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Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

SUMMARY REPORT

The application site is located between Gasferry Road, Hanover Place and the Graving
Dock. It encompasses the brick clad McArthurs Warehouse and associated timber framed
buildings, along with the adjacent Bristol Diving School Building. The site is neighboured by
the Great Western Dockyard (Grade II* Listed) and ss Great Britain to the north. The
Graving Dock is situated to the west and the Georgian House to the south, both Grade I
Listed. The Aardmans complex is to the east, across Gasferry Road. The site is within the
City Docks Conservation Area but contains no Listed Buildings.

Approval is sought for the demolition of all existing buildings and the redevelopment of the
site as offices, workshops, 65 residential dwellings and retail/food and drink units. The
buildings would range in height from 4 to 6 storeys, and would have a robust industrial
character, being clad in cor-ten steel. A landscaped courtyard, car, motorcycle and bicycle
parking would be provided. The scheme proposes 16 affordable housing units (25%), along
with local environmental improvements and public/community arts programs.

The proposals follow on from development applications made in 2000, which culminated in
the Council granting Conservation Area Consent for demolition but the Secretary of State
refusing planning permission for redevelopment for reasons relating to design, the impacts
on the character and appearance of this part of the City Docks Conservation Area, and an
absence of affordable housing.

English Heritage has objected to the principle of demolition, on the basis that it is both
economically and functionally feasible to convert and refurbish the building. The Bristol Civic
Society and eleven (11) objections have been received, criticising the scale and architecture
of the proposals, and in part, asserting that this form of development will restrict the
regeneration of adjacent sites.

It is considered that the proposed land uses satisfactorily achieve the objectives of Policy
CC1 and the Harbourside Planning Brief. Whilst larger than the guidance of the Brief, the
architecture, scale and bulk of the proposals are considered to be acceptable and will both
preserve the setting of nearby Listed Buildings the ss Great Britain, but will also enhance the
character and appearance of this part of the City Docks Conservation Area.

Being an area of mixed commercial and industrial uses, the proposed introduction of
residential activity is likely to have adverse implications for the amenities of future occupiers
and potentially the survival of industrial activities. On balance, officers are prepared to
accept the residential uses, provided sufficient noise amelioration measures are undertaken
so that residential occupiers are not affected. Stringent conditions are proposed to this
effect, as are conditions to manage business and food and drink uses within the site. The
arrangement of buildings is satisfactory in respect of privacy, outlook and daylighting, and it
is considered that there is sufficient residential amenity space proposed, in light of the form
of dwellings proposed and the site’s location in the city.

Issues of archaeology, environmental impacts and safety and security are all considered to
be satisfactory, and can be resolved through the imposition of conditions. The scheme is
considered to be sustainable, and will bring social and community benefits in the form of
affordable housing, a local labour and training program, and a contribution towards local arts
programs. Transport improvements will be provided through contributions and a travel plan,
and the scheme should not generate excessive levels of traffic movement. The pedestrian
environment of the locality will be enhanced.
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However, having considered each of the above points, officers remain concerned that there
is not a sufficiently justified case for the demolition of the existing buildings. Whilst officers
acknowledge that Members have previously accepted the case for demolition and the
validity of that permission, there are new material circumstances which have recently come
to light in the form of English Heritage’s assertion of a reasonable conversion scheme.
Given the potential for the calling-in of the applications, Officers therefore recommend the
deferral of consideration, in order to allow a thorough assessment of English Heritage’s
proposals.

In order to maintain the progress of the application and in recognition that Members may
disagree with the course of action officers have brought forward, a full report has been
prepared for Members consideration.

MAIN REPORT
SITE DESCRIPTION AND CONTEXT

The application site is located on the west side of Gasferry Road and is bounded to the north
by the Great Western Dockyard and associated Wickham Norris timber yard, to the west by
the Graving Dock, and to the south by the Georgian House and associated yards. East of
Gasferry Road is a large open car parking area and a series of commercial buildings.

The site encompasses the brick clad McArthurs Warehouse and associated simple timber
framed storage and industrial buildings, a derelict late-Victorian or early-Edwardian dwelling
house, a public footpath linking Gasferry Road and Hanover Place, and the adjacent Bristol
Diving School building.

The McArthurs Warehouse is currently vacant, the previous partial use as an architectural
salvage business on the ground floor and a furniture showroom on part of the first floor
having ceased in the past few years. Officers have calculated that the building has a gross
external floor area of approximately 5390m?. The subsidiary buildings elsewhere within the
McArthurs portion of the site are unoccupied, but contain an accumulation of industrial and
general refuse. The Diving School building is occupied and operated as such.

The application site is located within the City Docks Conservation Area, though none of the
buildings on the site are Listed. The adjacent Graving Dock is a Grade Il Listed structure
and The Georgian House to the south of the application site is a Grade Il Listed building.
Within the Great Western Dockyard to the north, the Great Western Dry Dock and Drawing
Office are both Grade II* Listed. The ss Great Britain is positioned within the Great Western
Dry Dock, but has no statutory protection.

The City Docks Conservation Area formed the working heart of Bristol's dock and
commercial activities. Many maritime features relating to these uses survive, particularly
Victorian era industrial sheds and warehouses. Throughout the area are under-used
warehousing sites, which provide opportunities for regeneration.

This area of the City Docks Conservation Area is known as Spike Island, and is perhaps the
most diverse portion of the Conservation Area. It contains the substantial McArthurs
Warehouse building, associated large-scale warehouse and industrial buildings within the
McArthurs Yards and Great Western Dockyard, the operational and historic maritime
environments of the Graving Dock and Great Western Dry Dock, and a range of modern
industrial units. Within a short distance of the site are newly constructed residential buildings
on Site R1 (now known as “The Point”), again in a large scale but with robust modern forms,
and more traditional historic dwellings clustered to the south of the industrial estates. The
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City Docks Conservation Area, and this area in particular, are prominent and highly visible
from various aspects within the city centre. The Floating Harbour is the focus of the
Conservation Area, and is perhaps symbolic of the maritime and industrial heritage of the
centre.

McArthurs Warehouse forms part of the background and skyline of Spike Island when
viewed from the northern side of the Floating Harbour. When viewed from a higher vantage
point, such as Cliftonwood or Brandon Hill, the building is evident as one of a series of larger
scale structures making up the grain of the Conservation Area. The building sits as a
backdrop in views across the Floating Harbour towards the ss Great Britain from Jacobs
Wells Road.

BACKGROUND AND RELEVANT PLANNING HISTORY

Historically, this area of the city has been used as an industrial and warehousing site since
the 18™ Century. Various shipbuilding and repair activities have been conducted in the dry
docks, whilst surrounding areas developed as warehouses and distribution facilities. The
presence of the Docks Railway from the mid-19™ Century to the mid-20™ Century further
supported these uses, which have since declined following the relocation of port facilities to
the mouth of the river.

McArthurs Warehouse was built in 1897 as a malthouse. It was badly damaged by fire in
1938 and subsequently substantially rebuilt internally. Thereafter, the building was used for
warehouse and storage purposes, with small scale retail uses such as architectural salvage
and furniture sales introduced during the 1980s and 1990s.

1) HISTORICAL APPLICATIONS

In April 1987 a planning application (No. 1166F/87C) was submitted seeking planning
permission for the adaptation of McArthurs Warehouse and the adjacent outbuildings for use
as a museum. The Planning and Traffic Committee refused this application in August 1987
for the following reasons:

1. The proposal is considered premature having regard to the need to obtain a
comprehensive scheme for this site and the adjoining dockside development in
accordance with the City Centre Local Plan now being prepared.

2. The applicant has failed to supply sufficient details for consideration of such a
proposal in a Conservation Area.

In December 1988 an outline planning application (No. 4528P/88C) and a Conservation
Area Consent application (No. 4529L/88C) were submitted seeking outline planning
permission and conservation area consent for the demolition of all the existing buildings on
the McArthurs site and the erection of a new building to provide offices, studios, workshops
and retail units. These applications were scheduled to be considered by the Planning and
Traffic Committee on the 5 April 1989 and were recommended for refusal for the following
reasons:

1. The loss of the existing landmark building will detract from the visual quality
and character of the City Docks Conservation Area.

2. An outline application reserving design and external appearance for
subsequent approval is not acceptable in the City Docks Conservation Area.
The indicative scheme submitted contains insufficient detail to assess the bulk,
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massing and appearance of the proposed building and does not preserve or
enhance the character of the City Docks Conservation Area. In a Conservation
Area such as this, and where the replacement of a landmark building is
proposed, it is essential that sufficient design and external appearance detail is
included in the application.

3. The layout is likely to result in conflict between the intensified industrial activity
proposed in the area of the Graving Dock and the uses proposed adjoining the
Dock, and also problems with pedestrian and vehicular circulation in the area of
the Graving Dock.

However, the applications were withdrawn the day before the Committee was due to
consider them.

In July and August 1989 a full planning application (No.2511F/89C) and a Conservation Area
Consent application (No. 2076L/89C) were submitted seeking planning permission and
Conservation Area Consent for the demolition of all of the existing buildings on the
McArthurs site, and the erection of a six storey building comprising retail units, a restaurant,
industrial units, office studios, car parking and landscaping.

These proposals were considered by the Planning and Traffic Committee on the 1
November 1989 and further considered by a Visiting Committee on the 29 November 1989.
A resolution for approval of the applications was subsequently passed, subject to the signing
of a, then, Section 52 Agreement covering various matters including controls over the
proposed land uses, the completion of repair works to the dock and the dedication of land to
the City Council. The Section 52 Agreement was never entered into and the applications
were finally withdrawn in 1995.

The Committee considered that the issue of the demolition of the existing structures was
finely balanced but was acceptable at that time given various circumstances, including the
high quality of the proposed replacement buildings. This Committee resolution was taken
prior to the publication of central government guidance contained in PPG15 that introduced a
greater emphasis on conservation and the preservation of buildings that make a positive
contribution to the character and/or appearance of a conservation area.

(2) RECENT APPLICATIONS (00/00200/F/C AND 00/00201/LC/C)
()  INITIAL PROPOSALS

Application No. 00/00200/F/C sought planning permission for redevelopment proposals
comprising the construction of three buildings, 5-7 storeys in height, providing a mixed use
scheme of residential units, workshop units, office suites, retail and food and drink units (Use
Classes B1, B2, C3, Al and A3), and associated car parking, landscaping and public space.
The proposed buildings were largely arranged around the perimeter of the site, with a central
courtyard and focal tower. A total of 17782m? was proposed, being 1180m? of retail (Use
Class A1), 233 m? of food and drink (Use Class A3), 9397m? of offices (Use Class B1a),
1165m? of workshops (Use Class B2), and 42 residential units. No affordable housing was
proposed, although a package of affordable business space and external environmental
works accompanied the application.

Application No. 00/00201/LC/C sought Conservation Area Consent for the demolition of
McArthurs Warehouse and its associated outbuildings/structures and the demolition of the
adjacent building occupied by Bristol Diving School.
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Five (5) objections were received from neighbour neighbours, raising grounds of objection
relating to the proposed uses, visual impacts and affects on the Conservation Area, and the
need for a more detailed strategic planning approach. The Conservation Advisory Panel
acknowledged that due to the severe erosion of the brick walls and the low floor to ceiling
heights, demolition could be acceptable. The Panel recommended full recording of the
building before demolition. The Civic Society stated they would reluctantly accept
demolition, provided the quality of replacement buildings was sufficient. The Society were
critical of the height and siting of buildings.

English Heritage stated that building clearly makes a positive contribution to the industrial
character of this part of the Conservation Area, and that a case for demolition had not been
sufficiently demonstrated. English Heritage’s comments went on to say that if the case for
total site clearance were satisfactorily made, then the replacement buildings would need to
address the relationship with the ss Great Britain and the wider Conservation Area. A
contemporary approach would be acceptable, but the new structures were too large: a
significant reduction in height would be necessary.

The applications were first put forward to the Development Control (Central) Committee on
27 September 2000. Officers considered that whilst the proposed land uses were generally
considered to accord with the provisions of the Bristol Local Plan and the Harbourside
Planning Brief, issues concerning the justification of demolition and the quality of the
redevelopment scheme remained outstanding.

The initial Committee Report stated that there is little doubt that McArthurs Warehouse,
despite its condition, makes a positive contribution to the character and appearance of this
part of the City Docks Conservation Area, particularly given the limited number of traditional
warehouse buildings remaining in the City Docks. It was not considered that an adequate
justification had been provided to permit the demolition of the warehouse and the supporting
information provided fell well short of that recommended in PPG15. In addition, the
redevelopment proposals were considered to be unacceptable.

In respect of the redevelopment proposals, officers took the view that the detailed design,
bulk and scale of the scheme were of concern. Whilst some of the detailed design concerns
may well have been able to be addressed through the submission of further detailed
information and some relatively minor amendments, the issue of the scale of the proposed
buildings was felt to be more fundamental. In order for a satisfactory outcome to be reached
it was considered that significant revisions were needed to the height and scale of the
buildings, including the removal of two storeys in certain areas. Officers considered that the
proposed buildings, by reason of their scale, bulk, and detailed design would significantly
harm the character and the appearance of the City Docks Conservation Area, the setting of
the Grade Il listed Georgian House, and important views into and out of Harbourside.

Further concerns were held over the need to fully justify the lack of any provision for
affordable housing and the presence of residential accommodation in such close proximity to
the Graving Dock and dockside industrial activities. These concerns were seen by officers to
be so significant that it was not considered that any of the benefits of the scheme could
outweigh them.

Officers recommended the refusal of both planning permission application and the
Conservation Area Consent application.

Officers recommended the refusal of Planning Application No. 00/00200/F/C for the following
reasons:
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1. In the absence of any satisfactory justification for the demolition of McArthurs
Warehouse and its associated structures, and in the absence of an acceptable
scheme of redevelopment, the demolition of McArthurs Warehouse and its
associated structures would be premature and would harm the character and
appearance of the City Docks Conservation Area and as such is contrary to
Policy B21 of the Bristol Local Plan (1997).

2. The proposed development, by reason of the scale, bulk and detailed design of
the proposed new buildings, would significantly harm the character and
appearance of the City Docks Conservation Area, the setting of the adjacent
Grade Il listed Georgian House, and important views into and out of the City
Docks Conservation Area and as such is contrary to Policies B1, B2, B5, B6,
B8, and B13 of the Bristol Local Plan (1997) and the Bristol Harbourside
Regeneration, Planning Brief, Implementation Phase (July 1998).

3. Given the suitability of the site and the economics of provision and taking into
account other material considerations, the proposed development is
unacceptable in that it makes no provision for affordable housing to meet the
demonstrable need for such accommodation in the locality and as such is
contrary to Policy H9 of the Bristol Local Plan (1997), Policy Advice Note 12
"Affordable Housing" (Consultation Draft, March 2000) and the Bristol
Harbourside Regeneration, Planning Brief, Implementation Phase (July 1998).

4. The proposed development, by reason of the location of the proposed
residential accommodation and its relationship with adjacent commercial and
industrial uses, including an operational graving dock, would provide an
unsatisfactory level of residential amenity for residents due to noise levels
associated with the adjacent uses and would jeopardise the continued
operation of the adjacent, lawful commercial and industrial uses that contribute
to the character of the City Docks Conservation Area, and as such is contrary
to Policies ME4, B8 and B13 of the Bristol Local Plan (1997) and the Bristol
Harbourside Regeneration, Planning Brief, Implementation Phase (July 1998).

