accordance with the approved details and the measures shall be in place for each unit before it
is occupied, unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to safeguard the amenities of future occupiers.

Artificial lighting (external)

Prior to the first occupation, an external lighting scheme shall be submitted to and approved in
writing by the Local Planning Authority. The scheme shall be implemented in accordance with

the approved scheme before the occupation of the 40th unit and retained thereafter, unless
otherwise agreed in writing with the Local Planning Authority.
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18.

19.

20.

21.

22.

23.

Reason: In order to safeguard the amenities of adjoining residential occupiers.
Sustainability

Prior to the 40th occupation, an additional report shall be submitted and approved in writing by
the Local Planning Authority which shall include details of the equipment and measures to be
implemented in accordance with the Energy Statement dated March 2015, which
demonstrates that the proposed savings of C02 emissions will be met. The development shall
thereafter be operated in accordance with the approved report.

Reason: In the interests of meeting the sustainability and climate change goals of adopted
planning policy.

Completion of Vehicular Access - Shown on approved plans

No building or use hereby permitted shall be occupied or the use commenced until the means
of vehicular access has been constructed and completed in accordance with the approved
plans and the said means of vehicular access shall thereafter be retained for access purposes
only.

Reason: In the interests of highway safety.

Completion of Pedestrians/Cyclists Access - Shown on approved plans

No building or use hereby permitted shall be occupied or the use commenced until the means
of access for pedestrians and/or cyclists have been constructed in accordance with the
approved plans and shall thereafter be retained for access purposes only.

Reason: In the interests of highway safety

Completion and Maintenance of Vehicular Servicing facilities - Shown on approved plans

No building or use hereby permitted shall be occupied or use commenced until the facilities for
loading, unloading, circulation and manoeuvring have been completed in accordance with the
approved plans. Thereafter, these areas shall be kept free of obstruction and available for

these uses.

Reason: To ensure that there are adequate servicing facilities within the site in the interests of
highway safety.

Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans

No building or use hereby permitted shall be occupied or the use commenced until the
car/vehicle parking area shown on the approved plans has been completed, and thereafter,
the area shall be kept free of obstruction and available for the parking of vehicles associated
with the development

Reason: To ensure that there are adequate parking facilities to serve the development.

Staff Travel Plan - Not submitted

No building or use hereby permitted shall be occupied or the use commenced until a Travel
Plan comprising immediate, continuing and long-term measures to promote and encourage

alternatives to single-occupancy car use has been prepared, submitted to and been approved
in writing by the Local Planning Authority. The approved Travel Plan shall then be
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24,

25.

26.

27.

implemented, monitored and reviewed in accordance with the agreed travel Plan Targets to
the satisfaction of the council.

Reason: In order to deliver sustainable transport objectives including a reduction in single
occupancy car journeys and the increased use of public transport, walking & cycling.

Land affected by contamination - Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of Condition 4 and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of Condition 5,
which is to be submitted to and be approved in writing by the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a verification
report must be prepared, which is subject to the approval in writing of the Local Planning
Authority in accordance with Condition 6.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.

To ensure completion of a programme of archaeological works

No building shall be occupied until the site investigation and post investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of
Investigation approved under condition and the provision made for analysis, publication and
dissemination of results and archive deposition has been secured.

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

To secure the conduct of a watching brief during development groundworks

The applicant/developer shall ensure that all groundworks, including geotechnical works, are
monitored and recorded by an archaeologist or an archaeological organisation to be approved
by the council and in accordance with the Written Scheme of Investigation approved under
condition 9.

Reason: To record remains of archaeological interest before destruction.
Public Art Plan

Prior to the occupation of the development hereby permitted, a Public Art Plan shall be
submitted to and approved in writing by the Local Planning Authority. This shall set out the
detailed design of the public art work for the school building in accordance with the City
Council's Public Art Policy and Strategy. The Public Art Plan shall also contain budget
allocations, a timetable for delivery and details of future maintenance responsibilities and
requirements. The Public Art Plan hereby approved shall be undertaken in accordance with
that approval prior to the commencement of use and the public art shall be thereafter retained
as part of the development, unless otherwise agreed in writing by the local planning authority.
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28.

Reason: In order to secure public art as part of the development in the interests of the amenity
of the area.

