


SAINT PAUL'S NEIGHBOURHOOD PLAN

CHAPTER TWO : LAND USE



LAND USE IN ST PAUL'S

Introduction
St. Paul’s is defined as a Mixed-use inner city community.

What is Mixed Use?
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Mixed use is a term that is applied to areas of the city where there is a
significant diversity in the uses to which the buildings and land are put.

It is normally applied to commercial areas of a city where, although it
has a 'business character’, there is a high proportion of people living
in the area; or where an area is not dominated by one type, size or
sector of business - such as an Industrial Estate - but may also include
offices, workshops, shops, leisure facilities and public facilities such as
libraries, schools, museums, etc.

The neighbourhood of St. Paul’s includes two areas of quite different
urban character - both mixed use, but one having a more 'business'
character, the other more residential. z

(See MAPS TWO & THREE) A
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The character of each of these areas is defined both by the type
of buildings that predominate - their height, size, visual
appearance, mix - and the layout of the streets and spaces

- how the buildings front the street or are set back, whether
they have public activity at ground floor level, how the parks
and green spaces are used and integrated into the streetscape.
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A residential neighbourhood 'feels' quite different from a
commercial neighbourhood because houses are occupied
at different times of the day/week, than businesses.

Areas, which are solely in business use often shut
down after 6 o'clock and at weekends, so shops and

cafés that serve these areas, also shut.

In a residential neighbourhood, particularly those with a variety
of household types, there is always activity, people walking about,
visiting, socialising, seeing to their families. The streets are 'animated’

during the day, but also in the evenings and at weekends.

Mixed use communities can provide the best of both worlds - employment and
business opportunities for local people which contribute to the city's economic
vitality, enough people during the working day to support the shops and services,
enough people at weekends and in the evening to make the streets feel safe

and supervised.

However, there are conflicts, particularly with regard to the transport needs of

the different users and uses.

On the one hand, businesses bring employment, spend money on local
goods and services, provide goods and services to residents, support public

transport networks, and add to the city's wealth and creativity.

On the other, businesses often need to use large vehicles for movement

of goods or services, or rely on transport for their livelihood.
Workers' parking takes up road space the residents would rather
use for their own parking. There could also be issues of noise

or smell, waste storage and disposal, time of deliveries
or hours of operation.

The Community of St. Paul’s recognises the value and vitality

that the mix of uses brings to the neighbourhood.

This Neighbourhood Plan seeks to illustrate how the mixed use
character of St. Paul’s can be retained and enhanced to continue
to benefit the area, and how potential conflicts can be managed

through good design, and through shared understanding

and communication.
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The area identified in the Plan as the Business District corresponds to that
part of St. Paul’s that falls within Bristol City Centre (see map one). This area

is included in the City Centre Strategy and is expected to contribute to the
future of Bristol City Centre as: -

1. A creative, distinctive city centre

2. An accessible and inclusive city centre
3. A prosperous city centre
4.

A sustainable city centre, which balances economic prosperity,
environmental pressures and social issues to ensure a good
quality of life

(See Bristol City Centre Strategy and Area Action Plan 2005-2010. November 2005)

This part of St. Paul’s holds the majority of employment and business uses

in the neighbourhood in the form of smaller offices, workshops, training
facilities and wholesale/retail outlets. This area offers an affordable business
location within easy reach of city clients and customers, and with a pool of
skilled and semi-skilled labour on the doorstep. These business uses are
under threat, primarily due to the scarcity and value of land, and the
pressure for residential growth in the city.

Many buildings/sites are being considered for residential conversion, other
sites may have potential to move from lower value employment (i.e. bulk
wholesale warehouse or manufacturing) to higher value employment use.

The St. Paul’s Community wish to retain not only the valuable employment
that the business district currently provides, but the business 'buzz' and
character that it brings to the St. Paul’s neighbourhood.
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The business district of St. Paul’s lacks a functioning
core, due to the lack of service uses such as shops
and cafes that would normally serve the

business population. Also, such uses would
generate a level of footfall to and through

the area that would increase passive

surveillance and reduce crime, increasing

the vibrancy and vitality of the area.

