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Development Team

Client:		       CNM Estates

Architect:		       Darling Associates                                         

Planning Consultant:         JLL

Heritage Consultant:   	     JLL

Landscape Consultant:	    Nicholas Pearson Associates 

Structural Engineer:	     Hydrock   

Sustainability & Energy:	   Hydrock                                        

Highways:		     Hydrock     

Ecology:                            Clarkson Woods

Public Affairs:	     Four Communications
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Weston-super-Mare Prospectus

Site
2.2	 Site Allocation

North Somerset Council

Core Strategy


January 2017


North Somerset Council Core Strategy
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2.3	 Site Topography

Former Royal Pier Hotel Site

Parking
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Site
2.4	 Timeline

22Conran & Partners — Royal Pier Hotel, Weston-Super-Mare — Design & Access Statement — November 2010

Proposed

Proposed

Existing

Existing

5.3 lAyOuT

(Refer to Appendix B: Floor Plans)

Residential accommodation is located to the more private upper floors and 
takes advantage of views towards the sea to the south, west and north -west 
and both Birnbeck Conservation Area and Wolebury Hill woods to the north 
east.

The commercial accommodation and public visitors centre are located at the 
more public and accessible lower levels. A restaurant/bar is planned for the 
ground floor level taking advantage of level access to Birnbeck Road to the 
north-east and raised aspect and external terrace to the south and the sea 
views. Small retail units are planned for the esplanade level providing active 
frontage to the sea front public esplanade. Above these at level -2 are beach 
cabins for private use offering occupants a raised sea view and convenient 
access to the esplanade and the shore. Out of view, secure private car parking 
facilities are provided at the 3 lower levels for residential use. 

Two entrances to the residential accommodation are located on Birnbeck 
Road. The main entrance is located towards the northern apex of the building 
footprint. This section of façade is more visible to approach from the south and 
the centre of Weston-super-Mare. A secondary resident entrance is located 
towards the southern end of the building adjacent to two vehicular entrances 
to two car lifts giving access to lower level car parking. Entrance to the public 
restaurant and bar is also off Birnbeck Road.

The two residential entrances are connected by an internal corridor and 
converge on a generous six storey naturally lit and ventilated atrium space. 
All floors of residential accommodation and parking, with the exception of 
level six, are served by four lifts and two stair cores. All residential units are 
accessed off generous internal corridors and lobbies.

The seafront retail units have direct access from the public esplanade. The 
seafront cabins above are accessed from a generous internal corridor, which 
is lit by a combination of natural and artificial light. This is served by two sets 
of stairs and a platform lift from the esplanade and also from the car park to 
the rear. The public visitors centre entrance is on the seaward side and has 
level access from the section of esplanade adjoining the northern apex of the 
site.
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V3
2010,  Demolition & Clearance of the Site

2010, North Somerset Council resolves to grant 
planning consent for 63 home development

2021, Current Proposals

2009, Former Royal Pier Hotel

Early 20th Century Postcard of 
the Royal Pier Hotel
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Heritage
3.1	 Conservation Areas

Great Weston Conservation Area
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Sea Front 
4.20 The Seafront character area is a large linear element within 

the conservation area which runs alongside Weston Bay. The 
character of the area is defined by the long sweep of the Bay 
with hotels, institutions and blocks on Beach Road facing the 
Bristol Channel with a large area of lawns between the beach 
and buildings. 

4.21 From Marine Parade, there are along views to the north, west 
and south, directed by the sweep of the bay and the beach 
which focuses views. To the north of the area, beyond the 
Grand Pier, the scale of buildings reduces with smaller 
buildings and terraces being closer to the Esplanade. 
Knightstone Island provides a vantage point across the bay 
to the town centre.  

4.22 The headland at Birnbeck is craggier and less formal but with 
terraced buildings following the strata of the rock and 
topography. Sitting at the top of the town and overlooking 
the area are the Prince Consort Gardens which allow views 
across the bay, to the islands, across the Channel and to 
south Wales. This area includes some of the town’s earliest 
seaside developments. 

4.23 Within the Sea Front area are the Grand Pier and Birnbeck 
Pier which are important elements in the historic 
development of the town. At the southern end of the 
character area is the expansive Beach Lawns which create a 
formal character with long views. The space is edged by large 
hotels and Victorian houses which look across the bay.  

4.24 This part of the conservation area is characterised by its 
relationship with some of the earliest development of the 
town, particularly with the former Royal Pier Hotel, originally 
built in 181 and substantially enlarged in 1849, whilst 
Claremont Crescent to the south dates from the 1860s. 
Within the area are other elements of the seaside resort 
which includes the Beach Lawns, Winter Gardens and 
bathing areas which are clearly linked with the historic 
development of the town.  

4.25 The Character Appraisal notes that the key characteristics of 
the Seafront character area are: 

■ Seaward facing Victorian villas, stone terraces and 
Weston's earliest hotels; 

Figure 4.3: Character Areas 
and sub-areas within the 
Great Weston Conservation 
Area (extract from 
conservation area 
appraisal.  