Officers also recommended refusal of the accompanying Conservation Area Consent
Application (00/00201/LC/C) for the following reason:

1. In the absence of any satisfactory justification for the demolition of McArthurs
Warehouse and its associated structures, and in the absence of an acceptable
scheme of redevelopment, the demolition of McArthurs Warehouse and its
associated structures would be premature and would harm the character and
appearance of the City Docks Conservation Area.

Members entered into a debate during which the proposed reasons for refusal were
considered. It was finally resolved that consideration of the application be deferred for a
period of not more than three months to allow time for officers to discuss the Committee's
concerns about the proposal with the applicant and seek to achieve a significant reduction
(in metres) in the height of the development.

Whilst the Committee were of the view that the proposed buildings were out of scale with
their context and needed a significant reduction in height, the Committee did not agree with
the other concerns raised by officers. In particular, members were firstly satisfied that the
applicant had put a satisfactory case forward in order to justify the demolition of the existing
buildings and structures, and secondly that affordable housing did not need to be provided
on this site, as the proposed affordable business space was a suitable alternative. Members
resolved to allow the applicant further time to address the outstanding matters.
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()  REVISED PROPOSALS

After the 27 September 2000 Committee Meeting, a number of meetings were held between
officers and the applicant in order to try and resolve outstanding matters. The discussions
concentrated largely on issues relating to the scale and detailed design of the proposed new
buildings. The applicant also provided further information in order to seek to allay officer's
earlier concerns regarding the proximity of some of the proposed residential development to
adjacent industrial uses and to work up further the proposed mechanism for satisfactorily
achieving the proposed affordable business space.

The redevelopment proposals of Application No. 00/00200/F/C were revised to seek
planning permission for the construction of three buildings, 4-6 storeys in height, providing a
mixed use scheme of residential units, workshop units, office suites, retail and food and drink
units (Use Classes B1, B2, C3, Al and A3), and associated car parking, landscaping and
public space.

The proposed siting of the three new buildings around the perimeter of the application site
was essentially unchanged, as were the proposed basement level car and cycle parking
arrangements. The amendments to the proposals resulted in a reduction in the total gross
external floorspace of the development by approximately 1200m?. The principal
amendments to the proposals were:

?? A reduction in the height of the three buildings: Block A by 5 metres, Block B by 2.5
metres and Block C by 2.1 metres.

?? Some alterations to building footprints and their elevational treatment.
?? Further information on the proposed acoustic insulation measures.

?? Further information on the proposed mechanism for providing the affordable business
accommodation.

The Conservation Area Consent Application (00/00201/LC/C) was not amended, as it did not
relate to new build proposals.

The revised application was reported to Committee on 31 January 2001. Within the report
officers stressed their earlier view that a satisfactory case for the demolition of the existing
buildings had not been made, when judged against central government guidance, and that
redevelopment of the site should make some provision for affordable housing. Given
however the Committee’s earlier view, these matters were not further addressed within the
report.

Officers considered that the applicant had gone a long way towards addressing the concerns
of both officers and members over the scale of the proposed development, and that a
number of improvements had been made to the elevational treatment of the buildings. The
applicant has also addressed concerns in relation to issues of possible noise nuisance and
the satisfactory provision of the affordable business accommaodation.

Officers remained concerned about the scale of Block A and the loss of the colonnade in
front of Block B. However, given the nature of the amendments that have been made and
the resolution of Committee in September, officers took the view that, on balance, the
proposals had become acceptable and that a refusal of planning permission would be
difficult to justify solely on the basis of these two outstanding concerns. As the previous
concerns of Members had been overcome, officers recommended approval of planning
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permission, subject to relevant conditions and a S106 Agreement. Approval of the
Conservation Area Consent was also recommended.

Accordingly, at the Committee Meeting on 31 January 2001, Members resolved to approve
both applications. The Conservation Area Consent of Application No. 00/00201/LC/C was
duly issued on 5 February 2001. The planning permission was referred to the Director of
Legal Services for the preparation of the S106 Agreement on the same date.

(1 CALL-IN INQUIRY AND SECRETARY OF STATE’'S DECISION

Following the Committee’s resolution to grant planning permission, and prior to the
completion of the S106 Agreement, the Government Office for the South West (GOSW)
called in the planning application for determination by the Secretary of State. The reasons
for this action set out within the call-in letter dated 7 August 2001 were:

?? design, scale and compatibility with the surroundings

?? the preservation of the historic environment

?? the relationship of the proposals to the setting and appearance of the ss Great Britain
?? the need for affordable housing

?? the relationship of the proposal to regeneration objectives for the City Docks and
Floating Harbour

A Public Inquiry was consequently held on 22 January 2002, where the Council defended its
position of approving the proposals. The applicants, Civic Society and various other
interested people also appeared at the Public Inquiry, whilst English Heritage gave written
evidence.

The Inspector’'s Report was completed following the Public Inquiry, and passed to the
Secretary of State through the GOSW. The Secretary of State released his decision letter
on the application on 30 July 2002, accompanying it with the Inspector’'s Report.

There are a number of small disparities between the thrust of the Inspector’'s Report and the
text of the Secretary of State’s decision letter. Under the call-in procedure, the Inspector’s
Report provides guidance to the Secretary of State in making the decision, and therefore, it
is considered that greater weight should be given to the comments of the Secretary of State.
The Secretary of State’s Decision Letter is a material consideration for the assessment of
the current planning application.

The Secretary of State’s primary criticisms of Application No. 00/00200/F/C relate to
compliance with local and national policy on design, conservation and listed buildings, and
the requirement to provide affordable housing. The full text of the Inspector's Report and
Secretary of State’s Decision Letter are attached to this report as Appendices, but are
summarised as follows.

Design and Conservation Policy

?? the scheme entailed significant increases in building height over the present height of
the warehouses, noting the height guidance of the brief

?? the increased massing of the proposed blocks in combination, compared to the
existing buildings

- 86 -
14/01/200414:4414:44



Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

?? the combined effect of these height and mass issues led the development to be out
of scale and incompatible with the surrounding area

?? such impacts have two ramifications when considered against policy
?? scheme did not fully accord with the principles of good urban design, and

?? the scheme would fail to preserve the character and appearance of this part of the
Conservation Area, a clear cut and compelling objection

?? the application site falls within the setting of three Listed Buildings: the Georgian
House, the Graving Dock, and the Great Western Dock

?? the height and proximity of Block A adjacent to the Graving Dock would partially
erode its setting

?? the height and proximity of Block C adjacent to the Georgian House would partially
erode its setting

?? these impacts conflict with PPG15 and Local Plan Policy B13, but not to an extent
sufficient to warrant refusal on this ground

?? the ss Great Britain was determined to be an independent object not a fixture of the
Listed dock,

?? the ship was identified as a very prominent landmark and focal point in this part of the
City, such that public views of the ship and its setting should be respected

?? the design of the proposals would create an imposing and eye-catching landmark,
punctuating the skyline and competing for attention with the masts and funnel of the
ss Great Britain

?? the scheme would not form a complimentary backdrop to the ship, and would
seriously detract from public views of the ss Great Britain, a compelling objection
afforded significant weight

Affordable Housing Policy

?? in place of Affordable Housing, the scheme proposed affordable business space as
an alternative, being of value to the local industrial area

?? the Secretary of State noted that this was a finely balanced issue, but having
considered the objectives of PPG3 (mix of dwelling sizes, type and affordability;
mixed and balanced communities) determined there was not a sufficient justification
for the omission of Affordable Housing

?? the Secretary of State expressly stated however that this objection is secondary to
the design, conservation and Listed Building issues

Summary

The Secretary of State noted the regeneration benefits of the scheme, but took the view that
the redevelopment of the site requires a “less dominating urban design solution, more in
scale with its surroundings”. The benefits were not seen to sufficiently outweigh the harm
caused to the character and appearance of this part of the Conservation Area, public views
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of the ss Great Britain, and the setting of adjacent Listed Buildings. Accordingly, the
Secretary of State refused the application.

APPLICATIONS

Two related applications are being considered within this report. Firstly, Application No.
03/0463/X/C, is seeking a variation to the extant Conservation Area Consent
00/00201/LC/C, to allow demolition of all existing buildings in connection with the current
application for planning permission. The application for planning permission, 03/01464/F/C,
forms the second proposal under consideration.

The Conservation Area Consent application 03/01463/X/C is seeking the variation of
00/00201/LC/C, to make the extant Conservation Area Consent applicable to any planning
permission.

The overall redevelopment of the site is sought within the planning application, to allow for
the erection of three (3) buildings, a landscaped courtyard, and basement parking area. The
buildings would provide ground floor retail (396m?), food and drink (374m?) and workshop
space, whilst the balance of the site would provide office floorspace and 65 residential units.
In total, 14 010m? of gross floorspace would be created.

The buildings are arranged in a triangular perimeter block format about a central courtyard.
Access into the site would be primarily taken from Gasferry Road, with a vehicular access
and two pedestrian/cyclist accesses. A further pedestrian/cyclist access would link the site
(and Gasferry Road) with Hanover Place.

The northern block is orientated in an east-west direction along the northern boundary of the
site. The building is five storeys in height, with square rooftop gables rising to six storeys in
a form similar to traditional loading bays. The ground floor would accommodate a

restaurant, workshop areas and access to a three/four-storey office at the western end of the
building. The four upper floors would provide forty-six (46) dwellings (free market), arranged
as 12 one-bedroom flats and 34 two-bedroom flats and penthouses. The building would be
accessed from the courtyard, with access also available internally to the basement car park.

The eastern block is orientated north-south, along Gas Ferry Lane. It rises to a height of five
storeys, and would accommodate sixteen (16) one-bedroom flats as affordable housing
(25% of the development) on the first, second and third floors, with two (1) free market two-
bedroom flats on the third floor and one (1) free market two-bedroom penthouses on the top
(fourth) floor. The building would be accessed from both Gasferry Lane and the central
courtyard, with the third and fourth floors also accessible via a bridge linkage to the northern
block at third floor level.

The western block is orientated along the Graving Dock, and extends beyond the length of
the dock, also taking in part of the site of the present Diving School. This block features
workshops and studios on the ground floor, with offices above. It is five storeys in height,
stepping down to three storeys at the northern and southern ends. The building is divided by
a single-storey height space forming the pedestrian linkage between Gasferry Road and
Hanover Place.

The buildings would be constructed with a consistent palette of materials and architectural
approach, finished in cor-ten cladding panels and brick set within expressed steel framing,
with rubblestone plinths. The residential balconies would be glazed, with the balcony doors
screened by sliding shutters finished in cor-ten steel. The ground floor shop units would
have a curtain-wall style glazing, whilst the ground floor workshops would have substantial
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cor-ten shutter doors. The bridge linking the eastern and northern blocks would be primarily
glazed, with structural steel framing elements. The access gates to the basement would
also be finished in cor-ten steel.

Space for 110 cars (including three spaces for persons with disabilities), 12 motorcycles, and
118 bicycles are provided within the site. Refuse/recycling storage and plant areas are also
proposed within the basement. Lift access from the basement is provided to each building.

The basement is naturally ventilated through a central lightwell, which also acts to provide an
opportunity for a focal point within the courtyard. The applicant has proposed artistic
intervention within the lightwell, as well as areas of planting and seating in the courtyard.

RESPONSE TO PUBLICITY AND CONSULTATION
1) PUBLIC CONSULTATION AND COMMUNITY GROUPS:

Following receipt of the application notification letters were sent on 5 June 2003 to
neighbours and the objectors to the previous applications. A site notice and a press advert
were issued on 4 June 2003. Officers requested further information and explanation on a
number of matters, and subsequently re-publicised the applications upon receipt of the
additional information. Further notification letters were issued on 10 September 2003.

As a result of external consultations, a total of eleven (11) letters objecting to the scheme
have been received, including letters from or on behalf of the ss Great Britain Trust, and
Aardman Animations.

The grounds of objection are:

?? The existing warehouse building should be retained and renovated to maintain its
appearance and the character of this part of the Conservation Area. The
warehouses and buildings on the site are some of the only remaining maritime and
dockland heritage buildings in this part of the Conservation Area.

[Demolition and conversion issues are dealt with in Key Issue (B).]

?? The proposals fail to respond to the design and conservation concerns of the
Inspector and Secretary of State.
[These concerns are summarised above. Key Issue (C) assesses these aspects of
the scheme.]

?? The size, scale and design of the redevelopment scheme do not respond to the
existing pattern of built form and architectural styles. There is no graduation of scale
across the site, such that there is a uniformity of scale and massing that dominates
the surrounding townscape. The scheme is insensitive to its context, particularly to
the Great Western Dock and ss Great Britain, and causes harm to the character and
appearance of this part of the Conservation Area.

[See Key Issue (C).]

?? The ss Great Britain should dominate the area, and thus buildings should be scaled
accordingly, with the ship being set in isolation. The siting, design and articulation of
the proposals makes the development overly prominent when viewed looking through
the masts of the ship, therefore competing with the ship for focus.

[See Key Issue (C).]
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?? The redevelopment would have an adverse effect on views of the ss Great Britain
from various city centre and inner city areas, including the north side of the Floating
Harbour, Brandon Hill and Cliftonwood.

[See Key Issue (C).]

?? Block 3, at 14m high is greater in height than the buildings opposite it across the
Graving Dock. This relationship is harmful.
[See Key Issue (C).]

?? The form of development would prejudice the development of adjacent sites and thus
would potentially prejudice the regeneration of the area, contrary to the intents of
Policy CC1. The scheme is unacceptable and premature. A coordinated Masterplan
for the area is necessary.

[The land use and spatial development implications of the scheme and relationships
with neighbouring sites are addressed in Key Issues (A), (C) and (E).]

?? The proposals would overshadow adjacent sites and prejudice redevelopment
options.
[Amenity impacts, including daylighting, are addressed in Key Issue (E).]

?? The proposed harbourside walkway should be promoted within the development,
including the creation of a pedestrian access route along the Graving Dock.
[There is no existing public right of way along the Graving Dock, although this is an
aspiration of the Council and is expressed as such on the Draft Proposals Map.
Opportunities for pedestrian linkages have been explored within Key Issue (D).]

?? Uses of the site should include local infrastructure of small scale
businesses/workshops, shopping/leisure/café/crafts and public space, possibly with
low-rise housing. Office uses will not provide a sufficient contribution to the area, and
will not encourage weekend and tourist activity.

[The scheme does include a range of uses including these activities. Offices are
promoted in the Harbourside Planning Brief, and are a key economic driver within the
city centre. The acceptability of land uses proposed is analysed in Key Issue (A).]

One (1) letter of support has also been received, stating that the redevelopment proposals
would enhance the present shabby warehouses, and would not adversely interfere with
neighbouring buildings.

The BRISTOL CIVIC SOCIETY has written on several occasions, and has corresponded
directly with the applicants in relation to the design impacts of the scheme. In summary, the
Civic Society’s objections are:

?? Demolition of the building would rule out any alternative proposals for the site other
than new build.

?? Whilst the Society has been prepared to accept that the retention o the building is not
realistic, the Society does not oppose English Heritage's approach of seeking a
demonstration of retention/conversion, should it be found to be realistic.

