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EXECUTIVE SUMMARY

The proposals before members relate to two buildings which are located within the Stokes Croft
conservation area in the ward of Ashley. The first is known as the Lakota club building, which it
is proposed to demolish and replace with a new development of 38 residential units above
business and commercial space. The second is the former Coroners Court (Grade Il listed
building), which abuts it, which is to be converted to 19 residential units. Associated car parking
(18) and cycle parking (58 spaces) is provided.

The demolition of the Lakota Club building itself is an important issue, given that it has been
recognised as making a positive contribution to the character and appearance of this part of the
conservation area. Its demolition must therefore be justified in accordance with government
guidance and development plan policy. Following the submission of marketing information and
an assessment of alternative conversion schemes it is considered that the case for demolition
has been made. Whilst there have been an inordinate number of email communications
objecting to the loss of the nightclub use per se and, notwithstanding the contribution this use
makes to the character of the area, there are no specific development plan policies to
safeguard such a use. In addition to which the owners of the club state that they are currently
subsidizing the night club, and do not wish to continue to do so.

The proposed new development to replace the Lakota building is of a contemporary design and
has taken cues from the character of the Stokes Croft area, in terms of plot widths and rhythms,
vertical proportions and architectural elements and scale. The proposed conversion of the
former Coroners Court is considered sympathetic to the architectural and historic integrity of
this Grade Il listed building and provides a use for this vacant building.

The scheme is primarily a residential one providing a mix of 4, 3, 2 and 1 bedroomed units.
Whilst there are objections to the mix ratio, which has been criticised for comprising a
disproportionate amount of 1 and 2 bedroomed units and too few family units, officers are of the
opinion that the proposed mix does not cause demonstrable harm to the character and amenity
of the area and a refusal on these grounds could not be justified.

In terms of planning obligations, following protracted negations, the scheme will provide an
element of affordable housing, an element of affordable business space, full financial
contributions towards recreational and library facilities and a contribution towards
complimentary transport measures.

Overall, weighing up all the issues the proposals are recommended to members, on balance,
for approval. The scheme, which sympathetically brings the former Coroners Court back into
use, will also provide, through the new build element, an active frontage to Upper York Street
and informal surveillance to the local area, which is currently perceived as unsafe. Despite the
demolition of the Lakota building it is considered that overall the scheme will preserve the
character and appearance of this part of the conservation area. The provision of an element of
affordable business space, as well as the café / restaurant use will also play its part in the
revitalisation of the local area for the benefit of the local community.

INTRODUCTION

Located with the area known as ‘Backfields’ in St Paul’'s and bounded by Upper York Street,
Backfields and Moon Street, this application relates to the former Coroners Court building and
the Lakota Club that abuts it to the north.

The former Coroners Court is a Grade Il listed building dating from 1857. It was originally built
as a school and later converted (mid C20) to the City Mortuary, which occupied the ground floor
and the Coroner’s Court on the first floor. It now stands vacant and was put to the open market
in summer of 2005.



The Lakota Club was originally built as a Malthouse and storehouse, belonging to the
Stokescroft Brewery. It was built at about the same time as the adjoining Coroners Court. It
closed in 1911 and was then used as a ‘beer bottlers’, in the early 1970’s, a printing works, then
offices and stores. In 1983 it was converted into an independent music / dance venue known as
the Lakota.

Both buildings are sited within the Stokes Croft Conservation Area and within the recently
approved Conservation Area Character Assessment the Lakota Club building is identified as ‘an
unlisted building of merit’.

It is proposed to convert the Coroners Court to 19 residential units of accommodation,
comprising 1 x 3 bedroom house, 2 x 2 bed flats and 16 x 1 bed flats. It is also proposed to
demolish the Lakota club building to make way for a new four / five storey development of 38
flats, comprising 1 x 4 bed, 8 x 3 bed, 15x 2 bed, 14 x 1 bed. At the ground floor level it is
proposed to provide commercial space, which includes a Restaurant / café (A3) use and an
element of ‘affordable’ business space.

Submitted with the application were the following documents:-

Statement to Accompany an Application for Planning Permission — Oct 07

Transport Statement — Oct 07

Statement of Community Involvement — Nov 06

Archaeological Desk Based Assessment — Aug 06

Structural Condition Report — Lakota Club — Oct 06

Structural Condition Report — Coroners Court — Oct 06

Report on The Principal Defects Found During a Survey of Defects — Nov 07

During the course of the application further information was submitted which included marketing
information and the costings of the overall scheme, the latter of which was confidential, given
the commercially sensitive nature of the information.

RESPONSE TO PUBLICITY AND CONSULTATION

Four site notices were erected within the vicinity of the site and residents living in the locality
were notified by letter.

Third Parties: 197 email communications and letters have been received from third parties in
respect of this application.

In support: 21 letters are in support of the proposals for the following reasons:-
beneficial for the economic regeneration of the area
an important gateway to the city centre.
good to see the Coroners Court put back to use.

the scheme will bring jobs, affordable housing, business space and café will therefore
be beneficial to the community.

it will improve public access, the present area is perceived to be unsafe.



the loss of the Lakota club is welcomed, it will lead to less noise and disturbance for
local residents.

Objection: Of the 176 letters of objection, some three letters object to the scheme on the
following grounds

overlooking / loss of privacy.

the Lakota club is a historic building that makes a significant visual contribution to the
character and appearance of the Stokes Croft Conservation Area. It is a building that
has historical associations with the C19 commercial and industrial vitality of Stokes
Croft, a vital reminder of the previous character and diversity of the area.

the new Character Appraisal for the area identifies the Lakota as a building of merit, the
response to this application will be a test of whether these Appraisals are of any value or
merely paper exercises.

the proposed new build is undistinguished and characterless, it lack the visual quality
required by such a prominent site.

The remaining objections relate to the loss of the nightclub use for the following reasons:-
the Lakota club is an important piece of Bristol history, which should be retained.

the Bristol club scene is one of the best in the country. It is one of the aspects of the city
that appeals most to young professionals and students alike and inspires many to come
and live here. Independent clubs such as Lakota attract a similar group of people who
share a select type of music, a type of music that helped make Bristol the cultural
epicentre it is. The loss of the club will erode the remaining character and cultural icons
in this and other areas.

this proposal would result in the removal of one of the best-loved clubs in Bristol, it will
mean the loss of one of the cornerstones of a huge community that attracts people to
this city.

“You may as well paint over Banksys, pave over Ashton Court and knock down Cabot
Tower — demolishing Lakota will be another small step towards turning Bristol into yet
another impersonal, unremarkable city that barely differs from so many of the other
urbanized cultural wastelands homogenizing our country”.