Ecology

The development hereby approved shall only be constructed in accordance with
recommendations outlined in section 7.4 of the Further Bat Surveys prepared by Clarkson and
Woods, dated July 2015, unless otherwise approved in writing by the Local Planning Authority.
Should the development not be implemented within 1 year of the date of this planning
permission an additional survey for bat activity shall be carried out, which will be submitted and
approved in writing by the Local Planning Authority, and the development shall be
implemented in accordance with the approved recommendations of that report.

Reason: To ensure the ecological value of the site is maintained and any impact is
appropriately mitigated.

Post occupation management

29.

Protection of parking and servicing provision

The areas allocated for vehicle parking, loading and unloading, circulation and manoeuvring
on the approved plans shall only be used for the said purpose and not for any other purposes.

Reason: To ensure the provision and availability of satisfactory off-street parking and
servicing/loading/unloading facilities for the development.

List of approved plans

30.

List of approved plans and drawings

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

Proposed New Build Level -1 (P 109 Rev P02)
Proposed New Build Level 0 (P 110 Rev P02)

Proposed New Build Level 1 (P 111 Rev P02)

Proposed New Build Level 2 (P 112 Rev P02)

Proposed New Build Level 3 (P 113 Rev P02)

Proposed New Build Level 4 (P 114 Rev P02)

Proposed New Build Roof Plan (P 120 Rev P02)
Proposed New Build North Block Northwest Elevation (P
201 Rev P02)

Proposed New Build North Block Northeast Elevation (P 202
Rev P02)

Proposed New Build North Block Southeast Elevation (P
203 Rev P02)

Proposed New Build North Block Southwest Elevation (P
204 Rev P02)

Proposed New Build South Block Southeast Elevation (P
211 Rev P02)

Proposed New Build South Block Northeast Elevation (P
212 Rev P02)

Proposed New Build South Block Southeast Elevation (P
213 Rev P02)
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Proposed New Build South Block Southwest Elevation (P
214 Rev P02)

Proposed New Build Section 01 (P 301 Rev P02)
Proposed New Build Section 02 (P 302 Rev P02)
Proposed QVH Level 0 (P 110 Rev P02)

Proposed QVH Level 1 (P 111 Rev P02)

Proposed QVH Level 2 (P 112 Rev P02)

Proposed QVH Level 3 (P 113 Rev P02)

Proposed QVH Roof Plan (P 120 Rev P02)
Proposed QVH Northwest Elevation (P 201 Rev P02)
Proposed Level -1 Plan (P 109 Rev P02)

Proposed Level 0 Plan (P 110 Rev P02)

Proposed Level 1 Plan (P 111 Rev P02)

Proposed Level 3 Plan (P 113 Rev P02)

Proposed Level 4 Plan (P 114 Rev P02)

Proposed Roof Plan (P 115 Rev P02)

Proposed Site Plan (P 120 Rev P02)

Proposed Site Elevation East (P 202 Rev P02)
Proposed Site Elevation South (P 203 Rev P02)
Proposed Site Section 01 (P 301 Rev P02)

Proposed Site Section 02 (P 302 Rev P02)

Tree Survey, Arboricultural Impact Assessment & Tree
Protection Plan (Aug 15)

Townscape and Visual Impact Assessment (Aug 15)
Updated Heritage Letter

General Arrangement (Drg. No. LL490-100-0001 Rev A)

Reason: For the avoidance of doubt

Advices

1.

Minor works on the public highway: The development hereby approved includes the carrying
out of work on the public highway. You are advised that before undertaking the work on the
highway you must enter into a highway agreement under s184 or s278 of the Highways Act
1980 with the council. You will be required to pay fees to cover the council's costs in
undertaking the approval and inspection of the works. You should contact the Highways Asset
Management Team on 0117 9222100.

The development hereby approved is likely to impact on the highway network during its
construction. The applicant is required to contact Highway Network Management to discuss
any temporary traffic management measures required, such as footway, Public Right of Way
or carriageway closures, or temporary parking restrictions. Please call 0117 9036852 or emaill
traffic@bristol.gov.uk a minimum of eight weeks prior to any activity on site to enable
Temporary Traffic Regulation Orders to be prepared and a programme of Temporary Traffic
Management measures to be agreed.

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

Crime Reduction Unit 20 May 2015
Contaminated Land Environmental Protection 9 June 2015
Pollution Control 18 June 2015
Historic England 9 June 2015
Urban Design 23 July 2015
Landscape 28 May 2015
Flood Risk Manager 18 May 2015
City Centre Projects (Public Art) 8 June 2015
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