Birnbeck Road Character Area
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3.2	 Listed Buildings4. Significance 
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4.1 The significance of a heritage asset is defined within the glossary of 
the NPPF as: 

‘The value of a heritage asset to this and future generations because 
of its heritage interest. The interest may be archaeological, 
architectural, artistic or historic. Significance derives not only from a 
heritage asset’s physical presence, but also from its setting’.5 

4.2 Listed buildings are statutorily designated and, for the purposes of 
the NPPF, are designated heritage assets. Recognising this 
statutory designation, buildings must hold special architectural or 
historic interest. The Department of Culture, Media and Sport 
publish the ‘Principles of Selection for Listed Buildings (2010)’ which 
is supported by thematic papers, ‘Listing Selection Guides’, based 
on building type, which give more detailed guidance.   

4.3 Conservation Areas are identified if they are of special architectural 
or historic interest, the character or appearance of which should be 
preserved or enhanced. Historic England has published guidance 
on the designation of Conservation Areas which provides a 
framework for the identification of those features that form the 
character and appearance.  

4.4 Historic England has published ‘Conservation Principles’ (2008) 
which identifies four types of heritage values that a heritage asset 
(whether it be designated or non-designated) may hold – aesthetic, 
communal, evidential or historic interest. Conservation Principles 
(2008) is currently being updated by Historic England after a 
Consultation Draft was published on 10th November, closing on 
2nd February 2018.  Historic England has also published a Good 
Practice Advice Notes on the ‘Setting of Heritage Assets’ (2nd 
Edition, 2017) which is used to understand the surroundings of a 
heritage asset which may contribute to the significance of a 
heritage asset.    

Assessment 

4.5 The following statements of significance provides an overview of 
the identified designated and non-designated heritage assets set 
out in Section 2, which may be affected by the redevelopment of 
the site of the former Royal Pier Hotel. These are proportionate to 
the importance of the asset and also the likely impacts of the 
proposals.  

 
5 NPPF (2019) Annex 2: Glossary (p.71) 

Key Name, Address Grade  Key Name, Address Grade 

 1 Toll House Lodge II  10 4, Kewstoke Road II 

2 Entrance Gates & Turnstiles II  11 Windsor Mansions II 

3 Birnbeck Pier II*  12 1 South Road II 

4 Lifeboat House & Slipway II  13 Claremont Crescent, Anchor Head, 

Dauncey’s Hotel, Lancaster Hotel, 

Somerset Legion House, The Crescent 

Hotel 

II 

5 Clock Tower II  

6 North Jetty II  

7 Birnbeck House II  

8 8, Kewstoke Road II  A Worlebury Camp Scheduled Ancient 

Monument 

 

9 6, Kewstoke Road II  B Great Weston Conservation Area n/a 

 

Figure 4.1: Listed buildings in relation to the site.  
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Our Proposals
4.1	 Proposals

DEVELOPMENT PROPOSALS 

•	 Residential mixed use development.

•	 95 new homes. 

•	 Concierge. 

•	 Restaurant and bar. 

•	 Leisure facilities and retail units. 

•	 Outdoor terrace spaces and roof top sun deck. 

•	 Regenerated promenade. 

•	 Underground and surface car parking 



5	 Design Development



Outline of the scheme that North 
Somerset Council resolved to grant 
planning permission in 2010

Outline of the former Royal Pier Hotel

Design Development
5.1	 Existing Building Heights
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Design Development
5.2	 Massing Evolution, Level -2

Level-2

Retail kiosks/leisure use creating an 
active frontage along the promenade
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Design Development
5.3	 Massing Evolution, Ground Level

Ground level

Restaurant and terrace with spectacular 
sea-front views
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Design Development
5.4	 Massing Evolution, Level 1-4

Level 1-4 

Residential Units
The height of the main body of the 
building   is  aligned with the neighbouring 
buildings, becoming part of the sweeping 
coastline developments.

However, if terminated at this height 
this feels like a weak conclusion to the 
terrace.
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Design Development
5.5	 Massing Evolution, Level 5-6

Level 5-6 

The form begins to step back at fifth 
floor in order to not impose on the 
neighbouring buildings, and  to tier up 
towards the architectural book end to 
this prominent site. Allowing the lower 
levels to be read in line with the existing 
context and reinforcing this connection.
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Design Development
5.6	 Massing Evolution, Level 7

Level 7 

The final level steps back once again 
to provide defined end to the sweep of 
coastal development.  
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Design Proposal
6.1	 Proposed Site Plan

Car Park

Promenade

Shared use 
car park

Development 
Footprint 

Indicative 
public realm 

enhancement

Site Madeira 
Car Park
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P R O M E N A D E  ( - 2 )

Design Proposal
6.2	 Proposed Plans

Retail

Amenity

Back of House

Plant

Parking

Circulation

1B1P

1B2P

2B4P

3B4P

KEY

N

Royal Pier Hotel, Weston-super-Mare
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B A S E M E N T  ( - 1 )