The club could be used at weekends only and as a venue for art shows or classical music
concerts (like the arnolfini) in the week.

People of all ages and groups of society are able to enjoy themselves — it is a focal point for
members of the community.

In the long — term the proposals seem to lack fore —sight, to chip away at the atmosphere of
locality, and creativity, which is so scarce.

Increased gentrification will only serve to reduce the thriving diversity that exists.
OTHER COMMENTS

Kingsdown Conservation Group — Object to the application — primarily to the loss of the
Lakota building. Also over — intensive use of the site and substantial number of 1 and 2 bed
flats. They also consider there to be insufficient non-residential space and consider that the
scheme is not genuinely a mixed use. These issues are addressed in Key Issues 2, 4 and 5 of
the report.



Bristol Civic Society — comment on the materials of the proposed new building. They consider
the wood cladding is neither appropriate nor durable, “rather it is a way of saving money”. They
suggest variations in the colour of the render combined with brick, would be the best solution.
(Officers note: The materials have now been changed — refer to Key Issue 3.)

St Paul’s Unlimited (SPU) — The External Environment Planning Sub Group have written a
comprehensive response to this application. Essentially they object to the scheme on the
following grounds:-

- unjustified demolition of an important building in a conservation area (Key Issue 2)
- over intensive development which provides a building scale and massing which is
inappropriate to its context and which detrimentally affects the setting of important

neighbouring buildings in a conservation area. (Key Issue 4)

- Imbalanced housing mix which fails to comply with SPD 10 and St Paul’s
Neighbourhood Plan (Key Issue 5)

- Unjustified loss of an employment site (Key Issue 3)
- Poor design in the provision and location of refuse collection (Key Issue 6)
- An unacceptable and incomplete Statement of Community Involvement
Urban Design Team: The final comments of the Authorities Urban Design representative are
as follows:-“ Further to the protracted discussions on the above application and the latest set of
design proposals, | write to confirm that | am now satisfied the scheme is of sufficient design
merit and quality to the extent that it accords with the expectations of Bristol's Local Plan Built
Environment policies.
Key to this is demonstrating the proposals preserve or enhance the character or appearance of
the conservation area, the scheme now deemed to at the very least preserve the Conservation
Area. The scheme has been amended so that it will positively respond to the context of the site.
and whilst being a 'background' building has sufficient visual interest to do justice to Upper York
Place and backfields, as well as preserve the setting of the adjacent Coroner's Court.
Should the application proposals be put forward for approval it is advised that to ensure
attention to detail and use of quality facing materials, the following conditions of consent are
included:-
1. Large-scale details
Windows (reveals, frames, cills, window heads etc); External doors (pedestrian and
vehicular); External balastrading to balconies; Parapets and eaves; Boundary railings;
Shop fronts
2. Submission of external materials for approval:-
brickwork timber cladding and render
3. On-site sample panel”

Reference to earlier comments and observations are referred to in Key Issue 4.

Pollution Control — No objections subject to the following conditions being imposed on any
permission.



“There are a number of nightclubs in the vicinity of this premises most notably Casablanca, 4-
10 Stokes Croft and the Blue Mountain, 2 Stokes Croft. | am also aware of commercial uses in
the area that may give rise to noise nuisance.

The development also proposes a Cafe Bar, Community space and business/employment
spaces on the ground floor with residential above.

There is therefore potential for noise from the above uses affecting the occupiers of the
residential properties above.

I would therefore ask for the following conditions be applied to any approval of the application:
Noise Sensitive Premises

Submission of a detailed acoustic report on the existing noise climate at the premises and the
likely noise climate with a bar on the ground floor of the development. The report shall include a
scheme of noise insulation measures for all residential accommodation and the cafe bar.

The noise insulation measures shall be designed to achieve noise insulation to a standard that
nuisance will not be caused to the occupiers of the residential part of the development by noise
from the following:-

Noise from the existing nightclubs and bars in the vicinity of the development.
Noise including from plant and equipment from the non-residential uses on the ground floor of
the development.

Noise from people in the street

Any other noise sources in the vicinity.

The noise insulation measures for the cafe bar shall be designed to achieve noise insulation to
a standard that noise from the cafe bar will not cause nuisance to the occupiers of existing
residential properties in the vicinity and the residential part of the development.

The assessment and scheme of noise insulation measures shall be carried out by a suitably
gualified acoustic consultant/engineer and shall take into account the provisions of PPG 24
Planning Policy Guidance: Planning and Noise, BS4142: 1997. "Method of rating industrial
noise affecting mixed residential and industrial areas” and BS 8233: 1999 "Sound Insulation
and Noise Insulation for Buildings - Code of Practice".

The approved details shall be implemented in full prior to the commencement of the use
permitted and be permanently maintained.

Recommendation:
a) The recommended design criteria for dwellings are as follows:

Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms
Nightime (23.00 - 07.00) 30 dB LAeq 8 hours in bedrooms

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

Daytime (07.00 - 23.00) Noise Rating Curve NR35 in all rooms
Nightime (23.00 - 07.00) Noise Rating Curve NR20 to NR25 in bedrooms

2. Noise



The rating level of any noise generated by any fixed plant or equipment as part of this
development shall not exceed the pre-existing background level by more than 0 dB(A).
The noise levels shall be determined at the nearest noise sensitive premises most.
Measurements and assessments shall be made in accordance with BS4142: 1997-
"Method of rating industrial noise affecting mixed residential and industrial areas”. The
assessment must be carried out by a competent person prior to the commencement of
the development. These noise levels shall be submitted to and approved in writing by
the Local Planning Authority prior to the commencement of the development.

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

Details of Extract/Ventilation

3.

Details of the means of any mechanical ventilation including that for the extraction and
dispersal of cooking smells within both the commercial and residential accommodation,
shall be submitted to and approved in writing by the Local Planning Authority prior to the
commencement of the development. The details shall include method of construction,
odour and noise control. The approved details shall be provided before the use hereby
permitted commences and thereafter shall be permanently retained.

Recommendation: In order to mitigate odour nuisance it is recommended that flues or
vents for the dispersal of cooking smells should terminate at least 1 metre above the
ridge height of any surrounding buildings, with no obstruction of upward movement of
air, otherwise a method of odour control such as a carbon filter system will be necessary
for approval.

Refuse disposal, collection & deliveries (Ground floor non residential uses only)

Activities relating to the placing of refuse, bottles and recyclable material into external
receptacles shall only take place between 09.00 hours and 20.00 hours.

