
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

Land to the Rear of 9 Priory Road, Clifton, Bristol, BS8 1PY 

Proposed Residential Development of a 5-Bed HMO 

 

Planning Supporting Statement  

April 2025 

 

 

 

 

 

 

 

 

 

 

 

 

 

Prepared on behalf of: 

Eastman Developments Ltd 

Planning Consultants + Agents 

Aspect360 Ltd  

45 Oakfield Road 

Clifton  

Bristol BS8 2AX 

M:  

E: info@aspect360.co.uk     

www.aspect360.co.uk 

Project Ref. F003    

 



 

 

 

Contents 

1 INTRODUCTION .............................................................................................. 1 

Purpose ......................................................................................................... 1 

Planning Background ......................................................................................... 1 

Structure of this Statement ................................................................................... 1 

2 THE SITE DESCRIPTION AND PLANNING HISTORY ................................................. 2 

Location and Context ......................................................................................... 2 

Accessibility..................................................................................................... 3 

The Site ......................................................................................................... 5 

Planning History ............................................................................................... 5 

3 PLANNING POLICY AND DESIGNATIONS .............................................................. 6 

4 THE PROPOSED DEVELOPMENT ........................................................................ 9 

Development Overview ....................................................................................... 9 

5 PLANNING REVIEW ........................................................................................ 10 

Overview ...................................................................................................... 10 

Emerging Policy – Bristol Local Plan Review ........................................................... 14 

New-Build Development .................................................................................... 15 

Conservation and Heritage Assets ....................................................................... 16 

Access and Movement...................................................................................... 16 

Sustainable Design and Construction .................................................................... 16 

Arboriculture .................................................................................................. 17 

6 PLANNING BALANCE AND CONCLUSIONS .......................................................... 18 

 

Appendices (separate document): 

Appendix 1 - BCC HMO Concentration Information 

Appendix 2 - LSO Ward and Bristol Accommodation Data 

Appendix 3 - 3260047 & 3260048 - Appeal Decisions 



Land to  the  rear  o f  9  Pr iory Road,  Br is to l ,  BS8 1PY 

Planning Support ing Statement                                    1 

1 Introduction 

Purpose 

1.1 This Planning Statement supports a Full Planning application submitted by Eastman Developments 

Ltd with proposals for a new-build residential development comprising a 5-bed house in multiple 

occupation (HMO) for individuals and/or students in full-time education. The application description 

is for: “Partial demolition of boundary wall, altered access and construction of a two storey 5-bedroom 

Use Class C4 small house in multiple occupation.” 

1.2 The purpose of the statement is to provide an overview of the proposals and to demonstrate 

compliance with relevant planning policy and guidance, along with other material considerations.  It 

should be read in conjunction with the supporting documents and drawings listed on the application 

covering letter. 

Planning Background 

1.3 The site has been subject to recent planning applications for development and there is an extant 

planning permission to develop a two-storey dwelling on the site. 

1.4 In September 2022 a Full Planning application (ref. 21/06911/F) was granted consent for the “Partial 

demolition of boundary wall, altered access and construction of a two-storey residential single 

dwelling house”, subject to conditions. In 2024 an s73 Minor Material Amendment application was 

then submitting seeking an increase in the height of the building by 500mm and a change in the type 

of metal cladding from a standing seam to profiled metal sheeting.  The application was also granted 

consent. 

1.5 Both applications were subject to a Unilateral Undertaking legal agreement with a financial 

contribution for off-site tree planting. 

Structure of this Statement 

1.6 This Statement is divided into the following sections:- 

 Section 2.0: Site Description and Planning History  

– a description of the site and context along with a review of the site’s planning history. 

 Section 3.0: Planning Policy Context  

– an explanation of the relevant national and local planning policy and guidance along with 

relevant material planning considerations for the proposed development. 

 Section 4.0: A Description of the Development Proposals  

– a description of proposals in terms of the use and physical development. 

 Section 5.0: Planning Considerations  

– an analysis of the scheme and compliance with national and local planning policies and ensures 

that relevant material considerations are addressed. 