?? The scheme is too massive and continues to ignore the Harbourside Planning Brief in
terms of overall floor area.
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2 EXTERNAL/STATUTORY CONSULTEES
) ENGLISH HERITAGE

English Heritage initially wrote on 19 March 2003, prior to receipt of the application, setting
out their desire to ensure that the scale and form of any new development in the area behind
the SS Great Britain is appropriate to its setting and to that of the harbourside generally.
They set out their view that in approval of the previous Conservation Area Consent, there
had been no proper justification for demolition in the terms of PPG15, and therefore, they felt
bound to raise strong objection to the demolition of McArthurs Warehouse, and urged
consideration of conversion options. English Heritage has stated that the Government Office
understands their position on this matter.

English Heritage subsequently wrote again on 24 July 2003, strongly objecting to the
application for demolition. They considered that in procedural terms, any proposal for
demolition of a building which makes a positive contribution to a Conservation Area must be
fully justified in accordance with the criteria in PPG15, paras. 4.27 and 3.16-3.19. This
requirement applies equally to an application to vary a condition as it would to a new
application for consent.

Following joint site visits with Council Officers in July and October 2003, English Heritage
have come to the view that the conversion of the building to residential use is feasible and
viable. By email dated 23 December 2003 (attached as an appendix), English Heritage
advised that they have commissioned work which shows the building can be converted,
including the addition of further floors. However, English Heritage to date have not assessed
the cost of a conversion scheme, but have advised that they would not wish to produce a
fully worked up scheme, but rather to demonstrate that retention and conversion are viable.
English Heritage recommends that the Council refuse to vary the condition because of the
merits of the building, backed up by their evidence showing that the building can be
successfully converted. English Heritage has further recommended marketing of the
building in accordance with the PPG 15 advice, to properly demonstrate with viability of
retention and conversion.

English Heritage has made clear to officers that if the Council does not allow for
consideration of this conversion scheme, then they will seek a call-in of the applications by
the GOSW.

(m ENVIRONMENT AGENCY

The Environment Agency responded to the initial consultation exercise on 23 June 2003.
The Agency did not raise objection to the proposal, but has recommended the imposition of
conditions to ensure contamination risks are identified and appropriately mitigated, and so
that ground water is does not become contaminated.

(1  VOLUME CRIME UNIT, AVON & SOMERSET CONSTABULARY

The Architectural Liaison Officer has considered the proposals, and has welcomed the
proposed mix of business and residential uses. The central courtyard requires careful
lighting to ensure security, whilst the car park must be secure, including ventilation openings.
Entrances should be robust and exclude tradesman’s accesses. The balconies appear to be
insecure, and could allow access from one dwelling to another.
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3) INTERNAL CONSULTEES AND BODIES:
()] CONSERVATION ADVISORY PANEL
The Panel considered the proposal on 21 October 2003. The relevant minutes state:

The Panel still maintained their view that the case for demolition of the McArthurs
Warehouse had not been made. This was now one of the few surviving maltings in
Bristol and was by William Bradford (not as mis-spelt in the Avon Desktop Study) who
was the foremost architect for the brewing industry.

The Panel endorsed the view of English Heritage that justification in accordance with
PPG 15 for demolition had not been made and strongly objected.

Any new building must respect the existing grain, size, and bulk of the existing
buildings, any replacement must strengthen the contribution to the conservation area.

The proposed building facing Gas Ferry Road would not provide any enclosure to this
street. The building on the North side of the Site extended to full width of the site and
had a very dominant appearance especially at roof level, which would cause the
maximum disruption to the important views of the SS Great Britain across the water. If
the new buildings were orientated North/South on the site the effect of the end
elevations would be less detrimental to the SS Great Britain. The use of ‘cor-ten’
rusting steel for the buildings was not considered appropriate.

The drawings show public access to the Graving Dock via a 1 in 12 ramp, which
passed under the building. This ramp was at the maximum slope and not acceptable
where easy public access is essential. The width of the access was too narrow for
public use.

It is noted that in respect of the previous applications, the Panel initially considered the
proposals on 15 February 2000 and stated that due to the severe erosion of the brick walls
and the low floor to ceiling heights, demolition could be acceptable. A full recording of the
building must be carried out before demolition. The Panel reconsidered the revised
proposals on the 12 December 2000, welcomed the reduction in height of the buildings and
made various minor design comments.

@ ECONOMIC REGENERATION TEAM, NEIGHBOURHOOD AND HOUSING
SERVICES

The Economic Regeneration Team replied to the initial consultation on 27 June 2003, and
raised concerns that an office type development is not suitable for the site. The original use
on this site would have been General Industry (Use Class B2) or Warehousing (Use Class
B8). The previously proposed workshops would have suited the character of the docks area,
and would have been more suitable to compensate for the loss of the B2/B8 space. The
Planning and Design Statement submitted by the applicants identifies the workshop type
character of the immediate surrounding area and we are very keen that the workshop space
is retained to a maximum.

The Economic Regeneration Team considers that presently there is a high demand for
workshop floorspace, which ideally should be provided in new developments to match the
demands of the business economy. In particular, units of up to 1500sq. ft. are required to
suit small and starter businesses. [Note that the applications revisions to the scheme
received on 1 September 2003 addressed this point, with the inclusion of workshop units on
the ground floor.]
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The provision of low-cost accessible workspace as proposed by a S106 Agreement on the
previous application remains applicable, balancing the introduction of non-employment uses
and being of benefit to the small business community. The Economic Regeneration Team
acknowledged that ‘affordable’ units can cause difficulty for the developer and have found in
practise that ‘accessible’ units, which incorporate easy-in, easy-out, 1 or 2 month lease
terms are similarly beneficial to businesses. The Team has recommended that such
provisions be secured through a S106 Agreement.

(i PROPERTY VALUATION PRACTICE, CENTRAL SUPPORT SERVICES

The Council is the freehold owner of land within the application site (the Diving School
building and the pedestrian link) and surrounding areas (the Graving Dock and the area to
the south of the dock). The Graving Dock is subject to a long lease to the current occupier,
whilst the remaining land is under the control of the City Docks Manager.

Subject to a grant of planning permission, the Property Services Team has agreed the sale
of the Diving School and pedestrian link to the applicants, in exchange for resurfacing and
associated improvements to the area around the head of the Graving Dock.

As the land to the south of the Graving Dock is used for vehicular access to the dock, the
Property Services Team is reluctant to have trees on that area as part of the landscaping
works.

(V)  OTHER COUNCIL TEAMS

In depth comments have been received from the Transport Planning Team, City Centre
Projects and Urban Design Team, Landscape Design Section, Arts Project Manager
(CCPUDT) and Arts Team, City Archaeologist, Pollution Control Team, Housing Services
Enabling Team, Equalities Team and Sustainable City Team. These comments have been
incorporated into the relevant Key Issues below.

RELEVANT POLICIES

1) POLICIES CONTAINED IN THE ADOPTED BRISTOL LOCAL PLAN (DECEMBER

1997)
ME2 Location and Design of Developments
ME4 Controlling the Impact of Noise
MES5 Protection of Groundwater Supplies
MEG6 Contaminated Land
ME9 Development and Flood Risk
ME10 Development Adjacent to Rivers and Watercourses
ME11 Recycling
NE1 Open Space
NE2 Landscape Features
NE3 Trees and Woodlands (including tree planting and the Community Forest)
NE4 Watercourses and Wetlands
NEG6 The Wildlife Network
NE11 New Development: Landscape: Natural Environment Considerations
NE12 Open Space: Creation and Enhancement
Bl Design Criteria and Development
B2 Local Context
B3 Accessibility
B4 Safety and Security
B5 Layout and Form
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B6
B7
B8
B10
B13
B15
B16
B21
B22
M1
M14
M16
EC1
EC3
EC4
EC6
EC7
EC10
S7
S8
H3
H5
H6
H8
H9
L2
L3
L10
L11
CC1
CC7
CC8

(2)

Building Exteriors and Elevations

Landscape Treatments & Environmental Works
Development: Criteria for New Housing
Development: Shopfronts Guidelines
Conservation Areas & Listed Buildings: General Principles
Conservation Areas: Streets and Open Spaces
Conservation Areas: New Buildings

Demolition: Listed Buildings & Buildings in Conservation Areas
Sites of Archaeological Significance

Transport Development Control Criteria

Parking

Cycling and Pedestrians

Promoting Growth: Environmental Considerations
Promoting Growth: B1 Development

Protection: Existing Employment Opportunities
Protection and Promotion: Small Businesses
Industrial and Commercial Regeneration
Community Benefit from Economic Developments
Local Shops

Control of Food and Drink Uses

Sites Identified for Development

Accessible Housing

Community Benefit from Development

Upper Floors Over Shops and Offices

Affordable Housing

Open Space: Childrens Play/Amenity Space
Greenways: Walking and Cycling

Arts and Entertainment: Public Art

Tourism: Leisure Development

Development and Regeneration

Pedestrian Links

Streets for People

POLICIES CONTAINED IN THE FIRST DEPOSIT PROPOSED ALTERATIONS TO

THE BRISTOL LOCAL PLAN (FEBRUARY 2003)

IN1
ME2
ME2A
ME4
MES
MEG
ME9
ME9SA
ME10
ME14A
NE1
NE2
NE3
NE4A
NEG6
NE11
NE12
Bl

B2

Achieving positive planning (Planning Obligations)

Location and Design of Developments

Pollution: Local Air Quality Management

Controlling the Impact of Noise

Protection of Groundwater Supplies

Contaminated Land

Development and Flood Risk

Watercourses and Wetlands

Development Adjacent to Rivers and Watercourses
Telecommunications

Open Space

Landscape Features

Trees and Woodlands (including tree planting and the Community Forest)
New Tree Planting

The Wildlife Network

New Development: Landscape: Natural Environment Considerations
Open Space: Creation and Enhancement

Design Criteria and Development

Local Context

-94 -

14/01/200414:4414:44



Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

B3 Accessibility

B4 Safety and Security

B5 Layout and Form

B5A Public art

B5B Density

B6 Building Exteriors and Elevations

B7 Landscape Treatments & Environmental Works

B7A Tall buildings

B8 Development: Criteria for New Housing

B10 Development: Shopfronts Guidelines

B13 Conservation Areas & Listed Buildings: General Principles
B15 Conservation Areas: Streets and Open Spaces

B16 Conservation Areas: New Buildings

B21 Demolition: Listed Buildings & Buildings in Conservation Areas
B22 Sites of Archaeological Significance

M1 Transport Development Control Criteria

M14 Parking

M16 Cycling and Pedestrians

M17A Greenways: Walking and Cycling Non Motorised Forms of Transport
EC1 Promoting Growth: Environmental Considerations

EC3 Promoting Growth: B1 Development

EC4A Protection: Existing Employment Opportunities, Sites and Buildings
EC6 Protection and Promotion: Small Businesses

EC7 Industrial and Commercial Regeneration

S7 Local Shops

S8 Control of Food and Drink Uses

H3 Sites Identified for Development

H5 Accessible Housing

H6A Mixed housing and communities

H8 Upper Floors Over Shops and Offices

H9 Affordable Housing

L2 Open Space: Childrens Play/Amenity Space

L10 Arts and Entertainment: Public Art

L11 Tourism: Leisure Development

CcC1 Development and Regeneration

ccv Pedestrian Links

CC8 Streets for People

WM2 Waste Reduction and Re-use in Construction

WM3 Separation and Segregation of Waste

3) SUPPLEMENTARY PLANNING GUIDANCE

Bristol City Centre Strategy (January 1998 and August 1998)

A Development Plan for the City Docks and the Floating Harbour (1998)
Harbourside Planning Brief — Implementation Phase (July 1998)

4) POLICY ADVICE NOTES

PAN 1 Residential Guidelines (November 1993)

PAN 2 Conservation Area Enhancement Statements (November 1993)
PAN 4 Archaeology and Development (1994)
PAN 7 Conservation Policies

PAN 8 Shopfront Guidelines (1997)
PAN 9 Public Art and Development (January 1996)
PAN 11  Creating an Accessible Environment (August 1996)
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PAN 12  Affordable Housing (March 2000)

PAN 14  Safety and Security (June 1997)

PAN 15  Responding to Local Character (March 1998)

PAN 16  Energy Efficiency in Buildings (March 1998)

PAN 17  Retail Diversity: Planning for Change (March 1999)

5) NATIONAL AND REGIONAL POLICY AND GUIDANCE

PPG 1 General Policy and Principles (February 1997)

PPG 3 Housing (March 2000)

PPG 4 Industrial and Commercial Development and Small Firms (November
1992)

PPG 6 Town Centres and Retail Development (June 1996)

PPG 13 Transport (March 2001)

PPG 15 Planning and the Historic Environment (September 1994)
PPG 16 Archaeology and Planning (November 1990)

PPG 23 Planning and Pollution Control (July 1994)

PPG 24 Planning and Noise (September 1994)

PPG 25 Development and Flood Risk (July 2001)

Circular 02/99  Environmental Impact Assessment

Circular 06/98  Planning and Affordable Housing

Circular 01/97  Planning Obligations

Circular 11/95  The use of Conditions in Planning Permissions

KEY ISSUES

(A) IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN PRINCIPLE?
(ARE THE PROPOSED USES CONSISTENT WITH STRATEGIC LAND USE AND
SPATIAL DEVELOPMENT OBJECTIVES FOR THIS SITE AND THE OBJECTIVES
OF THE CITY CENTRE STRATEGY AND THE HARBOURSIDE PLANNING
BRIEF?)
(A SUITABLE MIX OF USES? AFFECT ON VITALITY AND VIABILITY OF OTHER
CENTRES AND CITY CENTRE?)

(1)  POLICY BACKGROUND

The Local Plan and the City Centre Strategy sit within a hierarchy of national, regional and
Structure Plan policies that promote the regeneration and enhancement of city centres, and
to reinforce Bristol's role as the regional capital, a business, shopping and employment
centre, and the City’s principle focus for shopping, leisure and tourism. Residential
communities and supporting ancillary facilities are sought in the city centre to supplement
these primary economic and social functions.

The Bristol Local Plan (1997) identifies the application site as being located within the
Harbourside Major Regeneration Area where Policy CC1 applies. One of the principal
objectives for Harbourside is the creation of a regional focus for leisure, tourism and the arts.
Generally, objectives for the regeneration of Harbourside are:

() To follow an integrated and comprehensive approach to the redevelopment of
Harbourside, in accordance with a framework for development which is commercially
viable, capable of implementation and which satisfies the individual objectives of
respective landowners.
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(i)  To secure a range of employment, housing and leisure investment.
(iii) To provide major recreational, cultural and tourist facilities for Bristol.
(iv) To create a distinct sense of place through the promotion of quality urban design.

(v) To develop a network of well designed and landscaped public spaces, linked by strong
pedestrian routes, and coherent cycle route access, including a continuous waterfront
walkway.

(vi) To secure access and parking arrangements in the area sufficient to support the range
of uses proposed for Harbourside.

(vii) To help to continue to raise national awareness of Bristol, as a first choice for
investment, for living and for leisure.

This overarching policy basis of the emerging altered Local Plan is largely consistent with
the objectives of the Adopted Local Plan, though it is noted that the disposition and
concentration of land uses sought across the city centre differs slightly due to the extent of
development that has occurred in recent years.