The collection of refuse, bottles and recyclable materials shall only take place between
07.00 hours and 20.00 hours Monday to Saturday and not at all on Sundays or Bank
Holidays.

Activities relating to deliveries shall only take place between 07.00 and 20.00 Monday to
Saturday and not at all on Sundays or Bank Holidays.

Construction Noise & Vibration

7.

All works and ancillary operations which are audible at the site boundary, or at such
other place as may be agreed with the Local Planning Authority, shall be carried out
only between the following hours:

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

Deliveries to, and removal of plant, equipment, machinery and waste from the site must
only take place within the permitted hours detailed above.

Building Control Officer

Following a site visit on 14™ January he concludes that “The front elevation has inherent
weaknesses. The lack of restraint at roof and floor levels can be overcome by good detailing of
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suitable restraint strap systems connecting through the wall to the floors and roof. | consider
that the wall would then be stable. Creation of satisfactory movement joints in old brick walls is
virtually impossible and thermal movement will be a continual problem on this elevation.
Repairs to the cracking can be made but would not be a permanent solution and cracks may
reappear in the same or new areas. Some arches over openings have already shown signs of
spreading with keystones dropping. This process cannot be reversed and reinstatement of the
keystones in their original positions may not be possible.

Considerable structural repair is needed to the rear part of the building. The roof in particular
may need complete replacement. Depending on the extent of water ingress the floor system
may also need extensive repair. The iron columns and beams need to be checked for condition
but are likely to be suitable for retention. The leaning wall on the Moon Street elevation can be
tied back to the main structure but will always be visible.

Retention of these areas in a new building is unlikely to be viable.”
RELEVANT POLICIES

Joint Replacement Structure Plan Adopted September 2002
Policy 1 Principles of Sustainable Development

Policy 19  Cultural Heritage

Policy 33  New Housing Provision

Bristol Local Plan, Adopted December 1997

Bl Design Criteria and Development

B2 Local Context

B4 Safety and Security

B5 Layout and Form

B6 Building Exteriors and Elevations

B8 Development: Criteria for New Housing

B13 Conservation Areas & Listed Buildings: General Principles
B14 Designation of Conservation Areas

B15 Streets and Open Space

B21 Demolition: Listed Buildings & Buildings in Conservation Areas
L2 Open Space: Children's Play/Amenity Space

NE1 Open Space

M1 Transport Development Control Criteria

H6 Community Benefit from Development

H9 Affordable Housing to Meet Local Needs

ME9 Development and Flood Risk

First Deposit Proposed Alterations To The Bristol Local Plan (February 2003)

Bristol Local Development Framework

SPD4 Achieving Positive Planning through the use of Planning Obligations (October
2005)

SPD5 Sustainable Design and Construction (February 2006)

SPD10 Planning a sustainable future for St Paul's (December 2006)

Planning Policy Guidance, Planning Policy Statements and Supplementary Planning Guidance

PPS1 Delivering Sustainable Development (February 2005)
PPS 3 Housing (November 2006)
PPG 15 Planning and the Historic Environment - September 1994



PPG 17 Planning for Open Space, Sport and Recreation - July 2002

KEY ISSUES

(1)

DOES THE LAKOTA BUILDING MAKE A POSITIVE CONTRIBUTION TO THE
CHARACTER AND APPEARANCE OF THIS PART OF THE CONSERVATION AREA?

The application site is located within the Stokes Croft Conservation Area. Within such
areas the Authority is required (under Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990) to pay special regard to the desirability of preserving or
enhancing the character or appearance of the area. Policies B13, B14 and B15 of the
adopted Bristol Local Plan specifically refer to these issues.

With regard to the issue of demolition within conservation areas Policy B21 of the
adopted Bristol Local Plan states that the demolition of buildings which make a positive
contribution to the character of a Conservation Area will not be permitted unless there
are overriding environmental, economic or practical reasons. It is advised within PPG 15
(para 4.26 — 4.27) that “account should clearly be taken of the part played in the
architectural or historic interest of the area by the building for which demolition is
proposed, and in particular the wider effects of the demolition on the buildings
surroundings and on the conservation area as a whole. The general presumption should
be in favour of retaining buildings which make a positive contribution to the character or
appearance of a conservation area” Thus the first question that needs to be answered is
whether or not the Lakota building, which is proposed to be demolished as part of this
scheme, makes a positive contribution to this part of the Stokes Croft conservation area.

In assessing the character and appearance of the conservation area as a whole, weight
should be given to the recently adopted Stokes Croft - Character Appraisal, October
2007. This document is an appraisal of the character of the Stokes Croft Conservation
Area, the purpose of which is to describe what makes the area special, by identifying the
historical development and explain important local features, which justifies its
designation.

Having regard to this issue, the applicants state that “the mixture of uses has left the
building with no sense of its original history. The interior has been extensively
modernised. The first floor is modern with a concrete floor, whilst the rear office /
storage buildings are in very poor condition. The former brick elevation to Upper York
Street has been rendered. The only feature identified which might possibly have been
associated with the malthouse, was a curved brick wall structure identified in the
basement. Accordingly, we conclude that there are no specific features of interest which
justify retention”.

In addition it is argued that the current building has a poor relationship with Upper York
Street, with few openings to give an active street frontage, and that the rendering of the
building is poorly finished and has a detrimental effect on the buildings appearance. It is
also stated that the building has a “difficult relationship with the former Coroners Court,
the additions which protrude into the Coroners Court area a negative feature which need
to be removed”. They conclude that “the only positive contribution it makes to the
conservation area is its scale and prominence, with the gable end providing a focus from
Stokes Croft”.

The Conservation Area Appraisal identifies this area (known as Character Area 3:
Backfields) as having a “predominately industrial character” which is considered to be
“more intimate and informal in nature than the rest of the Conservation Area. With
regard to the Lakota Club the appraisal identifies it as an unlisted building of merit where
there will be an assumption against their demolition or unsympathetic alteration. It states
that this building is “more dominant than the majority of the neighbouring buildings” and
that it “provides a strong corner treatment to the junction with Moon Street and Upper
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(2)

York Street with a gable end facing towards the junction of Stokes Croft and City Road
acting as a visual focus”.

The Kingsdown Conservation Group and the St Paul’'s Unlimited community group
consider the Lakota building to be a landmark building of considerable historic and
architectural interest, its architectural form reflecting its former use as an adjunct of the
Stokes Croft Brewery and, as such a reminder of an earlier phase in the development of
the area. It gives a sense of place at a highly visible junction. A number of objectors to
the scheme consider that the Lakota Club building provides a vital reminder of the
previous character and diversity of the area.