 Section 6.0: Planning Balance and Conclusions  

– an overview of the merits of the development and reasoning why planning permission should 

be granted. 
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2 The Site Description and Planning History  

Location and Context 

2.1 The site is located on the edge of Bristol City Centre within the Central Ward and what is an inner 

urban context.  The location comprises a mix of residential properties, the majority being flats within 

converted period buildings but there are also a few family dwellings.  However, the area is dominated 

by the presence of the University of Bristol (UoB) Precinct and the South West Regional Headquarters 

of the BBC.    

2.2 The University of Bristol Precint immediatley abuts the site with buildings of the Dept. of Social 

Science and Law sharing a boundary.  The wide mix of uses immediatley in the vacinity of the site 

are shown in figure 1. 

 

 

Figure 1.  The differing land uses in proximity of the site. 

BBC 
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Accessibility 

2.3 The site is highly accessible for everyday needs with a wide range of retail shops, support services, 

eating and drinking establishments, as well as leisure uses within easy walking distance. Both the 

West End shopping area and Clifton Down Shopping Centre/Whiteladies Road are less than a 10 

minute walk (figure 2). 

2.4 The location benefits from excellent access to a mix of regular public transport services.  There are 

several bus routes running available from stops on Queen’s Road and Whiteladies Road which link 

the city centre to the northern suburbs.  The city’s main coach terminus off St James Barton in the 

city centre is also within walking distance. 

2.5 Clifton Down railway station a 10 minute walk from where the Severn Beach line runs to Bristol 

Temple Meads Station where there are connections to the National Rail Network.  The Bus Station 

off St James Barton roundabout in Bristol City Centre is also within a 15 minute walk. 

2.6 The site is in an excellent location, particularly for students due to the proximity of the UoB Precinct 

faculties and associated student welfare and pastoral facilities along with the students’ union building 

on Queen’s Road which is a short walk from the site provided locally. The UoB sporting centre at 

Coombe Dingle is also accessible approximately 2 miles to the north and can be reached by bus or 

cycling. 

2.7 Within the area there are three providers of car clubs which both residents and business have access 

to. 

2.8 The publicly available Tier electric cycle and scooters are available for public hire and can be picked 

up local streets. 

2.9 Figure 2 illustrates the range of facilities and public transport provision that are within walking 

distance in respect of a 500m distance from the site.  

 



Land to  the  rear  o f  9  Pr iory Road,  Br is to l ,  BS8 1PY 

Planning Support ing Statement                                    4 

 

 

  

Figure 2.  

Land use map with local centres, shopping 

areas and the major institutions indicated.  

The key public transport routes and links are 

also indicated. 
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The Site  

2.10 The site was historically associated with no. 9 Priory Road (a period townhouse) and historically was 

developed with a coach house and greenhouses.  Following the conversion of the host property into 

flats, the site was sold off and for many years has been in the ownership of the applicants.  They 

have simply used it for occasional parking by their contractors’ vehicles and materials srtoage, but 

more recently, it has become redundant. 

2.11 It is accessed via a wide entrance and dropped kerb that allows vehicles to enter the site where a 

hard standing provides space for two cars to park in tandem. 

2.12 High stone boundary walls enclose the site with three sides shared with adjoining residential 

proposals or the car park serving the UoB. 

2.13 A more detailed description of the site can be found in the Heritage, Design & Access Statement. 

Planning History  

2.14 According to the Council’s online Planning Register, a Full Planning application was in 2003 submitted 

under application ref. 03/04699/F proposals the construction of a two storey detached house with 

off street parking space.  The application was withdrawn by the applicants prior to the Local Planning 

Authority (LPA) making a decision. 

2.15 In 2021 a Full Planning application (ref. 21/06911/F) was granted consent for the “Partial demolition 

of boundary wall, altered access and construction of a two-storey residential single dwelling house”.  

The permission was subject to conditions, some of which required the further approval from the LPA 

on information at key stages of the construction. 

2.16  In 2024 an s73 Minor Material Amendment application seeking increase the height of the 

development by 500mm and change the metal cladding from a standing seam to profiled metal 

sheeting was approved.  