Portland Square, with the presence of Circomedia,
the Pierian Centre and Cosie’s Wine Bar would
best serve this purpose. This could be supported
through encouraging a more diverse range

of uses at ground floor level serving a wider
public purpose, and pursuing the potential

for activities such as for a regular Arts

Market around the square, drawing people

into and through the business district.
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The public streets and spaces of the
neighbourhood provide the backdrop for
social interaction, and their social use can add
to the life and vitality of an area.

For example, St. Paul’s is well known for
Carnival - one of the major public social events
in Bristol. In a ‘Bristol visitors' survey conducted
by Bristol East Side Traders in August 2006,
undertaken at interview points in and around
Bristol City Centre, 1 in 4 of Bristol residents
interviewed said they had attended the St. Paul’s
Carnival. Dozens of floats, and hundreds of
costumed performers of all ages dance a route
through the streets of St. Paul’s while residents
and visitors use the spaces along that route for

Photograph by Keri Valentine informal and formal gatherings.

Spill-Out Public Spaces

St Paul’s Carnival Stalls *



There are a number of spaces that can be used regularly, in a more low-key
manner, but they need to be designed and managed to promote positive
social interaction, while avoiding conflict with adjacent users, residents
and businesses.

In addition, the provision of such space can add to the street
life and vitality of an area.

The four areas of public spill-out space identified in the plan are:

Portland Square, where the traffic and
streetscape proposals and improvements
to the park itself will provide and
encourage more use of the public space.

Brunswick Square, where redesign
of the square needs to repair and
enhance this degraded historic space
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The area outside the Inkerman pub
already acts as a social hub.

However it suffers from a poor quality
environment, illegal parking, and attracts
a level of anti-social behaviour.

Through better design and responsible
management, this space has the
potential to become a quality meeting
place serving the surrounding residential
and employment area.

The public green in front of the Learning
and Family Centre is a well-used space
and has the potential to extend the social
uses from within the centre into the
public realm. This space is on a major
pedestrian and vehicular route through
the heart of St. Paul’s. Public events and
activities in this space would attract
participants due to visibility and
association with a well-used

community facility.

In all cases where the public spaces are subject to a high level of use, their servicing
and management regime needs to respond appropriately to ensure the sustained z
quality of the urban environment.
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Retail Frontages .,M—m/u?

There are two principal retail frontages located on streets that form the boundary

of the St. Paul’s neighbourhood. These are Stokes Croft (within the Business District)
and Grosvenor Road/Sussex Place/ Lower Ashley Road (within the Residential
District). There are also individual shops and smaller clusters of retail businesses
along Ashley Road and scattered through St. Paul’s.

A Stokes Croft Gateway Enhancement study sets out a number of proposals for the
environmental, economic and social improvement of Stokes Croft (see chapter 3).
A number of these proposals could equally be applied to the Sussex Place retail area.

These retail areas need to improve their appearance, variety, window displays and
service to the public in order to compete with the new Broadmead Expansion, to
retain their independent retail character and to attract a broader shopping public.
These shops would benefit from joint publicity and marketing of St. Paul’s as an
area for independent and distinctive shopping and local character.

Active

(For more details of these proposals see Stokes Croft, Chapter Three). : thail e00
rontage
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Residential District
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The eastern 2/3rds of the St. Paul’s neighbourhood
is a predominantly residential area.

The housing provided ranges from newer purpose-built houses and flats to older
Victorian properties - some in continued single family use, and some converted to
accommodate smaller households, singles and childless couples.

The diversity of housing and households adds to the rich mix of people and
cultures, lifestyles and interests of the residents that shape the neighbourhood.
It also, however, can lead to conflicts over noise, traffic/parking, rubbish
& dumping, transience and cultural differences.

A commitment to the community and to making St. Paul's a better
neighbourhood in which to live are the underpinning objectives of the
St. Paul’s Unlimited Community Partnership. Work on community
cohesion, waste and rubbish, and in balancing the housing mix are
addressing many of the conflicts.