The Policy Basis of CC1 is supported by the Bristol Harbourside Regeneration Planning
Brief — Implementation Phase (July 1998) (the “Harbourside Brief”). The Harbourside Brief
sets out a series of further aims and development principles for regeneration around the
Floating Harbour, with the overarching objective of securing regeneration. As expressed in
the Harbourside Brief, the "vision" for Harbourside is to unlock the vast potential of the area
and make it one of the centres of attention for investment in Bristol. As well as bringing
much-needed jobs and homes to the heart of the city, the regeneration of Harbourside is
intended to give the region a new focus for leisure, the arts and tourism and create a high
guality environment worthy of Europe's most outstanding waterfront settings.

The Harbourside Brief includes specific guidance on the development of the area. Figure 5
identifies the McArthurs as within Site A2a, and specifically as Site A2a(i), suitable for office,
light industrial and leisure retailing uses, with a total floorspace of 8000m?. The Diving
School Building is not included within this specific designation but is included in the broader
Site A2a). Paragraph 5.36 of the Harbourside Brief indicates that the application site is not
suitable for housing in view of the proximity of the industrial activity to the west.

The Harbourside Brief also provides guidance on transport, movement, design and
environmental matters. A number of pedestrian routes, including a walkway along the edge
of the Graving Dock and the retention of the footpath through the application site are
identified. In respect of the height of new development, the Brief states that new buildings
shall generally be no less than three and no more than four storeys on waterside sites.
Buildings of four storeys will be acceptable fronting onto appropriately scaled urban routes
and spaces rising to five storeys along existing streets and areas of higher density.
Architectural solutions that do justice to the historic waterside context and civic location are
required.

PAN 2 sets out that the City Docks Conservation Area was designated as such as it was a
“virtually intact monument to 19" Century engineering”. The PAN seeks new land uses
within the Conservation Area that respect the topography and character of the old dockside.
It notes that the introduction of large scale and prominent housing developments have not
fully complemented or enhanced the maritime setting, and have put pressure on traditional
dock-related uses.
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2 LAND USE ANALYSIS OF PROPOSALS

The application proposals seek the use of the site predominantly for office and residential
use, accompanied by workshops, retail and food and drink units. Other than the residential
accommodation, these uses are consistent with the Harbourside Brief.

In assessing the previous proposals, the Council did not raise objection to the mix of land
uses, which were essentially the same as those of the current scheme. The inclusion of
office and workshop space will retain a significant level of employment floorspace, whilst the
retail and food and drink activities will assist in ensuring that the site has activity and vitality.
The scale and scope of the retail uses may be restrained by conditions, in order that there
are no adverse effects on the viability of nearby town and neighbourhood centres. In any
event, the size of units proposed are well below the sequential tests required by PPG6, and
they are therefore unlikely to impact on nearby centres.

The Harbourside Planning Brief does state that the application site is not suitable for
residential accommodation. In assessing the 2000 proposals, it was considered that this
statement is based on the proximity of the site to existing adjacent industrial uses, and
consequential concerns about the dual needs to provide an acceptable residential
environment and not prejudice the continued operation of existing businesses. The
Committee endorsed Officers’ view that the Harbourside Planning Brief does not raise
objection to residential use in land use terms per se, but rather that residential use could be
acceptable provided the technical and amenity issues of introducing residential
accommodation on the application site are resolved. The Inspector did not dispute this
interpretation of the Harbourside Planning Brief, though it is noted that the Secretary of
State’s call-in letter did not extend to land use, and thus the Inspector’'s Report did not
address the contribution of land uses to character. The Secretary of State did not comment
further.

On this basis, the inclusion of residential uses within the redevelopment scheme is seen as
satisfactory in land use terms, provided firstly that the technical and amenity issues are
resolved (see Key Issue E), and secondly that the design of the residential buildings have
robust forms which are both evocative of the existing industrial and maritime character and
capable of conversion for occupation by non-residential land uses at a later date (see Key
Issue C).

Objectors to the application have suggested use of the site for small scale
businesses/workshops, shopping/leisure/café/crafts and public space, predicated on the
comment that office uses will not provide a sufficient contribution to the area, and will not
encourage weekend and tourist activity. In response, it is considered that the mix of uses
proposed on the site, together with the opportunity for the ground floor units to be used as
workshops at a variety of letting sizes, does achieve these goals. The objectives of Policy
CC1 and the Harbourside Planning Brief seek a mixture of uses throughout the regeneration
area, including employment uses, of which office activities are a key economic and
employment generator.

The further objection that the development of the site would prejudice the development of
adjacent sites and thus potentially prejudice the regeneration of the area is relevant at this
point, as whilst the text of the objection is focused towards design issues, it does impinge
upon land use matters. The adjacent sites upon which development is most likely sought
are Aardmans and the southern area of the Great Western Dockyard. The Harbourside
Planning Brief indicates that the Aardmans site is suitable for office and residential uses,
whilst the Great Western Dockyard site should be used for office, light industrial and leisure
activities due to its proximity to adjacent maritime industry. It is not considered that there is
likely to be land use conflicts between the uses proposed on the application site and these
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adjoining premises provided the guidance of the Brief is followed and residential uses are
sufficiently protected from noise and amenity disturbance. The diversity of land use
ownership in this locality along with the completion of development on Site R1 reduces the
need for a Masterplan over the area, within which development is sufficiently guided by the
Harbourside Planning Brief.

The application seeks a quantum of floorspace beyond that proposed within the Harbourside
Planning Brief. The Brief seeks 8000m? of gross external floorspace (ie, above ground),
whilst the application proposes a total of approximately 14 010m?, split roughly evenly
between business and residential uses. The Inspector and Secretary of State heavily
criticised the 21 240m? previously proposed, due to the design and mass implications and
consequential affects on the Conservation Area. The Inspector in particular considered that
the 8000m? guidance of the Harbourside Planning Brief was appropriate to the development
of the site. However, the Brief does not include the Diving School Building within the
8000m?, though a substantial building on that portion of the site would probably be
inappropriate due to the visual relationship with the adjoining Georgian House. Furthermore,
the Brief does not provide guidance on the form of development proposed, whether the
McArthurs Building should be retained (though this is presumed elsewhere within the Brief
along with the preservation of other historic structures), or whether the floorspace is
additional to the existing building.

It is accepted that the proposed development exceeds the target figure of the Brief. Thisis a
result of the inclusion of the Diving School within the site, and the general proposition of 5-
storey buildings rather than the 4-5 storeys sought within the Brief. Utilising the Inspector’s
Report and Secretary of State’s Decision Letter as guidance, it is considered that provided
the increase in floorspace beyond that sought in the Brief does not have adverse affects on
the character and appearance of the Conservation Area, then the increase is not
problematic.

In summary therefore, it is considered that the proposed land uses satisfactorily achieve the
objectives of Policy CC1 and the Harbourside Planning Brief, subject to the design and
amenity caveats set out above.

(B) IS THE PRINCIPLE OF THE DEMOLITION OF THE EXISTING BUILDINGS
JUSTIFIED OR WOULD IT HARM THE CHARACTER AND/OR APPEARANCE OF
THIS PART OF THE CITY DOCKS CONSERVATION AREA?

The demolition of all buildings within the application site is proposed: McArthurs Warehouse,
the industrial and warehouse sheds to the rear, the derelict dwellinghouse and the Diving
School building. Other than McArthurs Warehouse, the buildings on the site are of little
architectural or historic merit, although the group of industrial and warehouse sheds are
characteristic of post-war dockside redevelopment. The Bristol Diving School building is a
modern 'shed' of little merit. No objection is raised to the demolition of these structures
subject to there being an acceptable redevelopment proposal. Accordingly, the assessment
below relates only to McArthurs Warehouse.

1) PROCEDURAL AND LEGAL POSITION

Following on from the background set out above, Members are advised to note that there is
an extant Conservation Area Consent (00/00201/LC/C), which may not be implemented, as
it is limited by condition to Planning Permission 00/00200/F/C, which was refused by the
Secretary of State. The current application 03/01463/X/C is seeking the variation of
00/00201/LC/C, to make the Conservation Area Consent applicable to any planning
permission.
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The guidance of PPG15 is clear, in that Conservation Area Consent should not be given the
in absence of a suitable scheme of redevelopment, and that demolition should be justified in
similar terms to the demolition of a Listed Building. The three-stage test set out in PPG15
requires

?? consideration of the condition of the building — the costs and difficulties of repair and
maintenance against its importance and the value of contribution to the Conservation
Area

?? efforts to retain the building in use or find alternative uses
?? the merits of the redevelopment proposals including community benefit.

PPG15 and various circulars on the management of the historic environment also provide
clear guidance that the conditions of a Conservation Area Consent or Listed Building
Consent should not lightly be varied or deleted.

Variations to Conservation Area and Listed Building Consents are made under S19 of the
Planning (Listed Building and Conservation Areas) Act 1990, which is similar in effect to S73
of the Town and Country Planning Act 1990. The substantial difference is however that a
Conservation Area Consent amended through this section replaces the original approval,
unlike a S73 planning permission where a separate approval is created.

Council’'s Legal Services Division has advised that it is necessary to apply the three-stage
test to S19 applications, but that in this situation, the tests must be made in the context of
the extant Conservation Area Consent. The starting point therefore is that as consent was
granted in 2001, the current variation proposal must be considered in the light of any
changes in circumstances since that time.

Legal Services have further advised that the Council may refuse or approve subject to
conditions, which may or may not differ from the original conditions, depending upon how
specific the original conditions were.

PPGL15 takes a general stance that consent should not be given for demolition without clear
and convincing evidence that all reasonable efforts have been made to sustain existing uses
or find new viable uses that would enable restoration and continued maintenance, and that
these efforts have failed. The advice also rules out arguments that redevelopment is
economically more attractive to a developer.

The PPG goes on to outline that if conservation area buildings are in the way of a
development, the Local Planning Authority’s decision making requires balancing of the
contribution of the buildings as they stand and the qualities of what is to replace them,
having regard to the desirability of preserving and enhancing the appearance of the
particular conservation area as a whole.

Officers consider that physically and in policy terms nothing has changed since the approval
of the previous Conservation Area Consent, and that without new material considerations
the decision of the Local Planning Authority should remain the same unless the Committee
considers that the previous decision was fundamentally flawed. However, the recent advice
of English Heritage in respect of viable conversion schemes is new is a valid material
consideration, albeit delayed in submission. Without considering this advice Officers do not
consider that there is a valid case for demolition.

- 100 -
14/01/200414:4414:44



Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

2 CONDITION OF THE BUILDING

Externally, the building has changed in form following the fire in 1938, and is likely to be less
impressive now than compared to its original form. Nevertheless, the building retains a lot of
its qualities, including its red brick with good detailing and its robust appearance. lItis a
strong building that makes a significantly positive contribution to the character and
appearance of the conservation area.

Officers have inspected the building accompanied by English Heritage experts, and in
summary consider that internally the building is in a sound condition, though it has been
affected by water ingress and vandalism.

The applicant has resubmitted the previous Preliminary Structural Appraisal, dating from
1987 that reports on the existing structural condition of McArthurs Warehouse based on a
visual structural survey. The general conclusions of the appraisal are as follows:

(@ The internal floor and cast iron column structures are in reasonable condition given
their age. Their load capacities should be adequate for most commercial or residential
use and the extent of repairs required would be no more than could be expected from
a building of this age. However, the four storey section fronting Gas Ferry Road may
present practical problems in achieving usable space given that the ground, first and
second floors have only approximately 2.1m floor to ceiling heights.

(b) The general condition of the external walls is poor. A combination of inappropriate
detailing, possible under-burnt bricks and weathering over the last 80 years have left
significant areas of masonry fractured, spalled and eroded.

(c) Observing from ground level, 15% to 20% of brickwork shows obvious failure of the
weathering surface. On closer inspection, it is evident that a further 20% to 30% could
be described as "at risk" of failure within the short to medium term.

(d) The weathering deterioration does not present any short term structural stability
problems but left unchecked, local structural failures could occur in the medium term.
There are chemical systems available that may be employed to arrest or at least
reduce the rate of deterioration of the structure and, although this may be an
appropriate short term solution, future maintenance issues and costs would need to be
addressed.

The limitations of these points are that to retain the building in use, it would require external
repair or refacing, which may result in alterations to its appearance, and possibly internal
alterations to floors and structures to accommodate particular uses where floor to ceiling
heights need to exceed 2.1 metres. Creative solutions to such problems have been utilised
on similar buildings elsewhere, and whilst expensive, could be offset by the development
value inherent in the site.

3) RETAINING THE BUILDING IN USE

PPG 15 states that consent for the demolition of Listed Buildings or unlisted buildings that
make a positive contribution to a Conservation Area should not be granted unless the Local
Planning Authority is satisfied that real efforts have been made without success to find
compatible uses for buildings. This should include the offer of the unrestricted freehold of
the building on the open market at a realistic price reflecting the building's condition. PPG
15 also requires the building to be offered to trusts and charities, although this has not been
done in this instance.

-101 -
14/01/200414:4414:44



Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

In support of the application the applicant has resubmitted the previous Refurbishment
Option Appraisal based on a specific refurbishment scheme. The results of this appraisal
indicates that the refurbishment option is not a viable one since the figures leave no margins
for site costs, related funding costs, profit margins or contingency. However, this appraisal is
based solely on one possible refurbishment option to provide retail space, workshops and 35
residential units. Whilst the appraisal may demonstrate that this particular option may not be
financially viable it in no way represents a comprehensive effort to find compatible alternative
uses for the building and falls far short of the guidance contained in PPG15.

English Heritage’s advice is that they believe refurbishment and conversion is workable and
viable is material, and demonstrates that the building could be retained and brought back
into active use. Members must take this into account in determining whether or not the

4) MERITS OF THE REDEVELOPMENT PROPOSALS

The third part of the demolition test set out in PPG 15 requires the decision-maker to
consider the merits of proposed development proposals. Generally, Conservation Area
Consent should not be given unless there are acceptable detailed plans for redevelopment
that provide community benefits and sustain a significant regeneration role.

Key Issue (C) below deals with the merits of the proposed scheme in respect of its design,
scale and layout and impact upon the character and appearance of the Conservation Area
and the setting of adjacent listed buildings. In summary, it is considered that the
redevelopment proposals provide an interesting modern design that responds to the
industrial character of this part of the Conservation Area, in a form that does not have
negative implications for the surrounding landmarks and significant buildings.

Key Issue (J) sets out the regeneration and local environmental and community benefits,
which in this instance are considered to be substantial and assist in determining that the
redevelopment scheme has merit.

(5) DEMOLITION SUMMARY

Overall, there is little doubt that McArthurs Warehouse, despite its condition, makes a
positive contribution to the character and appearance of this part of the City Docks
Conservation Area, particularly given the limited number of traditional warehouse buildings
remaining in the City Docks.

Officers still do not consider that an adequate justification has been provided to permit the
demolition of the warehouse and the supporting information provided falls well short of that
recommended in PPG15. This is a view shared by English Heritage, who have stated that
the case for demolition has not been made to their satisfaction, as they believe that
retention, alteration and conversion of the building is a viable proposition.

Given the Council's previous decision to accept the demolition case on effectively the same
basic information, Members are advised that English Heritage’s new advice is a material
consideration, which needs to be given appropriate weight. As English Heritage’s scheme
has not yet been made available, Officers have not been able to fully appreciate the
complexities of these suggestions.