2.17 Both applications were subject to a Unilateral Undertaking legal agreement with a financial 

contribution to off-site tree planting. 
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3 Planning Policy and Designations 

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires Local Planning Authorities 

to determine planning applications in accordance with the provisions of the Local Development 

Framework, unless material considerations indicate otherwise.  The Development Plan for Bristol City 

Council comprises: 

• Bristol Core Strategy (BCS), 2011;  

• Site Allocations & Development Management Policies (SADMP), 2014; and 

• Bristol Central Area Plan (BCAP), 2015. 

3.2 Supporting these policy documents are a number of supplementary planning documents and 

guidance published by the Council. 

3.3 According to the council’s planning policy mapping (figure 3), the site is located within city centre 

boundary that in planning policy terms is covered by the adopted Central Area Plan and its various 

policies.  It is also shown to be within the Whiteladies Road Conservation Area. 

3.4 The University of Bristol Precinct is shown to extend right up to the rear of the site.   

 

 

 

 

 

Figure 3.  Extract form the Central Area Plan area with the site highlighted with a red star. 



Land to  the  rear  o f  9  Pr iory Road,  Br is to l ,  BS8 1PY 

Planning Support ing Statement                                    7 

3.5 At the national level the National Planning Policy Framework (NPPF) 2024 and its accompanying 

Planning Practice Guidance are material considerations.  The NPPF provides a presumption in favour 

of sustainable development and at Section 2 Achieving sustainable development paragraph 8 

identifies the three over-arching objectives of the planning system that are interdependent, these 

being;  

• economic;  

• social; and  

• environmental.  

3.6 In pursuit of these objectives the NPPF guides development towards achieving sustainable solutions, 

but acknowledged that in doing so, decision ‘… should take local circumstances into account, to reflect 

the character, needs and opportunities of each area.’  (paragraph 9) 

3.7 The document then provides for a presumption in favour of sustainable development and establishes 

that development that accords with ‘an up-to-date development plan’ should be approved without 

delay (para. 11, item c). 

3.8 The NPPF places significant weight on the need to support economic growth through the planning 

system and the provision of new homes, particularly where this involves the efficient use of land, 

and in particular, previously developed land as in the case of the application site. 

3.9 Section 5 of the NPPF is headed Delivering a sufficient supply of homes and addresses housing need 

and in so doing, identifies the importance of windfall sites within existing settlements.  

3.10 Section 11 Making effective use of land promotes ‘an effective use of land in meeting the need for 

homes and other uses’ and in paragraph 14 item d) directs local planning authorities to ‘promote and 

support the development of under-utilised land and buildings, especially if this would help to meet 

identified needs for housing where land supply is constrained and available sites could be used more 

effectively …’. 

3.11 At paragraph 129 under the heading Achieving appropriate densities the document reiterates the 

need for development that makes efficient use of land, taking into account a list of criteria, these 

being: 

‘a) the identified need for different types of housing and other forms of development, and the 

availability of land suitable for accommodating it; 

b) local market conditions and viability; 

c) the availability and capacity of infrastructure and services – both existing and proposed – as 

well as their potential for further improvement and the scope to promote sustainable travel modes 

that limit future car use; 

d) the desirability of maintaining an area’s prevailing character and setting.’ 
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3.12 Section 12, Achieving well—designed and beautiful places promotes inter alia, high quality 

development that is visually attractive and sympathetic to local character and history, i.e. the local 

built context. 

3.13 Core Strategy Policy BCS2 refers to Bristol City Centre and specifies that its role as a regional focus 

will be promoted and strengthened.  Development that includes mixed uses for offices, residential, 

retail, leisure, tourism, entertainment and arts and cultural facilities is promoted. 

3.14 Core Strategy Policy BCS5 Housing Provision seeks to deliver new homes and a minimum target 

across the city for 26,400 homes between 2006 and 2026. Development of new homes is sought 

primarily on previously developed sites. 

3.15 Policy BCS18 Housing Type seeks to create a mix of housing that new residential development 

provides a range of housing types to help support the creation of mixed, balanced and inclusive 

communities.  Policy BCS20 Effective and Efficient Use of Land promotes development that will 

maximise opportunities to re-use previously developed land, in order to promote higher densities of 

development. 

3.16 The site is within the Whiteladies Road Conservation Area, details of which are included in the 

Heritage, Design & Access Statement. 

