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8 April 2021 
 
Dear neighbour   
 
Update: Planning application for West Car Park, College Road  
 
I am writing to you with an update on our planning application for the development of our 
West Car Park site. We submitted the application to Bristol City Council earlier this week and 
wanted to ensure we shared our response to your feedback. 
 
We are committed to a development for the West Car Park that responds sensitively to the 
setting and context of the site. The intention is a high-quality, sustainable scheme, making 
use of materials that are sympathetic to the surrounding environment.   
 
I would like to thank you for taking the time to comment on our proposals for the site during 
our extensive public consultation programme. 165 surveys were completed and we received 
feedback through the Public Digital Forums, Community Forums and by phone, letter and 
email. We have taken your feedback into account to inform the planning application. The 
most frequently raised issues included:  
 

- Sustainability; 

- Mix of homes; 

- Design, height and density of development;  

- Vehicle Access, parking and traffic; 

- That the proposal should be considered alongside forthcoming redevelopment plans 

for Bristol Zoo Gardens; 

- Open space and trees.  

 
We have provided more detail on the key issues raised, and our responses, in a table below.  
 
In due course, details of the planning application submission will be available on the Bristol 
City Council ‘Planning Online’ website, and subsequently on our website 
www.bristolzoo.org.uk/our-future/west-car-park. 
 
If you have any further queries please call 0800 130 3270 or email bristolzoo@jbp.co.uk. 
 
Yours faithfully 
 
 

 
 
 
 
Dr Justin Morris  
Chief Executive  
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People told us… Bristol Zoological Society’s response 

Sustainability 

‘Sustainability should be a high priority for the 
site’ 

The Society agrees. Sustainability is core to everything we 
do, including our design for this site. Consequently, the 
design takes a ‘fabric first’ approach to construction, and 
includes energy-efficient air source heating.  
 
The design of the building fabric and suitable design 
achieves a circa 37% carbon reduction against current Part L 
building regulations The scheme has also been designed 
against the Home Quality Mark for the wellbeing, design and 
comfort of future residents. 
 
Promoting sustainable living is important to us and our design 
also includes plentiful cycle parking provision with space for 
secure cycle storage for 159 bikes as well as electric 
charging points and a car club space. 
 

Types of Homes 

‘There should be a mix of differently-sized 
homes’ 

The Society agrees. The application includes a mix of 
differently-sized homes from 1, 2 and 3-bedroom apartments 
to 4-bedroom mews houses.  

Brownfield sites 

‘Brownfield sites should be developed’ The redevelopment of this car park to deliver much-needed 
housing on a brownfield site in an urban, central location is in 
line with local and national planning policy. The proposed use 
will deliver more social and economic benefits than the 
current car park use. 

Design 

Some were ‘concerned about the height, scale 
and massing of Block A [the proposed 
apartments on College Road] and its effects on 
neighbouring properties’ 

 
 

The design of Block A, on College Road, has gone through a 
process of refinement during, and following the pre-
application public consultation. The massing and elevation 
design has been changed to break up the visual scale of the 
building. Design changes mean that the façade is less 
dominant and more in keeping with neighbouring buildings, 
taking reference from the existing projecting bays and 
window arrangements within the existing street scene. The 
more formal frontage of the building onto College Road will 
sit behind the existing boundary wall (reduced in height) and 
planting.  
 
The design has been carefully worked up to respect existing 
properties. For example the heritage consultants have taken 
into consideration Block A’s impact on the Clifton Pavilion 
Building opposite and it is approximately 1.2m above the 
height of the Clifton Pavilion. It is approximately 2.3m (less 
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than a storey) above the existing height of the adjacent 
terraced housing. The upper floor of Block A is within the 
mansard roof space, a common feature of buildings in the 
Clifton area. 
 
A daylight/sunlight assessment of the impact of the 
development on surrounding properties and their amenity 
spaces shows that it is in line with acceptable Building 
Research Establishment standards.  

Some people said ‘plans were good - thoughtful, 
balanced, and efficient’ 

As long-standing neighbours, it is very important to us that 
the design strikes a balance between maximising the 
potential of the site while being considerate to the street-
scape and surrounding area. The design is contemporary yet 
sensitive to neighbouring properties and the character of the 
Conservation Area.  

‘High-quality materials’ were important   We are proposing high-quality local materials such as natural 
stone (both rubble stone/ smooth faced) which are in keeping 
with surrounding buildings.  

‘Being in keeping with the character of the 
conservation area’ was important. Some asked if 
‘there would be an impact on nearby heritage 
assets (such as Grade II listed buildings)?’ 

Heritage consultants’ work has helped to inform the 
proposals for the site, including an assessment in relation to 
the Conservation Area. They found that the site’s location 
gives sufficient space to ensure that new structures will not 
dominate nearby historic buildings.  
 