Design Proposal
6.3	 Proposed Plans

Retail

Amenity

Back of House

Plant
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Royal Pier Hotel, Weston-super-Mare



25

G R O U N D  F L O O R

Retail

Amenity

Back of House

Plant

Parking

Circulation

1B1P

1B2P

2B4P

3B4P

KEY

Design Proposal
6.4	 Proposed Plans

N

Royal Pier Hotel, Weston-super-Mare
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1 S T  -  3 R D   F L O O R

Retail

Amenity

Back of House

Plant

Parking

Circulation

1B1P

1B2P

2B4P

3B4P

KEY

Design Proposal
6.5	 Proposed Plans

N

Royal Pier Hotel, Weston-super-Mare
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4 T H   F L O O R

Retail

Amenity

Back of House

Plant

Parking
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1B1P

1B2P
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3B4P

KEY

Design Proposal
6.6	 Proposed Plans

N

Royal Pier Hotel, Weston-super-Mare
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5 T H  -  6 T H   F L O O R

Retail
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Back of House
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Parking
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3B4P
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Design Proposal
6.7	 Proposed Plans

N

Royal Pier Hotel, Weston-super-Mare
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7 T H   F L O O R
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Design Proposal
6.8	 Proposed Plans

N

Royal Pier Hotel, Weston-super-Mare
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V1

Design Proposal
6.9	 View Point
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Design Proposal
6.10	Key View 01 - Street View Panoramic
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Design Proposal
6.11	 Key View 01 - Resolution to Grant

Outline of the former Royal Pier Hotel

Resolution to Grant Massing
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Design Proposal
6.12	 Key View 01 - Proposed

Proposed Massing

Outline of Resolution to Grant Massing
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Design Proposal
6.13	 Proposed Sketch

Royal Pier Hotel, Weston-super-Mare
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V2

Design Proposal
6.14	View Point
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Design Proposal
6.15	 Key View 02 - Street View
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Design Proposal
6.16	Key View 02 - Resolution to Grant

Outline of the former Royal Pier Hotel

Resolution to Grant Massing
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Design Proposal
6.17	 Key View 02 - Proposed

Proposed Massing

Outline of Resolution to Grant Massing
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Design Proposal
6.18	 Proposed Sketch
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Design Proposal
6.19	Proposed Sketch
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Design Proposal
6.20	Proposed Sketch
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Design Proposal
6.21	Proposed Sketch
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Design Proposal
3.2	 Materiality Lower Levels

Promenade Facades 

•   Extension of the rubble stone retaining walls of the 	
     esplanade. 
•   Large sheltered openings and glazed frontage for the 	
     retail/leisure units.
•   A robust and hard wearing base to the building.
•   Mirroring the local context, as can be seen along 	
    the waterfront of Claremont Crescent, as well as many  	
    stone building in the surrounding context. 
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Design Proposal
3.3	 Materiality Upper Levels

Upper Floors 

•   Engineered stone or composite panels.
•   A robust facade that can withstand the  	
    exposed location.
•  Careful control over tone and texture to sit   	
    harmoniously within the existing context and 	
    surrounding developments. 
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Design Proposal
3.3	 Scheme Benefits
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KEY BENEFITS 

Refined building massing which preserves the setting of heritage assets 
and existing views, including those from Prince Consort Gardens 

Contemporary architecture that fits in with the sweep of Weston bay

Architectural style and materials which are informed by the surrounding 
context and the use of materials that will stand up to the elements 

Publicly accessible sun deck terrace and restaurant with stunning views 
across the Bristol channel 

Re-use of a key brownfield site on the seafront promoting urban and 
economic regeneration of the area

Improvements to the promenade which will also promote the 
regeneration of the area, consistent with the Council’s Placemaking 
Strategy 

New housing and commercial units in a sustainable location 

A high-quality scheme which promotes Weston as an exciting and 
prosperous location to attract future residents and visitors 

Bringing investment and new economic activity to the site, creating 
new jobs and business opportunities as well as significant financial 
contributions, business rates and council tax for local services



NEXT STEPS

Design Proposal
3.3	 Next Steps
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Royal Pier Hotel, Weston-super-Mare

London
1 Greencoat Row
Victoria
London, UK
SW1P 1PQ

www.darlingassociates.net
mail@darlingassociates.net
+44 (0) 20 7630 0500
@DAArchitectsUK
@darlingassociates

A F F O R D A B L E  H O U S I N G

E D U C A T I O N A L 

H E R I T A G E  +  L I S T E D  B U I L D I N G S

H E A D Q U A R T E R S

I N T E R I O R  A R C H I T E C T U R E

L E I S U R E  +  H O S P I T A L I T Y

L U X U R Y

M A R K E T I N G  +  S A L E S  S U I T E S

M A S T E R P L A N N I N G

P R S / B U I L D  T O  R E N T

R E S I D E N T I A L 

R E T A I L

T A L L  B U I L D I N G S

W O R K P L A C E 