Given English Heritage’s advice that they will seek a call-in of the applications by the GOSW
if the Council does not allow for consideration of this conversion scheme, Officers on
balance recommend that Members debate the merits of the demolition case with a view to
deferring determination of the Conservation Area Consent to allow a full consideration of
English Heritage’s propositions.
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© WOULD THE INTRINSIC MERITS OF THE PROPOSALS PROVIDE A
SATISFACTORY URBAN DESIGN, PRESERVE OR ENHANCE THE CHARACTER
AND APPEARANCE OF THE CITY DOCKS CONSERVATION AREA, AND WOULD
THEY PRESERVE THE SETTING OF NEARBY LISTED BUILDINGS?

Planning Policies in the local plan, along with Government Guidance contained in PPGs 1
and 15 together award a priority in achieving a high standard of design. This urban design
guidance is supported by the DETR/CABE publication “By Design” and further reinforced by
“Building in Context” (English Heritage/CABE - 2001) which deals with development
proposals within the historic environment.

Policies B1-B7 of the Adopted Local Plan and Draft Local Plan establish that new
development must meet a high standard of design, be in keeping with the local context, the
layout and form, reinforce or create an attractive and distinctive identity, and be of an
appropriate scale. These policies reflect the key elements of “By Design”:

?? Character — A place with its own identity

?? Continuity and enclosure — A place where public and private spaces are clearly
distinguished

?? Quality of the public realm — A place with attractive and successful outdoor areas
?? Ease of movement — A place that is easy to get to and move through

?? Legibility — A place that has a clear image and is easy to understand

?? Adaptability — A place that can change easily

?? Diversity — A place with variety and choice

In the case of these proposals, this emphasis on design is strengthened given its sensitive
location within the City Docks Conservation Area and the relationship with adjacent listed
buildings. In these circumstances, the principle decision is to ensure that the character and
appearance of the conservation area is not harmed, and that listed buildings and their setting
are preserved.

In this particular case, the key issue therefore is whether the application proposals respond
to the surrounding context and ultimately, whether they preserve or enhance the character or
appearance of the City Docks Conservation Area (Policies B13 and B16). Of critical
importance is the siting and scale of the proposal given the low-lying docks context, its
relationship to the SS Great Britain and the established importance of views to Ashton Court.
These issues are the fundamental criticisms of the previous scheme made by the Secretary
of State in refusing the previous application.

1) LAYOUT, FORM AND IDENTITY (INCLUDING DENSITY)

The application proposes the comprehensive redevelopment of the site with the construction
of 3 distinct contemporary-style buildings. These are laid out as perimeter development with
a central, semi-public central courtyard space. The buildings provide almost complete
enclosure to the space although their position and relative height to the width of space will
allow sunlight to penetrate at different points during the day. The position of buildings will
not result in excessive enclosure to the space but rather, create an inviting area for
pedestrians to mill and sit.
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The combined uses of the high-density, mixed-use scheme will in the daytime create
vibrancy and activity associated with the offices, workshops and retail uses. This will further
be enlivened with daytime public access to the space. The evenings will be more serene
with access restricted and the central space becoming part of the private domain of the flat
occupiers. The combined scale, appearance and position of buildings, coupled with the mix
of uses, will create an environment that has a distinct character with a strong sense of place.

The buildings have a robust form, which capable of conversion between various employment
uses and residential occupation. It is considered that residential building could be converted
to employment use, whilst the offices have a generally open plan form that could be used for
a variety of purposes.

(2)  BULK, SCALE AND MASS

The existing McArthurs building has a scale and bulk that dominates it's immediate context
and which rises significantly above any other. In assessing the application, consideration has
been given to historic scale of McArthur's before fire gutted the building and the subsequent
reconstruction reduced its scale with significant alterations to the roof form.

The Archaeological Desktop analysis suggests that the existing building, in its original
malthouse form, comprised four storeys of kilns plus roof at the southern end, a three-storey
kiln with roof at the northern end, with the maltings between. The main roof was at 20.5m
above ground level, with the tops of the kiln cowls between 22.2m and 23.8m above ground
level. The ground floor of the kiln bank was at a slightly higher level than the remainder of
the building. This compares to current building scale with a 13.2m main roof ridge and
17.0m for the former kilns at the north and south of the building.

The historic context was also noticeably different with not only of a larger McArthur's
building, but also with the imposing factory, the 'Boiler House', in the site of the Great
Western Dockyard. The context has since evolved with the factory building all but
demolished and there now being a number of poor quality low rise buildings to the west, an
open car park and low rise buildings to the east, and to the north, the permanently docked
SS Great Britain with the associated dockside buildings.

In the wider Harbourside neighbourhood, recent permissions have begun to increase the
scale of development quite significantly along the dockside towards the city centre.

When seen in the public realm the building form will create an interesting and distinctive
silhouette against the skyline. This will be most notable from the north with the series of
square rooftop gables in a form similar to traditional jetted loading bays atop the upper level
of the northern block, and from the west the large overhanging pointed eaves on the stepped
elevations of the office block. The irregular shape of the site results in the buildings to the
west ending in a sharp point, an expression symbolic of the prow of a ship and the adjacent
SS Great Britain.

The footprint of each buildings proposed is large, characteristic of the scale of existing
warehouse buildings in this part of the Conservation Area. The retention of such large scale
forms is considered to be appropriate, though an adverse massing arrangement would, as
with the previous proposals, lead to the determination that the buildings are out of scale with
the context. In this instance, officers are of the firm view that the buildings have sufficient
modelling and variety to their forms to balance the size of the footprints, such that the scale
of the proposals is an appropriate response to the surrounding urban grain.
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The southern portion of the western block (offices) and the eastern block (affordable
housing) step down to three and four storeys respective, which have a comfortable
relationship with the mass of the Georgian House to the south.

3) BUILDING EXTERIORS AND ELEVATIONS

Architecturally the contemporary-modern styled buildings respond to the townscape
characteristics of the local and wider context with a high quality architectural solution that is
reflective of the maritime/industrial character of the docks. A variety of materials are used
that collectively contribute to the buildings' robust and semi-industrial appearance. These
include the bold use of cor-ten steel, exposed steel framing, rubblestone and brickwork.
Each building design contains a high level or visual articulation with various devices
providing depth and relief, shadowing and overall visual interest. Conditions requiring the
submission of large-scale details of significant design elements, in order to protect the
design quality of the scheme.

4) ROUTES, SPACES AND LANDSCAPE TREATMENTS

The proposal seeks to retain the existing pedestrian permeability to the south of the site with
the public footpath link maintained between Gas Ferry Road and Hanover Place. This route
will be upgraded and improved with greater width and passive surveillance from both the
smaller residential block and offices which span the route. The development as a whole will
be fully accessible being largely a flat site. Where the ground rises, or where access to the
buildings is elevated, ramps are to be provided to maximum gradient of 1 in 20.

The layout creates a clear distinction between public and private realm although the central
space will have to be managed to ensure there are no adverse amenity impacts for
occupiers. The central courtyard will be softened by the introduction of planting and seating,
and should become an interesting space along the pedestrian route around the Floating
Harbour. The Landscape Design Team considers that the proposals will form an appropriate
space, but that further information is required on the planting proposals. Various conditions
are recommended in this respect.

The area of land adjacent to the Graving Dock is proposed to be resurfaced and integrated
into the cultural landscape by the feature installation of tramlines set into the surface
materials. The details of this work will be required through conditions and a planning
agreement. The Landscape Design Team suggested that this area could benefit from
specimen tree planting along with seating, although these proposals were not acceptable to
the City Docks Manager as it may result in conflicts with the adjacent working Graving Dock.
Whilst this point is acknowledged, it is considered disappointing as the space is wide and
would benefit from a better definition and identity.

(5) SETTING OF ADJACENT LISTED BUILDINGS AND THE SS GREAT BRITAIN

The impact on the setting of the Grade II* Listed Great Western Dock and associated ss
Great Britain, and Grade Il Listed Graving Dock and Georgian House must also be
considered. The docks and Georgian House have statutory protection, the ship remains
unprotected although has become an icon for Bristol, being of the City's principal landmarks.
The Secretary of State was concerned that the 2000 proposals would erode the setting of
these buildings, and that the buildings would compete with the ss Great Britain for attention
and landmark status.

To help in the assessment, the applicant has produced a series of photomontages have
been produced to illustrate the relationship of the development to the ship and surrounding
buildings.
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The application site is particularly conspicuous from elevated vantage-points such Brandon
Hill and roads on the Clifton Wood slopes. From here one looks down onto the SS Great
Britain, dockyard sheds behind and the McArthurs site behind these. From other locations
such as the quaysides to the north of Baltic Wharf and The Point one gets an oblique view
but nevertheless, the site remains prominent in the public realm. It is these latter positions
and when travelling up and down the Floating Harbour that the full impact of the ship is
experienced.

Officers have studied these views and the submitted photomontages in considerable detail.
Having done so, and in conjunction with the above assessment that the grain and scale of
the development preserves the Conservation Area, officers are of the view that the building
will preserve the setting of the adjacent Listed Buildings and the landmark status of the ship.
Officers are comfortable that the buildings will not intrude upon the ship, and that the vertical
forms of the northern block will not conflict with the lines of the ship’s mast and funnel.

The relationship of the western block with the industrial buildings across the Graving Dock
was criticised by the Secretary of State during his assessment of the previous scheme. This
building is now lower than the 2000/2001 proposals, and is considered to have a bulk and
height that, whilst greater than the industrial buildings, does not cause harm to the setting of
the dock. The building will frame the eastern side of the dock, which in itself is a large
structure. As the end of the western block and the office which terminates the northern block
both step down, it is not considered that views of the Graving Dock from the northern side of
the harbour would be adversely affected by the development.

(6)  PUBLIC ART

Policy L10 of the Adopted Local Plan and Policy B5A of the Draft Local Plan seek the
implementation of a city-wide public art strategy, including art within new developments.
Artistic involvement is proposed within the design and construction of various elements
within the application site, notably the main access gates and within the courtyard area. The
existing gates have an attractive lattice form, but are in a poor state of repair. Replacement
gates are proposed, which provide an opportunity for an artistic intervention, possibly
utilising the existing patterns as a template. Within the courtyard, opportunities exist in
relation to planting, seating and lighting proposals. To date, no design work or outline
information has been provided on any artistic involvements.

The Arts Project Manager has recommended that public art be secured through a S106
Agreement, which allows the Council as Local Planning Authority to guide the on site art
program and ensure the deliver of a quality scheme. The physical details of the works are
proposed to be controlled through conditions.

(7)  DESIGN SUMMARY

This development provides a strong urban design that will result in a high quality
development. In considering the overall urban design impact it is appropriate to consider the
proposals in terms of the key objectives of urban design which are identified in the DETR
publication ‘By Design: Urban design in the planning system: towards better practice’.
These objectives are provided in the form of a checklist which is aimed at encouraging those
involved in making decisions on development to ask a series of questions about the impact a
development will have in urban design terms

Overall and in conclusion, it is considered the urban design solution for the new build
scheme is both innovative and distinct, creating buildings of a high architectural standard
and which will make a positive contribution to both the character and appearance of the
conservation area. The scheme also provides a strong catalyst for the regeneration of the
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local area. Whilst there remain some shortcomings with detailed design aspects of the
development, these can be resolved through appropriate planning conditions.

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

Policy M1 of the Local Plan states that development will be permitted, providing that it meets
a number of transport criteria, having regard to the nature of the development proposed.
These factors include considerations of safety; the need to travel; levels of traffic generation
and travel management measures; the avoidance and/or mitigation of traffic related air
pollution; the enhancement of transport infrastructure; the provision of facilities for
pedestrians, cyclists and motorists; and the needs of people with disabilities. The
subsequent movement policies of the Local Plan and Draft Altered Local Plan provide further
assessment criteria on these issues.

1) EXISTING TRANSPORT CONDITIONS AND SITE ACCESSIBILITY

The application site is located within the inner city, approximately one mile from the city
centre, but its accessibility by all travel modes is constrained by the geography of the
Floating Harbour and the limited number of routes to the site. This though is further
constrained by traffic levels on Cumberland Road and the limited number of bus services
passing the site. Ferry services on the Floating Harbour and pedestrian and cycle routes
around the Floating Harbour do serve the site, though these do little to enhance commuter
accessibility. Consequently, it is considered that access is significantly dependant upon
private car movements, for which there is available on-street parking nearby and within the
public car park off Gasferry Road.

Accordingly, the site is considered to have a moderate level of accessibility.
(2) TRIP GENERATION AND TRAVEL MODES

As the buildings on the site are presently vacant, the site is creating little or no traffic, though
some traffic would be generated should the extant permissions for retail and warehousing
use be reactivated. Given the condition and form of the building these uses are not likely to
be particularly intense, and therefore it is considered that the present structures would have
only a minimal affect on the transport network.

The Transport Planning Team has assessed the development, and does not consider that
the proposed uses will generate levels of movement that will fundamentally affect the
functioning of the local transport system. It is accepted that the redevelopment of the site
will result in an increase in trips to and from the site. Given the site’s inner city location,
these trips will be by a range of travel modes, but are likely to be dominated by car borne
journeys due to the easy availability of off-street car parking. Accordingly, the development
will increase traffic movements on Gasferry Road, affecting the capacity and safety of the
road and its junction with Cumberland Road. The Transport Planning Team has
recommended that the development make a financial contribution of £15 000.00 towards the
improvement of the local highway network to offset these impacts. The applicants have
accepted this requirement.

In line with policy objectives to reduce levels of private car journeys, it is important that
development proposals adequately promote walking and cycling through the consideration of
existing and proposed routes. The scheme makes provision for pedestrian and cycle
movements through the site, and cyclist facilities within the buildings. The Council’'s
highways and cycling teams are presently preparing a scheme for the improvement of cycle
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facilities along Cumberland Road. The highway network contribution identified above may
be utilised in the implementation of this project.

The site’s location is such that public transport provides a prime access opportunity,
although as noted above the existing public transport infrastructure is poor. This, along with
the geographic constraints is sufficient to discourage use of public transport unless there is a
good regular service between the site and the centre, where bus services are good to/from
all parts of Bristol. To improve bus accessibility to an acceptable standard the Transport
Planning Team has recommended that a the applicants make a financial contribution of
£50 000.00 towards public transport, which will enable the upgrading of the No. 500 bus
service which operates past the site. This contribution has been calculated on the basis of
provision of another bus on the No. 500 service for two years. Other developments in the
area are expected to come forward that will be required to contribute to extend the period of
improved services. Eventually it is hoped that the developments will increase patronage
sufficiently to fund the increased service. The applicant has accepted this proposal, which
should be managed through a S106 Agreement.

The office uses require the preparation and implementation of a Travel Plan, in order to
promote non-car based modes of transport. The submitted Interim Travel Plan is considered
to be acceptable, although a S106 Agreement is recommended to require future occupiers
take up the Travel Plan and put into practice its recommendations. Together, these aspects
are considered to result in an appropriate division of travel modes to and from the site, and
an acceptable management of travel generated by the development.

In association with the Travel Plan, a contribution of £20 000.00 has been sought by the
Transport Planning Team, in order to make provision for travel initiatives tailored to the
future occupier, and thus to encourage alternative modes of travel.

(3)  MOBILITY AND ACCESS

In line with the above policy objectives, it is important that development proposals
adequately promote walking and cycling through the consideration of existing and proposed
routes. It is expected that major developments within Harbourside assist in providing
environmental improvements. Provision should be fairly and reasonably related in scale and
kind to the proposed development.