3.17 The Government’s flood mapping identifies the site being within Flood Zone 1 and so is at a low risk 

of flooding. 
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4 THE PROPOSED DEVELOPMENT 

Development Overview 

4.1 The applicants have received lukewarm feedback from local property agents regarding the 

marketability of the consented dwelling on the site. Agents have cited limited external amenity space 

and the absence of local parking as key factors detracting from the appeal of the approved 

accommodation. Furthermore, due to the site's close proximity to the University of Bristol, the high 

concentration of students in the area is considered to negatively impact demand for a three-bedroom 

family home. 

4.2 A construction cost analysis has been undertaken to assess the viability of the approved scheme. 

Given the significantly high construction costs, attributable to both materials and labour and the 

complexities of developing a constrained site in a central urban location, the applicants have 

concluded that delivering a C3 dwelling on this site is not viable when weighed against the likely 

gross development value and development risk. In contrast, the proposed scheme represents a more 

viable and sustainable form of development, which, once delivered, will also contribute positively to 

the character of the Conservation Area. 

4.3 The proposed built form is nearly identical in design to the extant scheme, with the same form and 

external appearance. The only modification relates to the arrangement and positioning of windows 

on the southern elevation. 

4.4 Further detail on the design principles and architectural approach can be found in the accompanying 

Heritage, Design & Access Statement.  



Land to  the  rear  o f  9  Pr iory Road,  Br is to l ,  BS8 1PY 

Planning Support ing Statement                                    10 

5 PLANNING REVIEW 

Overview 

5.1 The extant planning permission has established the principle of developing the site with a two-storey 

coach house style building for residential use.  The current proposal reflects the design approach of 

the approved scheme and it is the nature of the differing residential use that is now the key 

consideration.  In assessing the application, the issues are whether the proposed use will result in a 

harmful impact upon the character of the area; a population imbalance within the local community; 

and/or upon the amenity of existing residents. 

5.2 This needs to be considered in the context in which the site is located. The central area is a mixed-

use zone, dominated by the UoB Precinct, the BBC, and other commercial enterprises and 

accommodation that primarily serve student needs. As a result, the site’s location cannot be classified 

as a traditional residential suburb. 

5.3 In terms of promoting sustainable travel, given the proximity of the site to the UoB faculties and 

facilities, along with local shops and services, the use of the development by students will inevitably 

mean walking will be preferred mode of travel and so a lower dependency on less sustainable options 

will be avoided. Nevertheless, they will have provision for secure storage of bicycles and will have 

the opportunity to join the publicly available Tier electric scooter and bicycle hire service.  They won’t 

however be able to join the resident’s parking scheme and so will be restricted from being able to 

have a car. 

5.4 The proposed HMO use will provide accommodation which there is high demand for and will make 

more efficient use of the site by increasing the density of its occupation.  Achieving the higher density 

sits squarely with paragraph 128 of the NPPF as there is recognised demand for the type of 

accommodation. 

5.5 The need is borne out by the Council’s 2024 Housing Needs Assessment which provides evidence of 

the city’s likely housing need for the period 2020-2040.  It reviews the household data for the past 

30 years and makes predictions on the population growth and likely required mix of housing. 

5.6 A review of demographic projections are provided and this forms the basis for identifying the housing 

needs for all types of housing, including both market and affordable housing.  It shows a significant 

increase in the number of households over the period and changing housing tenure trends with the 

importance of significant growth in the private rented sector, driven by a combination of listed 

demand and supply factors.  At the same time, it shows there will be a contraction of the availability 

of social rent property. 

5.7 It is also worth noting that over the last few years the UoB has struggled to find accommodation for 

its students with the results that a significant proportion have had to be found lodgings in locations 

outside of Bristol, including Newport, South Wales some 25 miles away.   
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5.8 Chapter 2. Establishing Local Housing Need includes a section headed Projected Household Types.  

This includes Figure 11 which shows the household numbers for the City for years 2020 and 2040 

based on the Scenario 2 projections by household type and age, together with the net change for 

each group.  This shows is an overall growth of 46,900 households with single person households 

representing almost a third of the overall growth (15,000, 32%), couples without dependent children 

representing almost a third (13,600, 29%); families with dependent children making up 

approximately one fifth (9,000, 19%) other types of households (including HMOs) contributing a 

further 9,400 households.  