In light of the above and notwithstanding the applicants view, it is concluded that the
Lakota Building does make a positive contribution to the character and appearance of
this part of the conservation area, and that its demolition must therefore be justified.

IS DEMOLITION OF THE LAKOTA CLUB BUILDING JUSTIFIED?

Having established that the Lakota Building makes a positive contribution to the
character and appearance of the area PPG 15 (paras 3.16 — 3.19) advises that
proposals for demolition of such buildings should be assessed against the same broad
criteria as proposals to demolish listed buildings. The following issues therefore need to
be addressed.

a) What is the condition of the building and the cost of repairing / maintaining it in
relation to its importance and to the value derived from its continued use.

Having regard to the condition of the building the applicants submitted three
documents. Firstly a “Report on the Principal Defects found during a survey of
Defects” compiled by the architects for the scheme and two “Structural Condition
Reports”, one for the Lakota Club and one for the Coroners Court, submitted by
Structural Engineers.

The Structural Condition Report for the Lakota Building concluded that “the
entire building is in a run down and neglected condition. The upper storey at the
rear is in a potentially dangerous condition. The repair of the roof will be a major
undertaking, requiring the use of a clear spanning temporary roof to allow the
timber members to dry and for the necessary repairs to be undertaken” It goes
on to list a number of other areas of structural repair that are required.

All three reports have been reviewed by a Senior Building Control Officer of this
Authority and an internal as well as external inspection of the Lakota Club was
made in mid January. His full comments are set out earlier in the report. As
Members will see, it was concluded that the rear of the Lakota Club and the
Moon Street elevation is in need of considerable structural repair and it was
considered that the “retention of these areas in a new building is unlikely to be
viable”. With regard to main front part of the Lakota Building however, whilst
there are inherent weaknesses it was considered that with the appropriate
detailing, this part of the building would be capable of conversion without undue
cost.

Whilst it is established by both the Local Planning Authority and the applicants
that the Lakota Building is not beyond repair and that in the main the front of the
building is likely to be able to be converted, due consideration must be given to
the relative value derived from its continued use or any alternative uses. This will
be dependent upon the costs of any conversion versus the revenue, and
connected to this therefore the market demand for the building / use. These
issues are assessed below.



b)

Have all reasonable efforts been explored to retain the building. — have real
efforts been made to continue the present use or to find comparable alternative
uses for the building.

)

Marketing of the Premises

At Officers request the applicants have submitted information detailing
how the Lakota Club has been marketed over the years in order to
provide an understanding of the efforts that have been made to continue
its use or find alternative uses for the building.

From the information submitted it has been established that the current
owners acquired the premises in 1994 and operated it as a nightclub until
2000. At its height in 1998, the club opened five times a week and was
full for at least three of those nights. Since the year 2000 however it is
stated that the club has been in decline. From 2000 to 2006 it was leased
out to a tenant who continued operating it as a nightclub, albeit that there
were some difficulties over rental payments. The owners state that
essentially the club use has not been viable since the late 1990's and
that despite considerable efforts to find a good tenant to run it, this has
not proven possible. From 2006 the owners have allowed various
promoters to use the premises on an ad hoc basis. In 2007 officers are
advised that the premises was open 32 times, (thus a few times a
month), and that losses have occurred and the continued use of the club
is being subsidised by the owners.

In light of the above, from June 2005 until Autumn 2006, the premises
was marketed for sale or letting purposes. The Lakota building was also
marketed in conjunction with the Council sale of the adjoining Coroners
Court in late summer of 2005. During the early part of this period some
interest was shown both locally and nationally from other nightclub
operators. There were two verbal offers in August 2005 but it would
appear that the purchasers were unable to secure the necessary finance.
Other interest appears to have come from a student accommodation
company and storage company, but no offers were received. There were
no rental proposals made during this time. The owners finally decided, as
part of a Joint Venture with Urban Creation to purchase the Coroners
Court in November 2006.

It is clear that over the years there have certainly been efforts to retain
the Lakota building as a nightclub as well as attempts to find a new use
for the building with the help of two reputable Real Estate consultants
(Chestertons and Atisreal), but all to no avail.

The viability of alternative uses.

Notwithstanding the above the agents refer to a conversion scheme
which was considered by the applicants (and latterly dismissed) as part
of the development process prior to the submission of the final scheme,
the subject of this application. This scheme, referred to as the “Figure 2”
scheme, proposed the retention and conversion of the Lakota Building to
a café / bar and business space on the ground floor, with a mix of 13 no,
1,2 and 3 bed flats on the first and second floor.

Whilst in addition to this a number of other options / alternative
configuration of uses were considered, this scheme was considered by
the applicants to be the most efficient use of the space, minimising
circulation space and using the least valuable parts of the building of the
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®3)

site for the stairways and core etc. It is understood that the there are a
number of limitations in terms of the original design of the building as a
former malthouse, namely its deep floor plate, few openings and high
floor to ceiling heights, all of which do not lend themselves to a high
quality residential or office conversion. Consideration was also given to
the possibility of retaining the facade of the Lakota Building to the street
but the applicants state that there were a number of issues pertaining to
this, including the costs relative to benefits, the front elevation is in a poor
condition, the loss of useable floorspace in view of the pattern of windows
and floor to ceiling heights, but insufficient headroom to add additional
floors.

In terms of the “Figure 2 “scheme, the agents concluded that the
development appraisal for this scheme showed that “even if the site was
assumed to have no land value, any profit from the development would
be, at best, negligible, and could be negative if larger than anticipated
contingencies emerged. This appraisal made no allowance for affordable
housing provision or any other planning obligations against the scheme”.

At the request of officers additional financial information was submitted in
respect of this scheme and the Local Planning Authority employed the
services of a Chartered Quantity Surveyor independently to fully assess
this information. After a thorough analysis of the submitted information
and following further scrutiny of some outstanding figures the QS has
concluded that the essentially the submitted figures are not
unreasonable, unjustifiable or out of context. He is satisfied that the
headline rates per square metre for the conversion / figure 2 scheme are
essentially sound. The submitted conversion / figure 2 scheme has
therefore been proven not to be viable.

Conclusion

It is considered that reasonable efforts have been made to retain the building. It
has been properly marketed by the current owners for a number of years but
little if no interest has been shown either locally or nationally. Whilst the owners
rented the property for a number of years, the scarcity of secure tenants has
presented real difficulties. The club is now running at a loss and has been for the
last year. Alternative conversion schemes were considered by the applicants as
part of the development process, but in reality the condition of the building,
coupled with the limitations surrounding its original design, prevents a viable
option.