The application proposes a package of environmental and access improvements. Within the
application site, the existing public right of way would be maintained, although it would be
relocated slightly. The resulting route would continue to link Gasferry Road with Hanover
Place, passing beneath the office building. A secondary route would be available during
working hours, evenings and during the weekend, though the publicly accessible courtyard
area. Following concerns raised by the Council’'s Equalities Team, these routes have been
redesigned to be fully accessible, with gradients of no more than 1 in 20, with level accesses
to the buildings. As set out in the design analysis (see Key Issue C), the routes will be
finished in a variety of surface finishes, including inset steel tramlines that could give rise to
slip hazards. Such changes in surface materials may result in accessibility problems,
however a condition is recommended to ensure that officers approve sample panels of the
surfacing finishes and the joins between materials.

Currently there is no public right of way along the eastern side of the Graving Dock. The
Local Plan and City Centre Strategy contain aspirations to make the entire frontage of the
Floating Harbour accessible. On the adjacent Great Western Dockyard site, the potential
exists for a public route to become available to the end of the Graving Dock, although there
are difficulties in crossing the front of the Great Western Dock itself. The Graving Dock is
Council owned, but is controlled by the present occupier on a long lease, without a
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straightforward obligation to make the edge of the dock accessible. It is hot considered
appropriate to change this situation as the dock is an industrial working area, though an
opportunity for access may eventuate through a change in circumstances on through
negotiation with the shipwrights. In this eventuality, the application proposals are able to
gain access to the Graving Dock with a route between the northern and western blocks. It is
recommended that the potential for this route be maintained through a S106 Agreement.

Development proposals for the Great Western Dockyard site are likely to come forward in
the near future, as part of the ss Great Britain Trust's development plans. This is likely to
allow for a pedestrian (and possibly cyclist) route through the Great Western Dockyard,
hopefully linking into the waterfront route, and potentially to the Graving Dock. A further
opportunity exists to create a linkage between the application site and the Great Western
Dockyard, and to that end, there is a ground floor area within the northern block which is
able to be left as an open route. However, as the form of development within the Great
Western Dockyard is currently unknown, it is considered to be unreasonable to require this
area to remain undeveloped over a considerable period, and therefore it is recommended
that the area be allowed for use in association with the adjacent unit, but that a planning
obligation be imposed requiring the retention of the route for a reasonable period.

It is considered that the proposals adequately address issues of access and movement
subject, in the event of planning permission being granted, to an appropriate planning
obligation/conditions.

4) HIGHWAY NETWORK SAFETY

Policy M1 seeks to ensure that development provides safe and adequate access onto
existing highways having regard to environmental considerations. Similarly Policy B4 seeks
to ensure safe and secure developments, linking personal safety into the need for highway
safety.

As noted above, the development will generate traffic levels over and above the existing
situation. These traffic levels are not considered to be overly detrimental to highway safety,
as the financial contribution set out above will be used to make local improvements to the
safety of the network. It is considered that the proposed contributions relate fairly to the
nature and scale of development proposed and that they would adequately address highway
safety matters. In the event of planning permission being granted the financial contributions
would need to be provided through a planning obligation.

The proposed vehicular access to the basement car park is considered to be satisfactory,
although visibility is limited due to the building line of the adjacent site. The position of the
gates has been shifted further into the site to overcome this impact, although visibility is still
somewhat restricted. This is not considered to be a sufficiently substantial concern to
warrant a refusal of planning permission, due to the level of traffic generated and the level
pedestrian movements along Gasferry Road.

Street lighting in the vicinity of the site is generally acceptable for current levels of movement
through and past the site. As the development will increase pedestrian and vehicular
movement, there is a need to ensure lighting on Gasferry Road and Hanover Place is
adequate. The Neighbourhood and Housing Services Street Lighting Team has advised that
the applicants should upgrade lighting on Hanover Place, and reposition lighting columns on
Gasferry Road that are likely to be affected by the development. With the repositioning of
the public right of way through the site, there is also a need to ensure this route is
adequately lit. Each of these works are recommended to be covered by a S106 Agreement.
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5) ON-SITE PARKING PROVISION: CAR, MOTORCYCLE AND BICYCLE

Having regard to the nature of the proposed development adequate parking facilities should
be provided. The local plan parking standards seek to reduce overall usage of private cars
and encourage the use of other means of transport, such as public transport, walking and
cycling.

Within the development site, 76 secure cycle parking spaces are proposed within the
basement to serve the residential flats and long-stay needs of the office/workshop uses,
though strict application of the cycle parking standards would necessitate 106 spaces. A
further 42 spaces are proposed above ground, generally around the periphery of the
courtyard, to serve office/workshop visitors and customers of the food and drink and retail
uses, giving a total of 118 cycle spaces. Notwithstanding the long-stay shortfall, this
distribution of cycle parking is considered to be acceptable, as office workers may choose to
use the above ground facilities. The overall level of cycle parking provision is considered to
be satisfactory, and will support the use of non-car based transport modes. A condition is
recommended to ensure the selection of a cycle parking system that is satisfactory to the
Council’s cycling officers.

A basement parking area be accessed by a ramp from Gasferry Road is proposed, within
which 110 car parking spaces (including three spaces for persons with disabilities) and 12
motorcycle spaces are proposed. Of this provision, 64 spaces have been designated for
residential use and 46 spaces designated for office use.

Whist a significant amount of off-street car parking is proposed, there is no objection to the
extent proposed as it is below the Local Plan standards. The site is located within the outer
parking zone designated on the Local Plan, the boundary of which is Gasferry Road. A
much greater parking provision for the office use could therefore be proposed without
breaching Local Plan standards, though this would be difficult to achieve on the site.

Notwithstanding the humber of car parking spaces that are allocated on site for office use,
the Transport Planning Team considers that the development is likely to result in increased
demand for on-street car parking spaces. This is likely to increase demand for spaces on
Cumberland Road and adjacent roads, which are already heavily parked, and consequently
the area over which commuters park is likely to spread. Such impacts may include roads in
Southville and Bedminster south of the New Cut, which although some 500m away are
accessible on foot via the footbridge over the New Cut.

In order to assist in the management of on-site parking demand, the Transport Planning
Team has recommended that the office Travel Plan include the provision of spaces for an
office-based car share scheme, whilst controls over the designation of car parking rights
within the Travel Plan are also warranted. Such controls, along with the ratio of spaces
between residential and office use, should ensure that the office use does not increase traffic
movements on Gasferry Road beyond tolerable levels.

Given the nature of the proposed uses, the site's location relatively close to shops and
services, the availability of public car parking and the improvements to public transport
facilities required in association with the development, the proposed levels of parking and
cycle parking are considered to adequately reflect local plan standards and likely demand,
and with the further control available through the Transport Plan, and are considered
acceptable.
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(6)  SERVICING

Little information has been provided within the Transport Statement accompanying the
application on the intended servicing mechanisms for the buildings. In this location,
servicing movements are considered to be particularly important, as stationary vehicles on
Gasferry Road could interfere with buses and coaches leaving the public car park.

Refuse bins for the residential will be located within the basement, and would be brought to
the ground floor on collection day by a management company. The Transport Statement
does not discuss the servicing of the offices, workshops or A1/A3 units, although indicative
areas for refuse storage are shown within the basement. No detail has been provided on the
location of lay-bys or loading bays, or information on the management of vehicles accessing
units through the courtyard area.

In order to ensure that the servicing of the buildings is undertaken in a comprehensive
fashion that does not result in amenity impacts for occupiers or implications for highway
safety, conditions are recommended requiring the submission and approval of a servicing
strategy for all buildings.

(7) TRANSPORT AND MOVEMENT SUMMARY

The application site is a located in the inner city, but is not easily accessible from the city
centre due to geographic constraints and limited public transport services. There is a ready
supply of public and on-street car parking in the area, although this is congested at times by
commuter parking. The proposed uses will increase traffic levels on Gasferry Road, but not
to an extent that would warrant the refusal of planning permission. Adequate levels of car
and cycle parking are proposed, along with financial contributions towards the improvement
of local transport infrastructure and public transport services. A travel plan is proposed for
the office uses, whilst pedestrian routes through the site would be enhanced. With the
imposition of appropriate conditions and planning obligations, the proposals are considered
to be acceptable in relation to transport and movement.

(E) DOES THE PROPOSAL SATISFACTORILY ADDRESS THE AMENITY NEEDS OF
NEIGHBOURING OCCUPIERS AND FUTURE OCCUPIERS?

The application proposals seek the creation of a mixed use development, set within a largely
industrial and commercial urban context. Given the proposed uses and surrounding
activities, future residential and office occupiers of the site may be affected by industrial
noise, servicing movements, or the operation of A3 plant equipment. The Local Plan seeks
the development of high quality environments, which do not suffer from adverse noise and
disturbance, and provide for the amenity needs of occupiers. Accordingly, the amenity
implications of all aspects of the scheme are important, in order to manage adverse impacts
and ensure that future occupiers, whether residents, office workers or the general public
visiting the site do not suffer unacceptable amenity impacts.

1) PRIVATE AMENITY SPACE AND PUBLIC OPEN SPACE

Local Plan Policies B8 and L2 require the provision of private amenity space for dwellings
and public outdoor amenity space for the overall development. The provision of such space
is however dependant upon the type of housing proposed, the existing facilities in the
locality, and other community benefits being provided as part of the development.

In this instance, the development is for smaller dwellings in an urban location, in a built form
and context that does not easily lend itself to the provision of private open space. The 65
dwellings proposed are arranged as 1-and-2-bedroom flats on the upper floors of buildings,
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and are not specifically designed as family accommodation, although small families could
occupy the 2-bedroom units. The market housing features private balconies or integral
terraces, providing some outdoor amenity space for occupiers. Approximately half of the
affordable housing units do not have balconies, although those overlooking Gasferry Road
and the Georgian House have integral terraces.

The central courtyard area would provide an opportunity for sitting outdoors, and would form
a small urban space within the wider promenade and open areas around the southern side
of the Floating Harbour. The courtyard is not ideal as a children’s play area and it is
considered by officers that the area is lacking in children’s play facilities and softer areas of
public open space. The site is located a considerable distance from larger areas of open
space and parks, with the nearest being Grenville Smyth Park at Ashton Gate (1200m) and
Queen Square (also 1200m). This is considered to represent poor accessibility to areas of
softer open space from the application site. Nevertheless, given the site’s immediate urban
context and the proximity of open views and promenades around the Floating Harbour, it is
not considered that the application should be refused for this reason. The creation of a
softer environment within the courtyard is possible through the detailed landscape design, as
addressed within Key Issue (C).

It is therefore considered that whilst the site does not have ideal access to areas of outdoor
amenity space, the facilities and sense of open space around the Floating Harbour, along
with the desired urban character and size/configuration of dwellings proposed, is such that a
more intensive provision of private and public amenity space is not appropriate in this
instance. On this basis, no objection is raised to the proposed amenity space provision.

2 PRIVACY, OVERLOOKING, OUTLOOK AND DAYLIGHT/SUNLIGHT

The proposed buildings are located around the perimeter of the site, with the residential
buildings on the northern and eastern sides. Although arranged around the central
courtyard, the buildings are set close together, generally at separation distances well below
those normally considered acceptable.

The arrangement of buildings is such that daylight and sunlight to the majority of
accommodation is available through the courtyard, although the proximity of the northern
and western blocks is of concern. At just 6.0m, this separation distance results in a poor
outlook for dwellings within the northern block, though this is tempered to a degree by the
relative height of the western block, being at this point only three-storeys high, and the
absence of windows within the northern elevation of the offices.

Elsewhere within the site, separation distances are generally satisfactory, with issues of
overlooking and loss of privacy limited by the disposition of uses, with offices facing
residential accommodation, and differences in floor levels.

The relationship with and separation of the proposed buildings to the surrounding structures
of the Aardmans site, Georgian House and industrial/dockside buildings are generally
acceptable, and will not result in the loss of privacy, outlook or daylighting of existing
neighbouring occupiers. Objections have been received on the grounds that the
configuration of the proposed buildings will complicate the development of the adjoining
Great Western Dockyard site, due to the proximity of the proposed buildings to the common
boundary. The objection contends that the outcome of this siting would overshadow
possible future buildings on the Great Western Dockyard site, and may result in a mutual
lack of privacy. The implications of the development for neighbouring sites where there may
be future development is difficult to assess, although it is recognised that the current
proposals would constrain the design and siting of further developments. In this respect, it is
considered that the implications of the application proposals do not differ considerably from
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any other site, where an extant building could have similar repercussions for prospective
developers. In the absence of firm proposals for the Great Western Dockyard site, in the
form of a planning application, the current scheme is not considered to be detrimental to
such development opportunities.

(3) NOISE AND DISTURBANCE

Policies B8 and ME4 of the Adopted Local Plan and emerging Local Plan require the
avoidance of unacceptable noise generation, and the amelioration of existing environmental
noise in the design of new developments.

In respect of noise generation, the proposed development for office, workshop, residential
and retail/food and drink use is unlikely to result in a high potential for unacceptable levels of
noise pollution. It is clear that the development will increase noise and disturbance in the
locality, as the application site is presently unoccupied and therefore not generating noise
pollution of any form. Without the need for planning permission, the site could be reused for
retail and warehouse purposes, which could generate high levels of vehicular activity and
machinery noise, and in particular could involve large commercial vehicles needing to
access the site. The greatest likely sources of noise and disturbance within the development
are the workshops and food and drink uses, the effects of which can be addressed through
the imposition of conditions restricting hours of operation and acceptable levels of noise
emission. With such controls, it is not considered that the level or type of activity generated
by the proposed development, when compared with the existing authorised uses, would
have any significantly detrimental impact on the amenities of the area.

Greater concern however exists over the possible effects on the amenities of future
occupiers of the site from the operations of neighbouring industrial and commercial
occupiers. With its surrounding industrial context, the application site is affected by noise
generation from a range of sources, all of which could prove detrimental to the noise
sensitive dwellings and offices now proposed. Indeed, the Harbourside Planning Brief
considers that residential use is unacceptable on the site due to this existing environmental
noise.

PPG 4 advises caution when locating housing near existing industry, as the juxtaposition of
incompatible uses can cause problems for both groups of occupiers. Officers are concerns
that allowing residential use of the site may undermine the operating abilities or long-term
viability of the neighbouring industrial uses, particularly the shipwrights operating in the
Graving Dock, which are an integral part of the character of the Conservation Area. The
Local Plan and Harbourside Planning Brief seek the continuation of a lively mix of uses on
the south side of the Floating Harbour, where no single use predominates. The loss of these
activities or the potential for maritime industry to locate in the area would fail to achieve the
objectives of Policy CC1 and the regeneration goals of the Harbourside Planning Brief.
Consideration therefore needs to be given to the relationship between the proposed
development and the adjacent commercial/industrial uses, all of which contribute to towards
the mix of uses currently experienced within the locality.

The neighbouring activities to the application site which are likely to detrimentally affected by
the proposals are the maritime industries of the Graving Dock and adjacent industrial estate.
The commercial uses to the south of the site in the Georgian House and to the east across
Gasferry Road are less likely to be adversely impacted upon.

In order to manage the possible conflicts between noise sensitive uses and nearby industrial
activities, PPG 24 recommends consideration of engineering and insulation actions at the
noise source and in sensitive locations; noise responsive design of new development; and
administrative controls to limit times of operation, noise limits and acceptable
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plant/machinery. Policy ME4 of the Local Plan follows this guidance, but recommends the
refusal of permission for development which either does not have acceptable noise impacts
or cannot be designed to have adequate noise insulation.