(See also Housing, Chapter Four). Dwellings
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The neighbourhood has a range of community and public facilities that provide
for the social, health, educational, leisure and physical needs of the community.
\\ These buildings are in the ownership/
management of a range of public and
voluntary sector organisations with different
aims and objectives, and different levels
of facilities management experience
and expertise. What they have in
common is a desire to use their buildings
and assets to serve the local community.

These organisations all receive public subsidy
and are competing for a limited and

St Paul's i‘} oé</ shrinking pot of funding_sgpport. They nee_d
Fami|y & ' \‘\o" to ensure that they maximise the use of their
Learning 0\9 buildings and realise their revenue raising

Centre O potential, to be able to survive.

) Sports Community
_ A < Facilities Organisations

These facilities need to be supported to
work through a more strategic approach
to activity and usage to better serve

a growing and diverse community.

The Community Buildings study

looked at a number of these facilities
with a view to suggesting physical
improvements that could enhance

their uses.

Primary
School

More importantly, the managers

of these facilities need to work
strategically together to ensure these
facilities are able to meet the needs
of their identified communities

now and into the future.

St Paul's
Community
Sports
Academy

A number of the Community Use Buildings have aspirations for further development

and/or enhancement of their buildings to meet the long-term needs of the community.
These include:

Kuumba (Arts & Community Resource) Limited
have prepared plans for a major capital
programme to develop further their performing
arts spaces, and extend their library and resource
facilities.

2
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ASHLEY ROAD

The Malcolm X Centre are currently looking at
plans to redevelop their site to better provide
a community resource which is both functional
and flexible for events and regular use by
community groups. Plans have been drawn up
for the crypt to provide a youth music facility.

CEED are preparing plans to develop further
their facilities for incubator business growth
utilising 107 Wilder Street.

St. Agnes Lodge has had plans drawn
up which would increase the amount
of useable community/business space,
improve meeting facilities and provide
a more functional layout.

St. Paul’s Advice Centre is seeking to refurbish
its building to provide more consultation
rooms and to better serve its client group.

St. Paul’s Settlement

A feasibility study has been undertaken, and
plans drawn up to convert the lower ground
floor of St. Paul’s Settlement, 72-80 City Road
to provide for an open access youth centre,
providing recreation and activity spaces,

a café and an information resource.



Land Use Change

As the elected Local Planning Authority, Bristol City Council determines
whether or not planning applications for development in St Paul's should
be allowed. Its starting point in making this determination is to check that
the proposals are in accordance with its development plan policies.

These policies are contained within the Bristol Local Plan 1997
and Joint Replacement Structure Plan 2003.

As the elected Local Planning Authority, Bristol City Council determines
whether or not planning applications for development in St Paul's should
be allowed. Its starting point in making this determination is to check that
the proposals are in accordance with its development plan policies.

The St Paul's community's aspirations for development are described below.

The St. Paul’'s community will expect all new development, conversions

and refurbishments to demonstrate a high level of urban design quality,

and to incorporate the highest standards of sustainability in energy efficiency,
construction and end use as befits a quality inner city neighbourhood

of significant historic character, charm and vibrancy.

Business District and Retail Frontages - guidance for change

Where land and buildings are in existing employment-generating uses,
or were last used for employment purposes, they should be safeguarded
for these uses into the future, unless:

@ It can be clearly demonstrated that the floor space to be lost is not
valuable or there is not expectation of current or future demand.

@ The site is no longer required to meet economic development needs.

@ An alternative use, or mix of uses, offers greater benefits to the community.

Development that would result in a loss of business floorspace could be
detrimental to the economic sustainability of the neighbourhood, and the
city. If there are proposals to change the previous or current mix of uses
on the site, then the following should be considered in the development
of those proposals.

@ That redevelopment retains or increases the employment potential of a site.
This can be done through increasing the density of employment by
changing from one type of business use to another.

@ Ifit is deemed necessary to supplement the development providing for a mix
of other uses, i.e. residential, to increase its viability, these uses could remain
secondary in terms of character of the building and visual appearance.

@ That any redevelopment should include active ground floor uses on the
main business frontages, to retain and increase the economic and social
vitality of the neighbourhood.