What are the relative merits of the proposed replacement building / overall
development scheme.

It has been held that the decision maker is entitled to consider the merits of any
proposed development in determining whether consent should be given for the
demolition of an unlisted building in a conservation area. The merits of the

overall scheme, to be addressed in the equation of issues are discussed below.

ARE THE PROPOSED USES CONSIDERED ACCEPTABLE IN PRINCIPLE? DO THE
PROPOSALS PROVIDE FOR AN APPROPRIATE DENSITY?

The Lakota Building

a)

The loss of the nightclub use

The Stokes Croft Character Appraisal rightly identifies that this area is a lively

-11 -



Conservation Area with a diverse character and townscape. It has a vibrant local
community and a spirit of diversity, which gives it a more informal nature than the
nearby City Centre and a unique sense of place. It recognises that a large
artistic and creative community has flocked to Stokes Croft and that it has
become known for its individuality, culture and diversity.

Making a contribution to that culture and diversity is the presence and operation
of a small number of independent music / nightclubs, the Lakota Club being one
of them. Members will be aware of the numerous letters / emails received
objecting to the resultant loss of this nightclub on the grounds that this will harm
this unique character which is distinct from the ‘main stream’ music scene which
is offered in the neighbouring city centre.

Notwithstanding the above, there are no specific development plan policies,
which safeguard such a use. Members should be aware that a night club does
not fall within any Use Class in terms of the Town and Country Permitted
Development (Amendment) Order 2005. It is within a use class of its own,
referred to as sui generis. It does not constitute an employment or a community
use under these terms and for the purposes of applying planning policy.

In addition to the above, the owners of the club advise that since its peak in
1998, it has been struggling to operate. — refer to Key Issue 2b). They advise
that within the last year all events have been subsidised by themselves and that
this situation can no longer continue.

Whilst it is recognised that the nightclub, along with all the other uses in the area,
makes its contribution to the character of the conservation area, given the above,
officers are of the opinion that a refusal could not be justified on these grounds.

The former Coroners Court
a) The loss of the former Coroners Court and Mortuary

Members should be aware that the above two uses do not fall within any
Use Class in terms of the Town and Country Permitted Development
(Amendment) Order 2005. They are each within a use class of their own,
referred to as sui generis. As such they do not constitute either an
employment use or a community use under these terms and for the
purposes of applying planning policy (namely EC4 or CS1). The loss of
both the Coroners Court and the Mortuary is considered to be acceptable
in principle.

The Overall Scheme

The application site is located in a very sustainable location being not
only close to local amenities, but also those which are provided for within
the city centre. It is also located on a major bus route. Whilst primarily for
residential development, the scheme does provide for a restaurant / café
A3 use and business space (B1) on the ground floor fronting Moon
Street. It is considered that subject to all other considerations, the
principle of such uses in this location is acceptable.

Planning Policy Statement No. 3 entitled Housing (Nov 2006) requires
the efficient use of previously developed land. In respect of density it sets
out a national minimum housing density of 30 dwellings per hectare,
although it is suggested that the Local Planning Authority should set
higher density standards in areas that would support a higher density, for
examples sustainable sites which are within walking distance of services
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and public transport. The site measures some 2280m2 and with a total of
57 units this equates to a density of 250 units per hectare. Whilst high,
this is not considered unusual having regard to its highly sustainable
location and when comparing it to other city centre / edge of centre new
development schemes.

WHAT IS THE IMPACT OF THE CONVERSION AND REDEVELOPMENT
PROPOSALS UPON THE CHARACTER AND APPEARANCE OF CONSERVATION
AREA AND THE ARCHITECTURAL AND HISTORIC INTEGRITY OF THE GRADE I
LISTED BUILDING?

Lakota Club

Within the new Conservation Area Appraisal the site is identified as being part of the
'‘Backfields Character Zone', which is described as being 'industrial' in nature. Evidence
from the 1st edition of the Ordnance Survey from the 1880's suggests however that the
area was of mixed character there being evidence of larger warehouse type buildings,
small workshops and terraced housing.

In light of this it is considered that the design response for this scheme, which takes its
reference from the buildings along Stokes Croft, albeit interpreted in a contemporary
manner, is acceptable. Through negotiation and discussion with officers, the scheme
now displays some varied plot widths, vertical proportions, a variety of shop fronts of a
more robust scale (with room for signage) and a variety in terms of the materials used.
With regard to the latter point and in response to Officers comments and those of the
Kingsdown Conservation Group, the use of timber cladding has been reduced and a
variety of materials are now proposed which include roughcast render, smooth render
and brick and pennant stone.

Within the analysis of the area submitted by the applicants, a number of key focal points
of the site and important vistas and approaches were identified. A primary focal point is
the corner junction of Moon Street and Upper York street as seen from the busy Stokes
Croft area. The existing gable end of the Lakota building does provide a focus from this
view and this was also recognised in the Conservation Area Character Appraisal. The
proposed new build addresses this to some extent by proposing a strong corner to the
building. In addition this is assisted by the provision of a café / restaurant use at the
ground floor here, which provides further interest and activity, which the site does not
benefit from at present.

Another key view is that of the Backfields / Upper York Street corner looking north. This
part of the existing site is dominated with the views of the gable end of the Lakota club
which suffers to some extent by a rear extension with crude dormers and the presence
of air handling units. The proposed development here will again provide a strong corner
and when compared to the existing situation will ‘pull away’ and provide a bit of space
from the Coroners Court.

In terms of the scale of the proposals, following protracted negotiations, this has been
reduced from 5 storeys to predominately four with a limited element on the roof. It is
considered that this is now appropriate having regard to the height of the existing Lakota
building, the surrounding townscape and the setting of the listed Coroners Court. The
applicants have submitted perspectives as well as elevational plans which seek to
demonstrate this. The building is to have a sedum roof which will provide not only
insulation and controlled run off of storm water, but will bring visual relief to the
roofscape at this point.

To conclude it is considered that the proposed new element respects the context in

terms of its scale and that overall there are some improvements in terms of its
relationship with the adjacent listed building. In terms detailed design considerations the
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scheme does make reference to the local context, albeit in a contemporary manner. It is
considered that the proposed new building will have a neutral impact upon the character
and appearance of this part of the conservation area.

