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SITE DESCRIPTION 
 
The application relates to an irregular-shaped site in Southville located off the outside of a bend in 
Greville Road as it dog-legs around the site and its surrounds close to the junction with Upton Road.  
Upton Road continues in a north-westerly direction away from the junction, whilst Greville Road bends 
first to run north-west to meet Upton Road before bending back to be parallel to its previous alignment 
to the south-west to join North Street.  In effect Greville Road continues into Upton Road with the 
junction formed by give way markings from the subsequent part of Greville Road.  This junction has 
been narrowed by the introduction of planting boxes to reduce traffic speeds and ease pedestrian 
crossing of this otherwise wide junction. 
 
The site has a narrow frontage to Greville Road with a dropped kerb access via double timber gates. 
This then widens out in a broadly triangular shape away from the frontage with Greville Road.  Most of 
the site is covered by a vacant single storey workshop aligned in a south-east - north-west direction, 
with a double pitched corrugated roof with roof lights along the ridge.  Internally, it comprises a large 
open manufacturing/storage area with ancillary offices and staff accommodation.  The building hosts a 
small concrete surfaced yard to its frontage enclosed by a high brick wall that slopes down from the 
site entrance to the side boundary of No. 58 Greville Road.  
 
The gable-ended building is approximately 5m high (height to ridge) and abuts the rear gardens of 
residential dwellings in Greville Road, to the north-west of the site. The south-east corner of the 
building abuts the end (western) gable wall of Windsor House - a two-storey block of serviced 
business units, with open access from Greville Road adjacent to the entrance to the application site.   
 
The three storey residential scheme comprising of 9 flats and 2 maisonettes known as Myrtle Court on 
the former site of Exmoor House (granted under permission 04/05110/F) is located to the south.  This 
is accessed from Myrtle Road and has no windows facing directly onto the site within its rear 
elevation.  To the south-west is located another three storey residential building, comprising 10 units 
developed on the former site of land adjacent to Exmoor House (granted under outline and reserved 
matters applications 06/00923/P and 06/04201/M respectively).  This fronts onto Myrtle Street to the 
west and was designed with the intention of safeguarding redevelopment of the application site with 
minimal openings looking into the application site serving only secondary rooms/corridors. 
 
Two storey Victorian/Edwardian terraced dwellings are located to the surrounding residential streets 
along Greville Road, Upton Road and beyond.  
                             
The application site is unallocated on the Proposals Map of the adopted Bristol Local Plan or the 
emerging Site Allocations and Development Management Policies.      
       
  
RELEVANT PLANNING HISTORY  
 
Application 01/01406/F for the demolition of the factory and the erection of a terrace of 6 no. 3-
bedroom live/work dwellings, each with a self-contained workshop at ground floor level.  This was 
REFUSED on the grounds of scale, loss of sunlight, privacy and overbearing impact to surrounding 
houses on Greville Road, as well as inadequate off-street parking resulting in waiting and 
inappropriate manoeuvres causing a highway safety harm. 
 
Application 05/00212/F for the Erection of building, partly three and partly four storeys, comprising 11 
no. self-contained two-bedroom flats and 1 no. one-bedroom flat, with parking was REFUSED on the 
grounds of scale, design and massing being inappropriate to the character of the area (including 
dominating views west along Greville Road to Dundry beyond), loss of sunlight and overbearing 
impact to surrounding houses on Greville Road. 
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Application 09/01031/F for the change of use from light industrial warehouse to a residential 3-storey 
development consisting of 14no. 1 & 2 bedroom apartments with on-site parking provided was 
REFUSED on 9th August 2010 by committee on the grounds of the scale of massing being excessive, 
highway safety concerns due to the gradient of the basement parking access and lack of a level area 
behind the pavement coupled with reduced visibility at the site entrance and on Greville Road, as well 
as loss of outlook to the residents of The Kiln to the rear.  This was ALLOWED at appeal on 7th 
March 2011.  This appeal has been appended to the application record for ease of reference and will 
be referred to in more detail within the Key Issues as a material planning consideration given the 
similarities with the current application proposals. 
 
Reference has already been made to the nearby flatted developments to the south-west and south of 
the site in the site description.  Some objectors have made reference to a new primary school 
development at the disused old people's home to Myrtle Road.  This would serve years 3-6 in 
association with an expansion of Southville Primary School and is currently being considered under 
planning application 14/01232/F.  Members will be updated on any progression of this case, for 
reference, should this occur between the completion of this report and the committee. 
 