They undertook a detailed heritage analysis of both 
designated (listed) and non-designated (unlisted) heritage 
assets, including the impact of the proposed development on 
the character area. 

Density / housing numbers 

Some felt that ‘the density proposed was too 
high’  

The Society, the consultant team and Bristol City Council  
have a responsibility to ensure appropriate and efficient 
development of a brownfield site in a sustainable location. As 
the Society is a charity, the Trustees are legally required to 
obtain maximum value from the charity’s assets to reinvest in 
its charitable objectives, which the design team have 
considered when developing an appropriate and acceptable 
density for the site. The density proposed ensures that the 
following can comfortably be incorporated within the site:  

 A good range of homes, led by market intelligence to 

ensure the exact mix is appropriate to the local 

context; 

 An appropriate level of parking relative to homes; 

 All homes are generous in size (fully compliant with 

National Space Standards);  

 Majority have private outdoor amenity space 

(balcony, terrace or gardens). 

Traffic / access / parking 
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‘Why was a single access point off Cecil Road 
proposed? Wouldn’t it be better to retain the 
access point on College Road?’ 

We considered several options for access. This included the 
existing point on College Road which is unsuitable because 
of restricted width, and limited visibility from the adjacent 
boundary walls. A single access point from Cecil Road is 
sufficient for the size and number of homes proposed.  
 
The change in use from a car park will result in less traffic 
through the Cecil Road/College Road junction during the 
peak hours and a very limited increase at other times, while 
the Zoo is still open. There is no record of road safety issues 
at the junction.  

‘Wouldn’t there be an increase in traffic and an 
impact on air quality?’ 
 

We have undertaken surveys with expert transport 
consultants Peter Evans Partnership (PEP) over several 
years. PEP has calculated that the new scheme will generate 
less traffic than the current site’s use - once the Bristol Zoo 
Gardens site closes, traffic will no longer be generated by 
visitors.  

Comments on car parking provision included: 

 ‘There were not enough parking spaces 

for the number of homes proposed’  

 ‘There might be increased demand on 

local on-street permit parking’ 

 ‘The development should be car-free 

and car use actively discouraged. 

The site is within walking distance of employment, education, 
shops and services. There is also direct access by bus to 
retail and commercial areas, both in Clifton and beyond in 
Bristol’s city centre. The accessibility of this location makes 
not owning a car a realistic option for residents. There is 
pressure from Government and local government to make 
such changes for new homes. The level of car parking is 
designed on this basis. Bristol City Council’s highways team 
has advised us that they will seek this development to be 
designated as ‘low-car’. This means that the development 
would be put on the list of developments that are prohibited 
from obtaining residents’ parking permits.  

The Bristol Zoo Gardens site 

‘The West Car Park proposal should be 
considered alongside the forthcoming 
redevelopment plans for Bristol Zoo Gardens’ 

The application for the West Car Park is the first phase of our 
strategy for the development of the new Bristol Zoo. The sale 
of the site will provide the vital funds needed to initiate the 
next phases of the new Bristol Zoo and sustain Bristol 
Zoological Society over the next three years during this 
transition period. This phased approach ensures we have 
sufficient capital and security ahead of the redevelopment 
plans for the Bristol Zoo Gardens.  
 
The Executive Board and Trustees of Bristol Zoological 
Society will be leading a separate planning permission 
process for the future of the Bristol Zoo Gardens site. We 
have not appointed a design team to work on the main site at 
this stage and it is important to note that the West Car Park is 
a brownfield site, and the main Bristol Zoological Gardens 
site is classified differently. We are not assuming any 
transfers to the site in terms of design. 
 
The intention is to include an ‘urban conservation hub’ in the 
Zoo’s iconic main entrance building to ensure the heritage 
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and story of the Zoo will continue to be told. This could also 
become the base of the Avon Gorge and Downs Wildlife 
Project community and conservation programmes, an 
exhibition of Bristol Zoo Gardens’ heritage and a café.  

Outdoor Space  

Many felt that ‘private outdoor amenity space 
was important‘ 

77 per cent of the proposed dwellings have a private amenity 
space in the form of a private garden or generous balcony. 
Sufficient outdoor amenity space is also provided in line with 
the Quality Home Mark for sustainable homes. The site is 
within a two-minute walk of Clifton Down, and an 
approximately ten-minute walk to nearby play areas. 

‘Trees, including additional trees and the 
conservation of fine existing trees, were 
important.’ 

There are good quality mature trees on the site that are to be 
retained. Any smaller trees that are required to be replaced 
will be better integrated into the development’s design layout 
in line with Bristol City Council’s Tree Replacement Standard, 
and will enhance the ecological value of the site. The 
inclusion of green roofs and living walls further support 
wildlife, and integrate the tree planting with other spaces for 
wildlife to nest, forage and shelter.  
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