The former Coroners Court

The former Coroners Court is a Grade Il listed building dating from 1857. It was
originally built as a school and later converted (mid C20) to the City Mortuary, which
occupied the ground floor and the Coroner’s Court on the first floor. It now stands vacant
and was put to the open market in summer of 2005.

The Conservation Area Character Appraisal considers that the “relatively ornate and
institutional architecture” of the former Coroners Court “contrasts with the materials and
more utilitarian form of neighbouring buildings” It goes on to say that an “appropriate use
and sensitive restoration is needed to secure the buildings future”. This part of the
scheme proposes its conversion to 19 residential units of accommodation, comprising 1
X 3 bedroom house, 2 x 2 bed flats and 16 x 1 bed flats. In order to achieve this a
number of alterations are required.

Externally a number of inappropriate extensions and additions are to be removed, these
include the single storey extension to the main entrance, the modern additions on the
Moon Street elevation, the fire escape no the north east elevation as well as the red
brick chimney. The large Gothic windows are one of the key architectural features of the
original school hall, which are to be retained and repaired. No new windows are to be
created within the main body of the building. At roof level there are however to be three
new appropriately designed dormer windows on the principle southern roofslope. In
addition to this and on the remaining roof slopes the insertion of a number of rooflights
are proposed. These are to be of the conservation type, with appropriate materials and
glazing bar detail.

Internally the building has been significantly altered, in particular when it was converted
into the city mortuary and coroners court. The most significant alterations included the
insertion of a new heavy weight suspended ceiling at first floor level, a new stair and the
subdivision of original school halls. As a result the only internal features mentioned in
the list description are the stone cantilevered stair and the roof trusses, which it notes
are obscured by the suspended ceiling.

The proposed scheme will result in internal subdivision. The proposed design has been
conceived and developed around the idea of respecting the tall Gothic windows, with the
insertion of mezzanine floors in the proposed ground floor and first floor accommodation
which will avoid any physical over subdivision of them. In addition all new subdivisions
are set out by the rhythm of the windows. Thus the historic feeling of height, which will
emphasise the previous height of the school hall, will be preserved to an extent. The
proposed roof trusses are all to be retained and restored and will be displayed as a
major feature of the upper storey maisonettes, which are to be set out by the rhythm and
spacing of the trusses.

The re use of this building is welcomed and Officers are of the opinion that the
submitted scheme will preserve its historic and architectural integrity. Should permission
be granted a number of conditions are recommended to ensure that the detailing is
appropriate and of the standard expected for such a sensitive conversion.

Overall Scheme - General Layout
Vehicular access is gained from Backfields and there are 18 car parking spaces
proposed at ground floor level, the majority of which are beneath the building.

Pedestrian access is gained at two other entrance points on Backfields. The dominant
pennant stone boundary wall is to remain untouched as is the low level curving brick
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wall and simple railings at the Backfields and Moon Street end. In front of the former
Coroners Court to the south is a landscaped communal courtyard area with seating
which provides an amenity for future occupiers but also improves the setting to this
listed building.

Sustainable Design and Construction

The City Council's adopted guidance SPD 5 'Sustainable Design and Construction'
advocates measures to improve the environmental performance of new development,
and for major development proposals to be assessed against the core aims. Since the
production of this document the Code for Sustainable Homes has been introduced and
which provides a comprehensive framework for assessment of residential schemes.

In the submitted supporting statement the applicants have identified measures which
they are to adopt to ensure that the construction is in accordance with sustainable
development principles.

DO THE PROPOSALS CONTRIBUTE TO THE MIXED AND BALANCED
COMMUNITIES?

Policy 33 of the Joint Replacement Structure Plan (2002) emphasises the need for new
housing provision to help maintain or create attractive, balanced and sustainable
communities and contain an appropriate mix of housing types.

These objectives are further pursued in Planning Policy Statement No. 3 entitled
Housing (Nov 2006) where Local Planning Authorities are advised by the Government
to achieve a mix of housing, particularly in terms of tenure and price and a mix of
different households such as families with children, single person households and older
people is advised, when considering development proposals.

Supplementary Planning Document Number 10 entitled Planning a Sustainable future
for St Paul's was adopted in December 2006. One of the stated objectives is to achieve
at least 20% of the total number of dwellings in new residential developments to be
family sized dwellings of 3 or more bedrooms.

The 2001 census data indicates that the percentage of flats, maisonettes or apartments
in the Ashley ward as a whole are moderately high, (45%). Looking more closely at the
data for the “output area” within which this property is sited the census indicates that this
figure is 93% and in adjoining areas is 80% — 90%of properties are flats, maisonettes
or apartments properties.

In order to address these issues, the applicants propose 30 x 1 bed units (52.63%) and
17 x 2 bed units ( 29.8%) 9 x 3 bedroomed units (15.78%) and 1 x 4 bedroom unit
(1.75%). This mix has been criticised by a number of objectors, including the St Paul's
Unlimited Community Group and the Kingsdown Conservation Group on the grounds
that already almost 70% of the existing accommodation in the area comprises one or
two bedroom flats (ref St Paul’s Housing Needs Survey 2004) and that the family
housing provided is not sufficient in terms of quantity or quality.

In terms of family accommodation one of these units is the former Head Teachers house
which lends itself to such an occupancy, set over two floors with its own dedicated
private garden area (albeit particularly small). The remaining nine are provided either
with a balcony or a terrace. It is recognised that the units have their shortfalls in terms of
the living space in particular and the outdoor amenity space, which is either a terrace or
balcony, but all room sizes do comply with the suggested floorspace standards
produced by the Council for landlords.

In terms of the overall mix, whilst recognising that 1bedroom units account for half of the
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overall provision, with the incorporation of the mix of 2, 3 and 4 bedroom units officers
are of the opinion that this provision is acceptable. In addition to the above the overall
development scheme also provides an element of affordable housing (refer to Key Issue
8) which provides a mixture in terms of tenure.

DO THE PROPOSALS APPROPRIATELY ADDRESS ACCESSBILITY, TRANSPORT
AND MOVEMENT ISSUES?

With regard to transport and movement issues three fundamental principles underpin
Government guidance (as set out PPS1, PPS3, PPS6 and PPG13), Development Plan
policy and the Bristol Local Transport Plan 2001 — 6. These are:-

a) To promote more sustainable transport choices

b) To increase accessibility to jobs, shopping and leisure facilities by public
transport, walking and cycling

C) To reduce the need to travel, especially by car.

More specifically Policy M1 of the Bristol 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 traffic 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 site itself is located in a very sustainable location. As a result 18 parking spaces are
to be provided for the 57 flats. These are to be at ground floor level, the majority of
which are provided underneath the building. The level and layout of the spaces is
considered to be acceptable.