5.9 It should also be noted that when the figures for the central area are considered, only 4% of residents 

are students in higher education. 

5.10 The importance HMOs in the ongoing provision of housing within the city is evidently significant. 

5.11 In terms of Local Plan policy, the LPA’s Core Strategy Policy BCS18: Housing Type  has a similar 

thread in that it seeks to ensure that new residential development provides a range of housing types 

to help support the creation of mixed, balanced and inclusive communities.  It includes an aim that 

new development should contribute to the diversity of housing in the local area and help to redress 

any housing imbalance that exists.  

5.12 BCS18 is supported by Development Management Policy DM2 Residential Sub-divisions, Shared and 

Specialist Housing which, inter alia, recognises that shared housing provides an important 

contribution to people’s housing choice and aims to ensure that future specialist housing for students 

meets appropriate standards and is sensibly located.  Such development is not permitted where it 

would harm the residential amenity or character of the locality or create or contribute to a harmful 

concentration2 of such uses within a locality. 

5.13 Development Management Policy DM2 picks up on the thread and includes reference to ‘other forms 

of shared housing’.  It is a permissive policy but aims to preserve residential amenity and the 

character of an area, as well as avoid concentration of such uses in the locality.  The general criteria 

upon which schemes are assessed against are: 

“• Levels of activity that cause excessive noise and disturbance to residents; or 

• Levels of on-street parking that cannot be reasonably accommodated or regulated through 

parking control measures; or 

• Cumulative detrimental impact of physical alterations to buildings and structures; or 

• Inadequate storage for recycling/refuse and cycles. 

ii. a harmful concentration of such uses within a locality as a result of any of the following: 

• Exacerbating existing harmful conditions including those listed at (i) above; or 

• Reducing the choice of homes in the area by changing the housing mix.” 

5.14 The following provides an assessment of the above against the above DM2 criteria: 

 Levels of activity that cause excessive noise and disturbance to residents;  
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5.15 The development will be for 5 occupants. The siting, orientation and separation distances of the 

development with adjoining properties is such that the activity associated with the proposed use 

wouldn’t generate any demonstrable greater impact than if a family dwelling. The inner urban context 

is one where there is generally a high level of pedestrian activity passing the site. 

 Levels of on-street parking  

5.16 As demonstrated above, the site is highly accessible and there would be no need for future occupants 

to need access to a car.  The area has restricted car parking being part of the Kingsdown Residents’ 

Parking Zone and the future occupants would be excluded by the LPA from joining the scheme.  The 

alternative would be for them to join one of the car clubs and locally available cars.  

 Cumulative detrimental impact of physical alterations to buildings and structures 

5.17 The proposal is for a new-build development that matches an extant scheme.  The development, as 

permitted will enhance the character of the area. 

Inadequate storage for recycling/refuse and cycles. 

5.18 The intended storage for both recycling/refuse and cycles has been designed to comply with the 

LPA’s adopted standards. 

A harmful concentration of such uses within a locality as a result of any of the following: 

Exacerbating existing harmful conditions including those listed at (i) above 

5.19 The site is located in a unique position abutting the UoB Precinct and in a context that is mixed in 

terms of the variety of uses (figure 1).  It is acknowledged that there is a high concentration of HMO 

uses in the area and the issue is discussed further in paragraphs below.  However, given the particular 

location of the site and context, the proposed HMO use is regarded to be entirely appropriate. 

Reducing the choice of homes in the area by changing the housing mix. 

5.20 As new development, there will be no reduction in the choice of home in the area.  The development 

will create accommodation for which there is high demand and it is located where the future 

occupants can benefit from the highly accessible environment, limiting their need to travel or use 

unsustainable forms of travel. 

5.21 In considering the issue of concentration, Central Area Plan Policy BCAP1 Mixed-use development in 

Bristol City Centre places an expectation that new development contributes to a mix of uses in the 

wider area, including new homes that are appropriate to the site and its context.  Policy BCAP2: New 

homes through efficient use of land supports the residential use of vacant or underused floor space.  