 
APPLICATION 
 
The proposal seeks 5no. three bedroom dwellinghouses arranged as a terrace of three storey 
properties with three off-street parking spaces arranged in integral garages and one off-street parking 
space within the communal driveway.  For the sake of clarity the units are numbered 1-5 from left to 
right when facing the development (south to north).  This is arranged with a central group of 3 
properties and the properties to either end staggered back to reflect the irregular shape of the site and 
to provide sufficient space for parking/manoeuvring.  Integral garage parking spaces are provided for 
units 3-5 with a further off-street parking space. 
 
The properties are arranged with utility space/kitchenettes/studies to ground floor; main bedroom and 
two single bedrooms to first floor, and; an open plan living room/kitchen and separate second 
reception room or third single bedroom to the third floor.  This is arranged so that the main bedroom 
and living space face forward with the other rooms facing to the rear.  Angled windows are located to 
the second and fourth units to face their windows away from studies/second bedrooms to The Kiln to 
the rear.  A small area of garden space measuring 4.4m deep to units 2-4 provided to the rear, as well 
as shallower rear gardens with the main garden space location to the flanks to units 1 and 5. 
 
Refuse storage is integrated into the units with cycle storage accommodated to garaging or dedicated 
storage areas.  Some minimal landscaping is indicated adjacent to the pedestrian access to units 1-3 
but is otherwise unmarked.  The proposal is arranged with gable fronting pitched roof, staggered to 
create some articulation to relieve the massing of the building.  The building is approximately 7.5m to 
eaves 9.8m to ridge level.  The proposal is finished with a pennant stone base to ground floor, 
rendered projecting element and brick main element and lintels/cills to windows, with a juliet balcony 
serving the living room windows. 
 
Various changes/additions have been received over the lifetime of the application.  These include the 
following: 
 
- Introduction of angled windows (see above) on the recommendation of officers to prevent 

privacy harms. 
- Reduction in off-street parking provision by 1no. space and staggering back of unit 5 to ensure 

the remaining parking provision had adequate access/manoeuvring. 
- Changes in external appearance from an a-symmetric form to symmetric roof form and 

changes to finishing materials.  This was originally changed by the applicant without officer 
input to a more traditional form to reduce cost and improve thermal efficiency, which officers 
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considered led to unacceptable massing and a discordant window pattern and thus was re-
arranged to incorporate the projecting elements in a more simplified form than the original. 

- Further drawings and visual representations showing outline of previous allowed scheme were 
gained to better demonstrate the scheme and its relationship to its surrounds. 

 
The scheme originally submitted was broadly reflective of the external appearance of the flatted 
scheme allowed at appeal.  The layout of the proposal is largely similar save for being brought 
forward to create gardens and the removal of basement parking, a marginal decrease in final height 
as a result of the lack of basement parking and the staggering of the layout to cater for the site 
layout/parking provision. 
 
 
RESPONSE TO PUBLICITY AND CONSULTATION 
 
90 neighbour notifications were issued.  Re-consultation was carried out after the amended design 
issued by the agent and the subsequent design changes set out above with the consultation period 
expiring on 2nd June 2014.  29 objections were received raising the following comments: 
 
- The scheme is an improvement upon the 14 flats previously allowed. 
- The site should remain in light industrial use that can serve the area. 
- Density of accommodation is too much 
- Three storey scale is out of keeping with the area and will obscure views of Dundry. 
- The design is out of keeping with the Victorian properties in the area. 
- Lack of suitable off-street parking provision and impacts upon on-street parking which is 

already at capacity/in high demand. Many objectors disagreed with the findings of the 
applicant's parking survey stating that on-street parking was regularly fully occupied causing 
people to park over a street away. 

- The vehicular access is unsafe on this bend in the road. 
- The site should be used to provide a pedestrian access to the new Southville Primary School 

site on Myrtle Road and will add to pedestrian highway safety conflicts in this area. 
- Loss of privacy to 59 Greville Road. 
- Overshadowing of surrounding properties. 
- Noise from reflected sound from road. 
- Query suitability of refuse collection. 
- Need for confirmation of removal of asbestos [Please note that removal of asbestos is handled 

under various legislative controls outside of planning, but contaminated land is assessed 
within the key issues.] 

- Additional landscaping should be provided. 
- Scheme should include solar panels [This is the case and assessed within the Key Issues] 
- Water and drainage should be assessed appropriately [Please note that surface water run-off 

is assessed under the key issues]. 
 