@ Map 1 shows where active frontages could be protected and enhanced to
retain and maintain the attractiveness of the area to new business
development, investment and growth; to enhance pedestrian routes through
the neighbourhood; to attract and encourage animation of streets and routes.



@ A number of opportunities exist, along these streets for more street activity -
in particular, spill-out spaces for cafes, for Circomedia and for other social
activities such as weekly markets or street fairs.

Retail frontages within the neighbourhood should be protected to ensure that
the range of provision of goods and services are retained and enhanced and to
maintain choice and variety of shopping for the city's residents and visitors.

Non-retail uses that contribute to the supply of small business floor spaces,
and to the vitality, variety and vibrancy of the Stokes Croft and Sussex
Place/Grosvenor Road frontages could be encouraged.

Residential use at ground floor level within the main retail frontages should
be avoided as it detracts from the retail offer and reduces opportunities for
new businesses in the area.

Housing Development

Small two-storey houses are a valuable source of affordable family housing in
the neighbourhood, and sub-division into smaller units should be avoided.

Conversion and sub-division of the existing larger houses in St. Paul’s will be
welcome where an acceptable dwelling mix is created, and where there is
retention of family sized accommodation.

Conversion and sub-division of housing should seek to achieve acceptable
levels of garden and amenity space and good internal layouts to ensure
St. Paul’s protects and enhances its residential assets.

De-conversion of previously inappropriately converted housing
to provide larger dwellings is to be encouraged.

New housing should conform to accessibility standards and provide a range
of dwelling types and sizes that meet the needs of the community for family
and affordable housing.

All housing should comply with the guidance set out in the Living in the City,
City Centre housing design Guide (Bristol City Council 1998).

Developers are encouraged to provide more houses, and family-sized
accommodation within new developments.

In all instances, please refer to the city council's planning policy guidance
available on the Bristol City Council website:

http://www.bristol-city.gov.uk/ccm/navigation/
environment-and-planning/planning/planning-policy/,

or through Planning Services in :

2 Brunel House St. George's Road, Bristol BS1 5UY
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Development Sites

A number of sites within the neighbourhood have been identified
as current or potential development sites.

These are sites that are currently under development, have been given planning
consent for new development, are considered currently to be not in maximum
beneficial use (underused vacant or derelict), or where change of
use/development would be considered acceptable although not yet proposed.

The Development Sites Map 4 shows these sites as at November 2006,
and Appendix 1 gives an indication of the likely development which may take
place on these sites, and what stage they are at in the development process.

There are also sites, which, because of ongoing neglect, undefined responsibility,
misuse or lack of investment, bring down the neighbourhood and undermine efforts
to improve the urban environment. These are considered 'problem' sites.

In some locations, a site has a valid planning permission that has the support of the
community, but development is not taking place through lack of commitment on
the part of the landowner. Such sites are a wasted neighbourhood resource and

contribute to dereliction. These sites should be brought forward for
development - by public intervention if necessary.

Where planning permission has not yet been granted, it is extremely
important that landowners and prospective developers take note of this
Neighbourhood Plan to ensure that their proposals are in line with

the aspirations and expectations of the community.

Landowners and developers are invited to bring sites forward for
discussion with the St. Paul’s Planning Sub-group as proposals evolve
and prior to any planning applications being submitted

to the Local Planning Authority.

Development
Sites




Where necessary, the City Council should
utilise its Compulsory Purchase powers to
enable the sites to be bought back into
beneficial use.

Planning and the Community

St. Paul’s Unlimited Community Partnership have set up a
Planning Sub-group, which acts as a forum for discussion
of all new development proposals within the

St. Paul’s Neighbourhood area.

The group is made up of community representatives
and local residents with support and facilitation
provided by the City Council’s planning department.

The principles of acceptable development
within the St. Paul’s Supplementary
Planning Document (SPD10) have been
developed in collaboration with this
sub-group. Developers and
landowners are encouraged

to discuss their proposals

with the Planning Sub-Group

before they submit a

planning application

in order to understand

the community’s aspirations.
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