The site is particularly accessible given the fact that it is bounded by three roads. There
a number of pedestrian access points. Those which front Moon Street provide access to
the rear garden areas and there is also a bin store accessed here. Whilst there is no
pavement, these are not primary accesses and as such the Transport Team do not
object. The other accesses, including the vehicular access from Backfields are
considered safe.

Cycle parking is well provided for and is considered acceptable in terms of level (one
per unit) and siting. Of these 30 spaces are to be provided within an enclosed bicycle
store within the confines of the building, visitor cycle parking is available at the entrance
to the site.

Notwithstanding the above, given the impact the development will have on the transport
system a contribution of £46, 640 is sought towards the following:-

£15,000 for improvements to public transport infrastructure in the vicinity of the site

£31,640 towards improvements to the streetscape in the vicinity of the site including
street lighting, improvements to junctions including dropped kerbs / tactile paving and
improvements to footways adjacent to the site. In addition to the above the Transport
Team advise that the developer will need to reinstate the footway on the Upper York
Street and Backfields frontages, including the provision of new vehicle crossovers and
the removal of redundant ones.

The applicants have offered £45,000 instead of the full contribution. In addition to the
above the accompanying Transport Statement provides an Interim Travel Plan. It

-16 -



(7)

(8)

includes the appointment of a Travel Plan Co-ordinator and the provision of Travel
Information Packs and surveys. Any such Plan would be secured through the provisions
of S106.

It is considered that the proposals are satisfactory in terms of achieving the key
transport and movement objectives. The financial contribution, albeit £1,640 short, is
nonetheless considered to be acceptable, in the overall scheme of things.

AMENITY CONSIDERATIONS

Policy B8 (v) and (vi) of the adopted Bristol Local Plan required that residential
developments should take account of privacy and overlooking and safety and security
issues. Policy B5 of the Proposed Alterations to the Bristol Local Plan requires that
development proposals should take account of the effect upon the amenity of nearby
occupiers. In addition to the above policy B4 of the adopted Bristol Local Plan is also of
relevance here, which requires that developments should aim to provide safe and
secure environments, which seek to minimise both actual and perceived opportunities
for criminal activity and provide opportunities for self policing and surveillance.

Existing Occupiers

Opposite the former Coroners court on the other side of Moon Street are a small
number of residential dwellings. One occupier has written objecting to the proposals on
the grounds that there will be an unacceptable degree of overlooking from their kitchen
at first floor and bedrooms at second floor level.

Moon Street is a narrow cobbled street and from the boundary wall of the former
Coroners Court to the front wall of these properties is a distance of approximately 4. 5
metres and the distance from window to window is approximately 7. 5 metres. Whilst
this distance is particularly tight, it is considered that by reason of the oblique angle of
the Coroners court building and the differing floor levels from this to the Moon Street
properties, the degree of overlooking is acceptable. If anything it is considered that the
occupiers of the proposed new residential units will be overlooked by existing occupiers,
a fact that will no doubt be taken into account by future occupiers in their decisions to
purchase.

Future Occupiers

The proposed residential units meet the internal space standards that are used for
guidance purposes. A number of the units benefit from some semi — private outdoor
space in the form of balconies and terraces. The area to the front of the Coroners court
will provide all future occupiers with an element of outdoor space. The appropriate
financial contributions are to be secured to contribute towards improvements to
recreational facilities, including local parks, within the locality.

The scheme as a whole will introduce an element of informal surveillance and activity in
the local area, which will assist in reducing the perception that it is unsafe. This will be to
the benefit of both existing and future occupiers.

DO THE PROPOSALS PROVIDE FOR A SATISFACTORY OBLIGATIONS PACKAGE
COMENSURATE IN SCALE AND KIND WITH THE PROPOSALS? |.E IS THERE AN

ADEQUATE PROVISION OF AFFORDABLE HOUSING / RECREATIONAL AND
LIBRARY FACILITIES / COMPLIMENTARY HIGHWAY MEASURES?

Recreational and Library Facilities

Policies L2 and NE12 of the adopted Bristol Local Plan require that residential
developments containing 10 or more dwellings or on sites of greater than 0.1 ha in size
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require contributions towards required recreational facilities to be directed towards the
provision of improvements at identified locations both in the vicinity of the development
and to strategic recreational facilities throughout the city. Such a requirement is
compliant with guidance set out in Circular 05/2005 and PPG 17.

The Local Planning Authority has produced a Supplementary Planning Document 4
entitled Achieving Positive Planning through the use of Planning Obligations and within
this document a standard formula is provided in order to calculate the required
contribution.

Following negotiation, on behalf of the applicants, the appointed agents have increased
their recreational contribution offer from £50,000 to the full contribution required which is
£149,098. The full contribution for library facilities is also offered which equates to £13,227.

Affordable Housing

The initial application proposed an affordable housing contribution of 3 units (1x1 bed
and 2 x 2 bed) which equates to 5.2% on the basis that an increased offer would render
the proposals unviable. In support of this the applicants submitted costings for the
scheme as a whole. Following an examination of these costings by colleagues in the
Housing and Neighbourhood Services and later an independent Quantity Surveyor, and
following further negotiation the offer has now risen to 15.7%, to comprise the following:-

2 x 2 bed 3 person intermediate rented flat

2 x 3 bed 5 person intermediate rented flat

2 x 1 bed 2 person shared ownership flats

3 x 2 bed person shared ownership flats.

In considering the application proposals as a whole and having particular regard to the
affordable business space that is also being provided as part of this scheme (refer
below), this is considered by officers to be an appropriate offer.

Affordable Employment Space

The application proposals include the provision of 180m2 of affordable business space
in order to provide space for start up and creative businesses at low rents. The provision
of small workspace is a key objective identified in SPD10. It is understood that this is to
be managed by the St Paul’'s Unlimited Community Trust / Group. This space is to be
secured through a S106 agreement in order that it will be truly ‘affordable’ and secured
for the benefit of the local community now and in the future.

Complimentary Transport Measures

A financial contribution to such measures is referred to in Key Issue 6 and is accepted
by officers.