In considering these criteria and the need to ensure the proposed uses are not adversely
affected by industrial noise, it is noted that it is neither possible under the planning system
nor desirable to restrict the operations of the adjoining existing industrial businesses, as
these uses are regulated to some degree by pollution control and environmental protection
legislation. Accordingly, it is preferable for the new residential uses to be designed in order
to avoid conflicts with the industrial occupiers. Such actions should ensure that that the
continuation of existing lawful uses is not jeopardised.

In association with the previous application, the applicants prepared a noise study,
examining the relationship between the residential, office and industrial uses of the site, and
the neighbouring industrial uses of the Graving Dock and associated areas. The noise study
assessed the potential conflict and proposed mitigation measures. These measures include
the provision in Block A (immediately adjacent to the Graving Dock) of circulation buffer
spaces on the western and northern elevations, a sealed fagade on the southern elevation
and sound reduction measures to the penthouse roof. Block B (adjacent to Gas Ferry Road)
was seen to be less sensitive given that it is shielded from the Graving Dock by Block A
acting as a buffer.

The Pollution Control Team assessed these recommendations, and concluded that whilst
the proposed measures would obviously be of some benefit to future residents, they were
unlikely to provide satisfactory acoustic protection. In addition, the submitted assessment
failed to deal adequately with impacted and impulsive noise (e.g. hammering etc.) that is
guite typical of the adjacent uses.

Officers therefore considered that even having regard to the proposed noise mitigation
measures, the proposed development would provide an unsatisfactory residential
environment through likely significant noise nuisance to residents, particularly of Block A,
from adjacent commercial/industrial activities. Such a nuisance would be likely to lead to
complaints being made and the possibility that existing adjacent lawful uses would be forced
to close down or curtail their currently lawful activities.

Officers initially recommended the refusal of planning permission for this reason. Following
Member’s resolution that the applicants should undertake further design and noise studies,
additional information was been provided on the proposed acoustic insulation measures.

The Council's Pollution Control Team was then satisfied that, subject to a number of
recommended conditions relating to acoustic insulation measures, the development will
provide a satisfactory environment for future residents that would be unlikely to lead to
complaints from residents and consequentially prejudice the future operation of surrounding
industrial and commercial land uses.

Though the main industrial premises are located across the other side of the Graving Dock,
the shipwrights using the Graving Dock undertake work within the dock and on curtilage land
outside of buildings. There is also an extant planning permission for the erection of a
gantry/crane structure over the Graving Dock that, if implemented, would be likely to result in
its increased use. Such outside activities obviously do not benefit from the noise buffer
effects of being enclosed within a building and thus there is a significant potential for noise
nuisance to be experienced by residents of the proposed development.

In respect of the current proposals, no further acoustic studies have been undertaken by the
applicants. The disposition of uses within the site differs to those of the previous proposals,
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as residential uses are no longer proposed immediately alongside the Graving Dock. The
western block at its closest would be about six metres from the edge of the Graving Dock.
This building is now solely proposed as offices and workshops, and therefore would be
subject to less onerous noise amelioration conditions than previously proposed. The
arrangement of residential uses along the northern boundary of the site has pushed these
sensitive dwellings further from the noise source, though the closest point to the Graving
Dock would be some 12m. The narrow gap between the western and northern blocks and
the greater height of the residential block above the offices may negate the alteration to the
layouts.

The absence of mitigating measures on the office and residential buildings, and between the
workshops and other uses within the site would not resolve conflicts between the uses. As
there is no land use objection to residential use of the site per se, the imposition of
conditions requiring such ameliorative works is essential, in order to protect both residential
amenity and the lawful pursuit of the industrial activities. It is considered that the
environmental noise situation is largely unchanged from the previous situation, and therefore
similarly worded conditions can be applied should permission be granted. Such conditions
are recommended below, on the proviso that further assessment is undertaken of the
implications for the differences between residential layouts.

4) REFUSE STORAGE/RECYCLING FACILITIES

Refuse and recycling storage facilities for the residential and office uses are proposed within
the basement area. These storage areas are suitably sized, and will be controlled by a
property management company. In order that this in undertaken in a fashion which does not
impact on highway safety or amenity, a condition requiring details of a management strategy
is recommended.

Refuse for the retail, food and drink and workshop units is also capable of being stored
within the basement, although these facilities may also be provided within the units. Further
details are required in this respect, whilst the overall management regime should also be
controlled by condition.

(5) AMENITY SUMMARY

The application site is located in a mixed area of commercial and industrial uses. Along with
proposing such uses, residential development is also sought, which is likely to have adverse
implications for the amenities of future occupiers and potentially the survival of industrial
activities. On balance, officers are prepared to accept the residential uses, provided
sufficient noise amelioration measures are undertaken so that residential occupiers are not
affected. Stringent conditions are proposed to this effect, as are conditions to manage
business and food and drink uses within the site. The arrangement of buildings is
satisfactory in respect of privacy, outlook and daylighting, and it is considered that there is
sufficient residential amenity space proposed, in light of the form of dwellings proposed and
the site’s location in the city.

(F) HAS SATISFACTORY PROVISION BEEN MADE FOR ARCHAEOLOGICAL
INVESTIGATION AND PROTECTION?

Planning policies in the Local Plan seek to ensure that important archaeological remains are
protected and managed adequately and sympathetically with new developments.
Preservation in situ of features of national importance is the preferred option, and in other
cases, preservation by record is sought.

-115-
14/01/200414:4414:44



Development Control (Central) Committee — 21 January 2003
Application Nos. 03/01463/X/C and 03/01464/F/C
McArthurs Warehouse and Diving School, Gasferry Road, Bristol BS1 6UN

An Archaeological Desktop Evaluation was submitted with the 2000 applications, and has
been resubmitted with the present proposals. The Evaluation is unchanged, as there has
been no further investigation and no change in circumstances. The study indicated that
there is no evidence for anything of archaeological interest on the site, other than the
warehouse building itself. On this basis, further archaeological assessment would not be
required subject to there being a watching brief during the course of construction works.

(G) DO THE PROPOSALS ADEQUATELY ADDRESS SAFETY AND SECURITY?

It is important that, where appropriate, development recognises the issue of crime prevention
and helps to create a safer, more secure environment. This principle may include deterrent
effects of good design, layout and lighting. It is desirable to avoid over-large, single use
developments that are sparsely populated at particular times of the day. Policy B4 is
relevant in this respect.

The proposed development would provide residential, retail, food and drink, office and
workshop uses that would reinforce a lively and well-used environment throughout the day
and evening, thus deterring criminal activity. The design of the development, especially
when compared with the existing largely vacant use of the buildings, would contribute to
providing a more attractive and welcoming environment. There would also be an increase in
passive surveillance in the adjacent streets, and increased movement on the pedestrian
thoroughfare through the site. Conditions are recommended to ensure the appropriate
management of residential and vehicular entrances.

Safety and security issues are also relevant in respect of transport and movement matters,
and the design detailing of the development. As assessed in Key Issues (C) and (D), the
pedestrian and cyclist environment is considered to be safe and appropriately illuminated at
night. Street furniture is appropriate to the location.

Accordingly, the proposals are considered to adequately address public safety and security
issues.

(H) DOES THE PROPOSAL ADEQUATELY ADDRESS THE ENVIRONMENTAL
ISSUES OF CONTAMINATED LAND, AIR QUALITY, FLOOD RISK AND SURFACE
WATER MANAGEMENT?

The planning systems is concerned with the effective use of land, and the environmental
management of development impacts. Whilst other legislation often controls environmental
impacts, the planning system must also intervene in these areas to ensure there is a
sufficient connection between the development and the other controlling legislative regimes.

1) CONTAMINATED LAND

The appropriate management and where necessary remediation of contaminated land is an
important consideration of the planning process, in order to prevent environmental harm and
danger to future occupiers. The previous uses of the site include warehousing and
associated activities, though some industrial processes may have been carried on in the
buildings at the rear of the McArthurs site.

The nature of these historic uses is such that some below ground contamination may exist,
though contamination appears to be relatively mild and would be unlikely to prove an
impediment to the development proposals. However, it would be required that further work
be carried out in order to fully assess the level of any contamination and that any necessary
remediation works are carried out. Appropriately worded conditions should be attached to
any planning permission if the development proposals are considered acceptable.
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(2)  AIR QUALITY

The application site is located in the Council’s inner-city Air Quality Management Area
(AQMA). The AQMA designation applies to areas where concentrations of nitrogen dioxide
and particles currently exceed national air quality standards and may not meet the standards
in 2004. Within the city centre this is wholly attributable to emissions from traffic, though it is
likely that industrial activities adjacent to the application site have some adverse air quality
impacts.

Policy ME2 and Draft Policy ME2A of the emerging Local Plan requires the consideration of
air pollution issues, and require new development to avoid worsening air quality and if
necessary implement on-site mitigation measures. Due to the increase in traffic attributable
to the regeneration of the site, it is possible that local air quality will worsen.

Whilst these impacts are not likely to be sufficient to warrant a refusal, officers recommend a
precautionary and monitoring approach to ensure that air quality impacts do not adversely
affect occupiers or the general air quality of the AQMA. This approach entails the imposition
of a condition requiring the submission of a monitoring and mitigation strategy, and a
planning obligation that requires the applicant to make a financial contribution towards off-
site air quality enhancements if the approved strategy so recommends (in a similar fashion
to the Broadmead obligations). On this basis, it considered that any air quality impacts of
the scheme can be sufficiently ameliorated to negate a refusal.

(3)  FLOOD RISK

PPG25 - Development and Flood Risk (2001) takes a precautionary response to
development in areas prone to flooding. The PPG seeks to prevent the development of
flood plains in general terms, but accepts redevelopment of previously developed land in
flood plains. Such redevelopment must take account of the risks of flooding, the standards
of existing flood defences and the ability to improve them. Any redevelopment should not
worsen flooding risk, by avoiding interference with flood plain flows, storage or compromising
future management options. The PPG goes on to recommend that development should
protected by appropriate flood defence mechanisms that are consistent with the relevant
flood-risk management policies. Examples of defences included within the PPG are
protected accesses, prudent design and effective public warning mechanisms. Additionally
through the publication of PPG25, awareness has been raised of the effects of all
development on flooding and the management of surface water run-off.

The site and surrounding areas are significant inner city urban sites, the regeneration of
which would provide benefits to Bristol and the south-west of England. On this basis, it is
considered that the priority to be given to brownfield redevelopment outweighs the risk of this
site flooding, provided the flooding issues can be satisfactorily managed.

The Environment Agency has set a precautionary level of 9.4m AOD(N) in relation to the
1:200 flooding event, below which flooding protection should be provided. The site does not
fall within the area which has been identified as being at risk of flooding, and thus it is not
identified as such on either the Adopted or Draft Proposals Map. However, the Environment
Agency has undertaken more extensive flooding studies, and it is now recognised that sites
beyond those previously identified may be at risk of flooding in significant events. This is as
the initial assessments are indicative only, having been mapped at a large scale and without
a detailed analysis of catchments or potential climate change effects.

The Floating Harbour is generally considered to have a flooding recurrence of 1:200 years,
which is not considered to constitute a high risk but is a significant flooding event. The
Floating Harbour itself provides a good form of flooding protection, provided that there is
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sufficient warning of an imminent flooding event. Nevertheless, the site's location
immediately adjacent to the Floating Harbour (ie, the Graving Dock) raises flood risks, and
the need for the site to be defended in an acceptable fashion.

Detailed information on existing ground levels has not been clearly submitted, although the
proposed ground floor layout indicates that Gasferry Road adjacent to the site access has a
level of 9.83m AOD(N), rising to 10.5m AOD(N) near to the southern boundary of the site.
The level of the eastern edge of the Graving Dock appears to rise from 10.32m AOD(N) to
11.6m AOD(N) along the length of the site. The area between the Great Western Dockyard
and Dock Café is known to be susceptible to flooding, though officers are uncertain about
the extent of flood risk along Gas Ferry Road as these ground levels are not known.

The proposed ground floor levels of buildings are at 10.3m and 10.6mAOD(N), and thus
above the flood risk level. The basement, at 6.1m AOD(N) may be at risk, particularly as it is
naturally ventilated. However, as the lowest ground point proposed, at 9.83m AOD(N) is
above the Environment Agency’s precautionary level of 9.4m AOD(N), it is not considered
that flood protection measures are necessary. Itis however recommended that the applicant
be further advised that in the absence of more specific information on ground levels and
local flooding along Gasferry Road, basement ventilation openings on that side of the site
may require the installation of flood protective works to ensure water penetration is
prevented. Overland flows in the area of the car park access could enter the basement via
the ramp, and therefore a protective mechanism may well required in that location. Suitably
worded informatives recommending the applicant discuss these matters with the
Environment Agency should be imposed should planning permission be granted.

In summary, whilst the proposals may be at risk from 1:200 year floods, it is considered that
the risk is slight given that the site is not within the currently defined risk areas, not
immediately fronting onto the Floating Harbour, and set above the precautionary level.

4) MANAGEMENT OF SURFACE WATER RUNOFF

The application site is an urban location, from which rainfall and surface water presently
drains to the Floating Harbour or soaks into the ground. The proposals would result in an
increase of hard surfacing on the site, through the development of larger buildings and the
paving of the courtyard, consequently limiting the extent of on-site water penetration and
increasing run-off flows into the Floating Harbour. A sustainable urban drainage system is
capable of managing the effects of these alterations, and a condition to this effect is
appropriate.

With the inclusion of workshop units on the ground floor of the proposed buildings, there is a
possibility that surface water may be contaminated from industrial processes or delivery
vehicles accessing the courtyard. The Environment Agency has recommended the
imposition of a condition in this respect.

(5) ENVIRONMENTAL IMPACT SUMMARY

The scheme proposes the re-use of an existing urban site. Previous uses of the site may
have resulted in contamination of the land, although this is seen to be slight and can be
addressed by the imposition of conditions. Redevelopment of the site is likely to increase
traffic in the locality, potentially causing further detriment to air quality. This impact is
considered to be tolerable, as the benefits of inner city brownfield regeneration outweigh the
effects of more dispersed land uses. The site is near to areas of recognised flood risk, but
has been assessed as being beyond the area of concern. Similarly, surface water runoff is
likely to increase, but this is not of concern due to the urban location and benefit of
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redevelopment. In summary therefore, the environmental implications of the development
are seen to be acceptable, and can be managed by conditions.

() WOULD THE PROPOSALS RESULT IN A SUSTAINABLE FORM OF
DEVELOPMENT?

The application site is an inner-city brownfield location which has previously been used for
industrial and warehousing purposes. In strategic terms, the site is highly accessible,
although local accessibility is limited due to the local geography. Redevelopment of the site
is consistent with spatial and sustainable development objectives, and will enhance the
regeneration of the City Docks.

The application has been accompanied by a Sustainable Development Profile, which has
examined the opportunities for improving the sustainability of the development. The
Sustainable City Team did not raise concerns over the content of the Profile, but has
suggested there is an opportunity for a combined heat and power or district heating system.

In the Profile, the applicant has argued that the provision of affordable housing will improve
the mix of housing types in the locality, whilst the development as a whole will enhance the
harbourside walkway and improve linkages (physical and intellectual) with the Spike Island
Gallery. Economically, the redevelopment of the site should provide opportunities for office
and workshop employment, space for small businesses, whilst the applicant’s agreement to
the On-Site Local Labour program will provide employment and training opportunities during
the construction process. Whilst the existing building could be reused, its demolition will
require the use of new materials, although it is acknowledged that the degree of work
required to convert the building is likely to have had utilised a similar amount of hew
materials and created equivalent waste. The nature of the site and context is such that there
are few opportunities for ecological improvements on the site.