Policy BCAP3: Family sized homes includes reference to houses in multiple occupation by cross-

referencing to Development Management Policy DM2: Residential Sub-divisions, Shared and 

Specialist Housing.   

5.22 In support of policy the Council has published a supplementary guidance document (SPD) entitled 

Managing the development of houses in multiple occupation which relates to the policy.  The SPD 

within its introduction section refers to the guidance identifying ‘situations where harm for HMO 

concentrations are likely to arise’.  It also sets out a list of potential harmful impacts.  The SPD then 

provides objective criteria upon which an over-concentration of HMO type uses may be judged.  This 
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is based on a basic ‘sandwiching’ assessment and a threshold assessment of there being more than 

10% of residential units within a 100m radius of a site being an HMO use. 

5.23 In this case, the development would not result in a ‘sandwiching’ situation arising but as noted above 

would contribute to the concentration of student uses in the area which is above the 10% threshold.  

Figure 4 is an extract of the council’s mapping that illustrates the location of other HMOs in proximity 

of the application site with several in Elmdale Road and to the north, Tyndalls Park Road. 

5.24 Information supplied by council’s Strategic Policy Officer Simon Fletcher (Appendix 1) has confirmed 

that within 100m of the site there are currently 19 HMOs which represent 19.38% of all residential 

dwellings being HMOs. When the data is compared to the Central Ward there are 658 HMOs which 

equates to 4.97% of all dwellings. 

  

Figure 4.  Extract from BCC Pinpoint mapping indicating the appeal site 

location and the proximity of other HMOs in the area. 

5.25 Based on this information, the concentration of HMOs is above the LPA’s 10% threshold whereupon 

an over-concentration of such uses is considered to be created in the mix of housing within the area.   

5.26 Further information on the mix or household accommodation for the Lower Super Output Area in 

which the site sits is proved as Appendix 2. 

5.27 In considering the concentration issue, one must address the issue of ‘harm’ and whether in this 

particular instance, there would be any demonstrable impact from the HMO development on the 
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amenity of local residents or result in a reduction in the social cohesiveness of the community given 

the context that has been described above. Given the site’s inner urban context and convenient 

location on the edge of the UoB Precinct there is nothing to suggest there would be any arising harm. 

5.28 The issue of harm has been subject to a previous appeal decision where the Planning Inspector 

considered proposals for an HMO student dwelling on Hampton Lane (Appendix 3 - Land to the rear 

of 85 Whiteladies Road Appeal Decision), a short distance from the application site. 

5.29 In the decision, the Inspector outlined the main issue being ‘whether the proposal would be likely to 

result in any population imbalance within the local community and harm the amenity’ and considered 

the LPA’s HMO policies and guidance.  He noted that the development would exceed the 10% 

threshold (18% being the result) but that there would be no harmful ‘sandwiching’ effect.  

Importantly, it was noted that the increased activity associated with the use would be very modest 

and concluded that “…the proposal would be unlikely to result in any population imbalance within the 

local community and would not harm the amenity of the local area.” 

5.30 For the Priory Road development, there are clear parallels with the Hampton Lane scheme and its 

context. Accordingly, we contend that a similar conclusion can be drawn: considering the commercial 

and student character of the area, the development would be unlikely to cause any population 

imbalance within the local community and would not harm the amenity of the local area. 

5.31 As set out above, the development, being a small HMO has all the essential attributes for creating 

quality living accommodation and complies with the LPA’s objective guidance relating to the provision 

of refuse and cycle storage. 

5.32 In this case, it is worth noting that within the 100m radius there is a particularly low density of 

dwellings due to the presence of commercial and other institutional uses. The overall level of 

residential density is significantly lower than other parts of the city centre area which are 

predominantly residential in character. 

5.33 Therefore, it is a reasonable assertion that when considering the institutional, commercial and 

student character area, there would be no harmful population imbalance within the local community 

nor harm to the amenity of existing residents in the local area because the immediate context around 

the site has such a low density of dwellings. 

5.34 Furthermore, there would be no loss of existing housing and the new dwelling would contribute to  

the supply of homes in Bristol, specifically catering for students and providing home which would be 

highly accessible for their day to day living. 