CONCLUSIONS

The applications are recommended for approval. It is considered that on balance, weighing up
all of the issues, the benefits of the scheme are significant. It proposes the sympathetic
conversion and much needed re use of a substantial former Coroners Court, which currently
stands empty. Following the justification of the demolition of the Lakota Club building itself, it
proposes a new build element which provides an active frontage to Upper York Street and in
terms of its scale and design has due regard for the local context. The provision of an element
of affordable business space, as well as the café / restaurant use will also play its part in the
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revitalisation of the local area for the benefit of the local community. The appropriate financial
contributions, towards recreational and library facilities are to be made, an element of affordable
housing is to be provided and contributions towards public transport infrastructure and
streetscape improvements secured. Whilst there have been objections with regard to the loss of
the nightclub use such a use is not safeguarded through planning policy and nor is it a use
which the owners wish to continue to operate. Whilst the mix of units favours a higher
percentage of 1 and 2 bedroomed units officers are of the view that the mix of units is
acceptable and considering the other benefits that the proposals will bring would not alone be a
reason to refuse the overall scheme.

APPENDICES

Appendix 1 — 1410/(P)11E Proposed ground floor layout

Appendix 2 — 1410/(P)20C Proposed NE/Upper York Street elevation
Appendix 3 — 1410/(P)21C Proposed SE/Backfields elevation
Appendix 4 — 1410/(P)08 Existing elevations (sheet 2)

RECOMMENDATION:

Q) APPLICATION NO 07/04779/F: GRANT Subject to the provision of a S106 Agreement:
Conditions and Advices to follow.

(2) APPLICATION NO 06/05019/LA: GRANT subiject to the following condition(s)

1. The works hereby permitted shall begin before the expiration of the three years form the
date of this permission.

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

2. All new external work and finishes and work of making good shall match existing original
work adjacent in respect of materials used, detailed execution and finished appearance
except where indicated otherwise on the approved drawings, or unless otherwise
agreed in writing by the Local Planning Authority.

Reason: To ensure that the external appearance of the building is satisfactory and that
the character and appearance of this part of the Stokes Croft Conservation Area would
not be harmed.

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

a) all windows, including rooflights (reveals, frames, cills, window heads etc)
b) external doors (pedestrian and vehicular);

c) parapets and eaves

d) Treatment of roof trusses

e) Courtyard garden boundary treatments

Reason: To ensure that the external appearance of the building is satisfactory and that
the character and appearance of this part of the Stokes Croft Conservation Area would
not be harmed.

4. Sample panels of the stonework / brickwork / timber cladding and render demonstrating
the colour, texture, face bond and pointing are to be erected on site and approved in
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writing by the Local Planning Authority before the relevant parts of the work are
commenced unless otherwise agreed in writing by the Local Planning Authority. The
development shall be completed in accordance with the approved details before the
building is occupied.

Reason: To ensure that the external appearance of the building is satisfactory and that
the character and appearance of this part of the Stokes Croft Conservation Area would
not be harmed.

5. Samples of the roof material (should it be required to be replaced or repaired) shall be
submitted to and approved in writing before any relevant parts of the work (re roofing)
are commenced, unless otherwise agreed in writing by the Local Planning Authority.
The development shall be completed in accordance with the approved details.

Reason: To ensure that the external appearance of the building is satisfactory and that
the character and appearance of this part of the Stokes Croft Conservation Area would
not be harmed.

Advice(s)

1. A04 — Approved plans
This application has been approved on the basis of the following plans/documents:-
Site Location Plan — 1410/(P) 01

Proposed NE / Upper York Street Elevation — 1410 (P) 20C
Proposed NW Courtyard Section / Elevation — 1410/(P)24B
Proposed SE/Backfields Elevation — 1410/ (P) 21C
Proposed NW/Moon Street Elevations — 1410/P 22C
Proposed SW Elevation — 1410/P27B

Proposed Street Elevations — 1410/(P)28B

Perspective from Cheltenham Road — 1410 (P) 40A

Proposed Basement — 1410/ (P) 10A
Proposed Ground Floor - 1410 (P) 11E
Proposed First Floor — 1410/ (P) 12F
Proposed Second Floor — 1410/(P) 13D
Proposed Third Floor — 1410 (P) 14G
Proposed Fourth Floor — 1410/(P) 15H
Proposed Roof Plan — 1410/ (P) 16C

Proposed SE Courtyard Section / Elevation
Proposed SW Courtyard Section / Elevation
Proposed NE Courtyard Elevation — 1410/(P)23A
Existing and Proposed Sections — 1410/ (P) 29

Indicative Existing Roof Truss Support — 1410/(P)31
Indicative Cantilevered Stone Stair Treatment — 1410/(P)30

Demolition Plan — 1410/(P) 04A
It is important that all works are carried out strictly in accordance with the plans,
drawings and other supporting material submitted as part of this application and hereby

approved.

Should alterations or amendments be required to the approved plans, for example to
satisfy requirements of other sections of Planning, Transport and Sustainable
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Development (such as Building Control) or other City Council Departments (such as
Neighbourhood and Housing Services) or for any other circumstance, you should
consult the Area Planning Team, Planning, Transport and Sustainable Development in
writing before commencing any work. Failure to comply with this advice may render
those responsible to enforcement proceedings, which may involve alterations and/or
demolition of any unauthorised building or structures and may also lead to prosecution.

A70 Discharging Conditions - Listed Building and Conservation Area Consent

Requests for confirmation of compliance with condition(s) associated with this consent
should be made in writing or by using the application form Approval of Details Reserved
by Conditions.

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

APPLICATION NO 08/00155/LC: GRANT subject to condition(s)

The works hereby permitted shall begin before the expiration of the three years form the
date of this permission.

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

The demolition works hereby permitted shall not be carried out otherwise than as part of
the completion of development for which planning permission was resolved to be
granted on 23" April 2008 (LPA ref:07/04779/F) and such demolition and development
shall be carried out without interruption and in complete accordance with the plans
referred to in this consent and any subsequent approval of details.

Reason: SR70 - To ensure the demolition is followed by immediate rebuilding and to
maintain the character and appearance of the Conservation Area.

Advice(s)

1.

A04 — Approved plans
This application has been approved on the basis of the following plans/documents:-
Demolition Plan — 1410/(P) 04A

It is important that all works are carried out strictly in accordance with the plans,
drawings and other supporting material submitted as part of this application and hereby
approved.

Should alterations or amendments be required to the approved plans, for example to
satisfy requirements of other sections of Planning, Transport and Sustainable
Development (such as Building Control) or other City Council Departments (such as
Neighbourhood and Housing Services) or for any other circumstance, you should
consult the Area Planning Team, Planning, Transport and Sustainable Development in
writing before commencing any work. Failure to comply with this advice may render
those responsible to enforcement proceedings, which may involve alterations and/or
demolition of any unauthorised building or structures and may also lead to prosecution.

BACKGROUND PAPERS
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