In summary, it is considered that reuse of the site will enhance the overall sustainability of
the city, balancing the detrimental affects of demolition.

J) DO THE PROPOSALS MAKE PROVISION FOR AN APPROPRIATE LEVEL OF
COMMUNITY BENEFIT, LEISURE AND INFRASTRUCTURE CONTRIBUTIONS?

The development’s provision of residential and business use is such that it is considered that
a range of social and community benefits should accrue from the proposals. Policies H6,
EC10 and L2 of the Adopted Local Plan, and the replacement Policy IN1 of the Draft Local
Plan seek planning obligations from new developments to provide new or improved social
and community facilities which are necessary for the development to proceed. Similarly,
Policy H9 requires the provision of affordable housing in major residential developments. On
this basis education, local labour and training contributions, affordable housing, open space
provision, and local environmental improvements (including public art) are all relevant to the
development. It is necessary however to ensure that planning obligations are fairly and
reasonably related to the development, balancing the financial costs of obligations with the
need for the provision of the benefits. In this instance therefore, it is considered that
affordable housing costs can be balanced against the other identified areas of community
benefit.

The scheme proposes residential accommodation in the form of one and two bedroom flats,
on the upper floors of the buildings. It is accepted above that it is inappropriate in this
location to expect such dwellings to be occupied by families, and accordingly, there is a
reduced need for contributions towards children’s play space and education. It is proposed
therefore to not pursue contributions in these areas, but rather to seek firm commitments
from the applicants in the other areas.
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1) LOCAL EMPLOYMENT OPPORTUNITIES

The On-Site Bristol Local Labour Initiative is a scheme established by the Council in
partnership with relevant agencies that promotes the use of local labour and undertakes
related training initiatives in the construction of major projects in Bristol, and promotes local
labour for end use employment within the Development the Development.

The applicants have recognised that the development can contribute to this partnership, and
have accepted the principle of using the On-Site system. Officers consider that a
contribution of £20 000.00 towards the operational cost of this involvement is also
appropriate, though the applicants have not agreed to this contribution. Such funding is
considered to be beneficial to the locality and would support the on-going enhancement of
construction skills in the local labour force. In considering the balance of other obligations,
particularly the points in relation to affordable housing set out below, such a contribution is
justified and should not make the development financially unviable.

(2)  AFFORDABLE HOUSING

PPG 3 and Policy H9/Draft Policy H9 as guided by PAN 12 require the provision of
affordable housing as part of major residential developments with more than 25 dwellings.
Affordable housing is a key element of the delivery of sustainable communities, and should
generally be provided on site rather than through the payment of commuted sums and
consequential development of clustered social housing areas.

PAN 12 seeks the provision of between 10% and 30% of a development as affordable
housing, though this is dependant upon the site, local need and the economics of provision.
The previous application was refused in part by the Secretary of State due to the absence of
affordable housing, and it is clear that demolition of the existing buildings allows for the on-
site provision of affordable housing incorporated into development proposals.

The Council’s Housing Enabling Team contends that the Cabot Housing Area, within which
the application site falls, is one of the areas of greatest housing need in the city. The
Enabling Team consider that a 30% provision (25% on site and 5% as a commuted sum) is
a reasonable prospect, with a two-thirds to one-third split between rented and shared equity
housing.

The applicants accompanied the submission of the application with an initial offer of 25%
affordable housing provision on site, subsequently expanded as a desire that this provision
be dominated by shared equity housing with the balance transferred to Spike Island Gallery
rather than a Registered Social Landlord. The applicant has not provided any detailed
financial appraisal of the proposals to demonstrate the economics of the proposal, but has
continually stressed that 25% is a viable provision whilst 30% is not. The applicant has
proposed a 50/50 split between rented and shared equity housing.

Through discussions with the Enabling Team, and seeking to balance the desirably of
providing affordable housing with broader social and community benefits, it is considered
that a 25% provision is reasonable, allowing for contribution towards the On-Site Local
Labour project and a contribution towards local art and culture (Spike Island). The ratio of
rented and shared equity housing at 50/50 is satisfactory to the Enabling Team due to the
desirability of achieving these other benefits.

In summary, the proposed provision of 25% affordable housing is acceptable, and
satisfactorily addresses the Secretary of State’s concerns.
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3) OTHER SOCIAL AND COMMUNITY INFRASTRUCTURE

Other social and community benefits from the development have been identified in other Key
Issues, particularly in relation to transport and movement, urban design and public art. In
summary, local environmental works of public benefit are the resurfacing of public route
areas adjacent to the Graving Dock, improved streetlighting and highway works, the
enhancement of the Bristol Legible City signage system, and the provision of on-site public
art.

In addition to these physical benefits, the applicant has agreed with the Arts Team to provide
a financial contribution of £20 000.00 towards the Spike Island Gallery. The Gallery is
located close to the application site, and previously occupied the building. It is considered
that there is a spatial and historic linkage between the two, and that such a contribution
would be of benefit to community arts programs in this part of the city. A S106 Agreement to
address this point is recommended.

On balance, the package of obligations is considered to be attractive and will provide
opportunities and benefits to local people and the broader city community.

CONCLUSION

The regeneration of this long vacant and significant harbourside site would support the on-
going regeneration of the city docks area, and would enhance the local availability of small
workshops, office floorspace and continue to introduce a residential presence into the city
centre.

The proposed redevelopment scheme is considered to satisfactorily address the Secretary
of State’s reasons for refusal, and would contribute to and enhance this part of the City
Docks Conservation Area. Architecturally the scheme is modern but reflective of the
industrial heritage of this part of the city. The proposals would also bring improvements to
local transport infrastructure, affordable housing and community benefits in the form of public
art and local labour. These elements are essential components of the Council’s
regeneration objectives for Harbourside, and as such, the scheme is considered to be a
satisfactory development for the achievement of this key regeneration exercise.

The applicant’s case for demolition of the building has previously been accepted by the
Committee, and there is an extant Conservation Area Consent. That permission is unable to
be implemented, due to the previous call-in and subsequent refusal of planning permission
by the Secretary of State. Members are strongly advised to heed the legal advice set out
within Key Issue (B), which requires reconsideration of the merits of the demolition case,
when determining whether or not to allow the previously granted Conservation Area Consent
to apply to the current redevelopment proposals. In summary, the case has not changed,
other than though English Heritage’'s new assertion that a viable and feasible scheme of
conversion does exist. Retention of the building is the key component of the Government’s
guidance on the historic environment, and to that end, notwithstanding the planning merits of
the redevelopment, officers recommend the deferral of these decisions until such time as
officers have been able to properly assess English Heritage’s objections.

RECOMMENDATION
That Members defer consideration of Application Nos. 03/01463/X/C and 03/01464/F/C to

allow consideration of English Heritage’s alternative proposals and their implications for the
demolition of the McArthurs Warehouse within one month of the date of this Committee.
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Summary of recommended Planning Obligation Heads of Terms should planning
permission be granted:

() Monitoring Fee

A fee of £3300.00 (this is 15% of the application fee) to cover the proper and
reasonable costs incurred by the Council in connection with the monitoring of the
obligations contained in the agreement.

(i) Travel Plans

Q) The Interim Travel Plan submitted with the planning application shall be
appended to the S106 Agreement.

2 Before carrying out a Material Operation, to prepare a travel brochure for
travel to and from the development, to include details of the facilities for
pedestrians and cyclists within the development, pedestrian and cycle links to
the development and public transport routes.

3) To issue all potential purchasers or tenants of the development with a copy of
the travel brochure.
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4) To notify the Council of the identity and address of the proposed purchasers
or tenants of the development within one month of entering into any contract
for the sale or lease of the development.

(5) To procure that the occupier or occupiers of the development shall observe
and perform the obligations contained within the Interim Travel Plan and in
particular the occupiers shall:-

(@)

(b)

(©)

(5.1)

(5.2)

14/01/200414:4414:44

before taking occupation supply each member of staff with a copy of
the travel brochure in order to encourage sustainable travel to and
from the development.

on taking occupation and at all times thereafter, provide secure staff
cycle and motorcycle parking facilities, changing facilities, showers
and lockers to the satisfaction of the Council and put in place
arrangements for the promotion of information about and other
incentives for the use of the facilities.

implement a process for developing a Travel Plan for the development
as follows:-

In the case of an occupier previously or currently occupying premises
within 5 miles of the development and relocating or extending into the
development, the occupier shall develop a Travel Plan in accordance
with the timetable below:

0] prior to occupation unless otherwise agreed in writing by the
Council, the occupier will undertake a staff travel survey to the
satisfaction of the Council

(i) prior to occupation unless otherwise agreed in writing by the
Council, the occupier will submit to the Council for approval a
Travel Plan (including mode share targets and how the plan is
to be co-ordinated) based on the Interim Travel Plan and the
staff survey results

(iii) within two months of the receipt of written approval of the
(Approved) Travel Plan from the Council, the occupier will
implement the Approved Travel Plan in full and at all times
thereafter comply with the provisions of the Approved Travel
Plan

In the case of an occupier other than as described in paragraph (5.1),
the occupier shall develop a Travel Plan in accordance with timescales
no later than those set out in the timetable below:

() within two months of occupation the occupier will undertake a
staff travel survey to the satisfaction of the Council

(i) within four months of occupation the occupier will submit to the
Council for approval a Travel Plan (including mode share
targets and how the plan is to be co-ordinated) based on the
Interim Travel Plan and the staff survey results
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(i)

(iv)

v)

(Vi)

(iii) within two months of the receipt of written approval of the
(Approved) Travel Plan from the Council the occupier will
implement the Approved Travel Plan in full and at all times
thereafter comply with the provisions of the Approved Travel
Plan

(6) Within 12 months of the implementation of the Approved Travel Plan and
annually thereafter, unless otherwise agreed in writing by the Council, the
occupier will monitor the effectiveness of the measures contained therein and
evaluate these to determine what further measures are required to achieve
the agreed modal targets contained in the Approved Travel Plan and amend
the provisions of the Approved Travel Plan accordingly to the satisfaction of
the Council.

(7) If further measures are identified as a result of the monitoring and evaluation
exercises referred to in paragraph (6), unless otherwise agreed in writing by
the Council, implement further measures within six months of evaluation.”

Commuted Sum — Travel Plan

The developer shall pay to the Council the sum of £20,000 (index linked from the
date of this resolution), towards the cost of investigating, carrying out and
implementing local transport initiatives in conjunction with the approved Full Travel
Plan(s). The payment shall be made on or before first occupation of the office
building. The financial contributions shall be returned to the developer if, after five
years from the date of the payment to the City Council, any of the payment has not
been spent.

Commuted Sum — Public Transport Improvements

The developer shall pay to the City Council the sum of £50 000.00 to be indexed
linked from the date of resolution, for the implementation of public transport
improvements accessing or in the vicinity of the site and surrounding area. The
payment shall be made on or before the first occupation of the buildings. The
financial contributions shall be returned to the developer if, after five years from the
date of the payment to the City Council, the individual payment has not been spent.

Commuted Sum — Highway Improvements

The developer shall pay to the City Council the sum of £15 000.00 to be indexed
linked from the date of resolution, for improvements to the pedestrian and cyclist
infrastructure of Gas Ferry Road and Cumberland Road. The payment shall be
made on or before the date of the carrying out of the first material operation
implementing the permission (‘'material operation' being defined in Section 56 of the
Town and Country Planning Act 1990). The financial contributions shall be returned
to the developer if, after five years from the date of the payment to the City Council,
the individual payment has not been spent.

Public Highway and Local Physical Environment Works
Q) Repair and reinstatement of pedestrian footway along the site frontage to

Gasferry Road, including stopping up of any redundant vehicular crossovers,
to be completed prior to first occupation of the buildings.
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(2) Resurfacing of the area around the head of the Graving Dock, generally as
indicated on Drawing 512/90, to be completed before first occupation of the
buildings.

3) Dedication of the pedestrian/cycle route through the site between Gasferry
Road and Hanover Place as a Public Right of Way. Route to be made
available upon first occupation of the buildings, dedication timescale to be
agreed dependant upon process.

4) Harbourside Walkway Routes

(@)

(b)

Should the Council achieve the creation of a harbourside walkway
along the eastern side of the Graving Dock, pedestrian access to the
walkway shall be provided between the northern and western blocks.

The ground floor pedestrian route providing access to the Great
Western Dockyard site as indicated on Drawing No. 512/03 Rev C
shall be maintained as an open walkway route for a minimum of 18
months following the practical completion of development. Should a
planning permission for the development of the Great Western
Dockyard that incorporates such a route be granted within this period,
the route shall be permanently retained.

(5) Street Lighting

(@)

(b)

(©)

Repositioning of the street lighting column currently adjacent to the
vehicular access to a position to the north of the proposed vehicular
access, and replacement of any street lighting columns required to be
removed due to construction works, with works to be completed within
an agreed timescale.

Replacement of five (5) street lighting columns on Hanover Place,
works to be completed within an agreed timescale.

Lighting of the Gasferry Road to Hanover Place Public Right of Way
route to a standard equivalent to that of the Council’'s adopted
standards.

(6) Bristol Legible City Sighage System

(@)

(b)

Payment of a commuted sum equivalent to the installation of a
monolith map/signboard in the area of the Graving Dock head.

Payment of a commuted sum equivalent to the installation of two finger
posts:

- on Gasferry Road at the entrance to the new route, and

- on Cumberland Road at the end of Hanover Place

(viip  Affordable Housing

On-site provision of sixteen (16) 1-bedroom flats, being 25% of the total number of
dwellings to be provided as affordable housing, to directly meet need in this housing
area. Units to be provided as eight (8) units for rent, and eight (8) units for shared

14/01/200414:4414:44
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equity sale. Units to be ready for occupation at time of occupation of the market

housing.

(viii)  Public Art

Q) Submission and approval of a Public Art Plan for the provision of public art on
site, addressing details of the procurement process, initial design work by
artist/s, budget allocation and proposals for future care and maintenance of

the Public Art

(2) Prior to beneficial occupation of the Development or any part thereof,
implement the Development's Public Art Plan in full, commission the Public
Art, and ensure that the same is carried out completed and thereafter
maintained in a good substantial and workmanlike manner using the materials

specified.

3) Payment of a £20 000.00 contribution (index linked from the date of

resolution) for the Council to grant to Spike Island.

(ix) On-Site Bristol Local Labour Initiative

1) Apply or comply with the On-Site Bristol Local Labour Initiative, a scheme
established by the Council in partnership with relevant agencies that promotes
the use of local labour and undertakes related training initiatives in the
construction of major projects in Bristol, and promotes local labour for end use

employment within the Development.

2 Payment of a £20 000.00 contribution towards the “On Site” Local Labour

Initiative.

(x) Air Quality Monitoring and Impact Amelioration

In conjunction with conditions of the planning permission, should the air quality
monitoring and mitigation strategy as approved determine the implementation of off-
site mitigation works, the developer shall pay to the City Council a sum equivalent to
the then cost of the said works. The financial contributions shall be returned to the
developer if, after five years from the date of the payment to the City Council, the

individual payment has not been spent.
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