Emerging Policy – Bristol Local Plan Review 

5.35 The Local Plan Review has been through the Regulation 18 Consultation stage and a publication 

version of the Local Plan was produced in November 2023 for representations to be made.  In April 

2024 the document was then submitted to the Secretary of State for independent examination, a 

process that will include examination hearings throughout the summer of 2024.  The Plan, if found 

to be sound, isn’t likely to be adopted until the spring of 2025. 
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5.36 The NPPF at para. 49 addresses the issue of emerging development plans and makes it clear that 

planning law requires that applications for planning permission should be ‘…determined in accordance 

with the development plan, unless material considerations indicate otherwise.’ 

5.37 It then advices LPAs may give weight to relevant policies in emerging plans according to: 

a) the stage of preparation of the emerging plan (the more advanced its preparation, the greater 

the weight that may be given); 

b) the extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); 

and 

c) the degree of consistency of the relevant policies in the emerging plan to this Framework (the 

closer the policies in the emerging plan to the policies in the Framework, the greater the weight 

that may be given).’ 

5.38 The above text is written with flexibility with the phrase ‘may give weight’ which suggests adherence 

to the emerging plan is certainly not a mandatory. 

5.39 At the time of writing, the Inspectors have asked for an additional document to be added to the 

‘representations received' section of the examination library. This catalogues general comments and 

representations not made against any specific policy. 

5.40 Given the Review is still at an stage of the Examination process and as further evidence has been 

submitted to the Inspectors by third parties to which there is dispute in the wording of the emerging 

policies amongst them, the Plan should only attract limited weight. 

New-Build Development  

5.41 The proposals have been the result of extensive consideration of the constraints and opportunities 

associated with the site, and the proposal largely reflects that of the extant planning permission, 

albeit with a greater number of bedrooms and windows. 

5.42 As described in the Heritage, Design & Access Statement, the development is intended to create a 

distinctive, contextual building and quality accommodation.  It will positively respond to the character 

of the area and particular relationship with the surrounding period properties. 

5.43 Overall, the design strategy is regarded to comply with Core Strategy Development Principles Policies 

BSC21 Quality Urban Design which provides a list of design criteria which new development is 

expected to meet.  It will result in a high-quality living environment for the future occupiers and on 

this basis, it will comply with not only policies BCS21, but also Development Management Policies 

DM26: Local Character and Distinctiveness, DM27: Layout and Form, and DM29: Design of New 

Buildings. 

5.44 The NPPF recognises that good design is a key aspect of sustainable development and securing high 

quality and inclusive design goes beyond aesthetic considerations.   
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5.45 The NPPF at para 131 acknowledges that “The creation of high quality buildings and places is 

fundamental to what the planning and development process should achieve”.  It continues by 

recognising that “Good design is a key aspect of sustainable development, creates better places in 

which to live and work and helps make development acceptable to communities.” 

Conservation and Heritage Assets 

5.46 Given the recent planning history for the site, extant planning permission, and fact the proposed 

development reflects this, the proposal is deemed to be compliant with Bristol’s Core Strategy Policy 

BCS22: Conservation and the Historic Environment which seeks to safeguard or enhance heritage 

assets and the character and setting of areas of acknowledged importance, including listed building 

and conservation areas.  Development Management Policy DM31: Heritage Assets cross-references 

to Policy BCS22 with it seeking to ensure development proposals preserve, and where appropriate, 

enhance heritage assets or their setting.  In this case, the development will result in an enhancement 

of the site and general street scene. 

Access and Movement  

5.47 The location of the development is highly accessible for everyday living and is particularly suited to 

students as the UoB Precinct and other facilities are so close.  As such, walking will be the mode of 

choice for the residents, but as they will have secure storage for bicycles within the site and also 

access to the publicly available Tier electric bikes and scooters, for longer journeys they will have a 

convenient means of traveling around the city when walking is considered too far.   

5.48 As a material consideration, section 4.4 of  Manual for Streets (Dept of Transport, 2007) is entitled 

Walkable Neighbourhoods and states that such an area is typically characterised as having a range 

of facilities within 10 minutes walking distance (around 800 metres).  As set out above, the site’s 

location would fall within such an area. 

5.49 Bristol’s Core Strategy Policy BCS10: Transport and Access Improvements identifies several 

development principles, which promote in a sequential list of sustainable modes of transport, 

prioritising walking and cycling over public transport and private motor vehicles.  The policy also 

directs developments to locations where sustainable travel patters can be achieved and which are 

accessible, and promotes safe streets and negative impacts of vehicular traffic.  Whilst the policy 

doesn’t refer to the provision of scooters within the city, and is thus out of date, the important 

principle is the promotion of sustainable travel patterns.  On this basis, the future occupiers could 

quite easily live at the property without the need to travel by car. 

5.50 On this basis, the location and use of the site will comply with national guidance and the LPA’s model 

hierarchy set out in Policy BCS10. 

Sustainable Design and Construction 

5.51 From a sustainable design and energy use perspective, the design of the scheme as practically 

possible will accord with Policies BCS13: Climate Change, Policy BCS14: Sustainable Energy, Policy 

BCS15: Sustainable Design and Construction.    
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5.52 From a sustainable design and energy use perspective, the scheme, as far as practical complies with 

the principles of Core Strategy Policies BCS13: Climate Change, Policy BCS14: Sustainable Energy 

and Policy BCS15: Sustainable Design and Construction.  

5.53 The development complies with the LPA’s heat hierarchy requirements and will achieve the Council’s 

target of a 20% reduction in residual carbon emissions with use of solar panels, as per the 

Sustainability Statement and Energy Assessment.   

Arboriculture 

5.54 The existing Holly tree will be felled.  The loss will trigger a planning obligation for replanting and as 

in this case, re-planting on-site cannot be achieved, a financial contribution will made to the LPA by 

way of a Unilateral Undertaking (as per the extant planning permission). 

5.55 The justification for requiring the obligation is set out in Policies Coe Strategy Policies BCS9 Green 

Infrastructure which seeks to protect green infrastructure assets including landscape, biodiversity 

and trees.  Policy BCS11: Infrastructure and Developer Contributions provides the basis upon which 

various obligations can be sought.  The policy is supported by an adopted supplementary planning 

document (SPD) Planning Obligations.  This includes a section relating to replacement tree planting 

and schedule for the level of contribution required depending on whether on or off-site replanting is 

to take place. 

5.56 In the case of the development, the number of replacement trees is based on the size of the existing 

tree and the tree schedule within the SPD.  Further details are included in section 11 of the 

Arboricultural Report and the financial contribution will be for planting two new trees. 

5.57 A draft Unilateral Undertaking accompanies the application and will be finalised once feedback from 

the Inspectorate on the application has been received. 
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6 Planning Balance and Conclusions 

6.1 This statement and the accompanying documents provide a clear and robust basis upon which 

planning permission can be granted in terms of land use planning and physical development. 

6.2 The extant permission has established the principle of developing the site with a coach-house style 

building, which remains the ‘fallback’ position for the applicants, albeit it is not consider commercially 

desirable.  

6.3 The core consideration of the current application is the impact of the proposed HMO use, specifically, 

whether it would result in a population imbalance or cause harm to residential amenity. As set out 

above, and due to the specific context of the site, we maintain that the development would not give 

rise to any such harm. The proposal is entirely appropriate for its setting within the city centre. 

6.4 There are only minimal differences between the proposed development and the previously approved 

scheme. The level of activity associated with both the proposed HMO and C3 uses would be 

comparable, and modest overall. As virtually all resident journeys will be made on foot, the impact 

on third-party interests would be negligible. 

6.5 The proposal represents a sustainable form of development that will deliver tangible economic, social, 

and environmental benefits. 

6.6 On this basis, it can reasonably be concluded that the development complies with Core Strategy 

Policy BCS18 and Development Management Policy DM2. It will contribute to the supply of shared 

housing in a highly accessible and sustainable location, without causing harm to the amenity of 

existing residents or to the character of the area. 

6.7 In conclusion, the proposals are entirely appropriate for the site, its location, and its context. 

Accordingly, there are clear and sound planning grounds for the application to be approved. 

 