The following issues were raised that are not material planning considerations: 
 
- The site should be developed for local benefit/community use/social housing in keeping with 

the scale of the existing properties [The application is to be assessed on its individual merits 
and alternatives do not form a material planning consideration] 

- Creation of an additional vehicular access [While the site has been vacant for some time, with 
its access boarded up, it retains a vehicular access that could be returned to active use 
without the need for planning consent]. 

- Inadequate water pressure for the area [Water connections are to be agreed with the water 
provider]. 

- Require a written undertaking that boundary wall will remain, trees and utilities connections not 
harmed [This is a private matter between the respective landowners/utilities providers.  It 
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would not usually be considered proportionate/necessary to attach conditions requiring 
controls over such matters.] 

- Inadequate notification of neighbours [90 consultation letters were issued covering adjacent 
occupiers and residents along Greville Road.  This is in accordance with national legislation 
and best practice, as well as council policy on consultation.] 

 
The BS3 Planning Group (local amenity group) raised the following issues: 
 
"Whilst this is considered an improvement on the previously proposed scheme in terms of density, a 
number of issues were flagged as a concern: 
1. It was not felt that the development matches the scale and tone of local residential property, and in 
particular the height appears inappropriate. Whilst the flats built on Myrtle Street have to some extent 
extinguished the view from Greville Road over to Dundry, it would appear that this will further obscure 
that view. 
2. As Southville Primary is about to open a "satellite" site on Myrtle Street, we felt that consideration 
should be given to facilitate a possible pedestrian route through from Greville Road to Myrtle Street, 
albeit accepting that it may also require negotiations with the owners of "The Kiln" to achieve this." 
 
The Bristol Civic Society objected on the following basis: 
 
"Bristol Civic Society does not object to the principle of residential development on this site. We are 
concerned, however, that the height of the proposed houses would be harmful to the street scene as 
they are significantly higher than neighbouring properties. The Society is also concerned that the 
height of the houses would harm views towards Dundry." 
 
 
COUNCILLOR COMMENTS 
 
Councillor Tess Green (local ward councillor) objected on the following basis: 
 
"I believe that this application represents a missed opportunity in terms of the possibility to include a 
public footpath along the boundary of the site to provide access to the proposed school development 
at Hayleigh in Myrtle Street. If it is possible to include this it would ensure safer pedestrian and cycle 
access to the new school site. 
 
The height of this development, while it will hide the views of the ugly rear elevation of the flats in 
Myrtle Street, will also obscure the remaining views of Dundry, which are valued by local people.  The 
vehicle access onto Greville Road is problematic and would need careful alteration in the road layout 
to make it safe for all road users." 
 
 
OTHER COMMENTS 
 
Contaminated Land Environmental Protection has commented as follows:- 
 
The application site and adjacent areas have previously been subject to industrial uses including 
aluminium works, bottle works, brewery and clay pits. Given that the proposed end use is sensitive to 
contamination I recommend standard conditions B11 B12 B13 and C1 are applied to any planning 
consent. 
 
Transport Development Management, City Transport has commented as follows:- 
 
A parking space has been removed which seems to make the manoeuvres acceptable.  There are 
some additional issues - space 4 will need setting back further into the site to allow access to the rear 
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and make the parking space usable (which will also further improve the manoeuvres) and house two 
still has no acceptable access to their cycle parking. [updated to incorporate verbal comments since 
written advice on 18 March 2014] 
 
Urban Design has commented as follows:- 
 
No objection given largely duplicates previous allowed scheme at appeal. [Verbal comments] 
 
Landscape has commented as follows:- 
 
It appears that no indicative landscape drawings are submitted with the application and landscape is 
not mentioned within the Design and Access Statement. 
 
The proposal should seek opportunity for structure planting including planting of additional trees, in 
line with the BCC policies to contribute to the enhancement of the setting of the building and the 
public realm.   
 
The usual condition would be expected for hard and soft landscape proposals. 
 
 
RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
 
Bristol Local Plan, Adopted December 1997 
ME2 Location and Design of Developments 
ME4 Controlling the Impact of Noise 
ME6 Contaminated Land 
M1 Transport Development Control Criteria 
B2 Local Context 
B5 Layout and Form 
B6 Building Exteriors and Elevations 
EC4 Protection:  Existing Employment Opportunities 
 
Bristol Core Strategy (Adopted June 2011) 
BCS1 South Bristol 
BCS5 Housing Provision 
BCS8 Delivering a Thriving Economy 
BCS9 Green Infrastructure 
BCS10 Transport and Access Improvements 
BCS13 Climate Change 
BCS14 Sustainable Energy 
BCS15 Sustainable Design and Construction 
BCS16 Flood Risk and Water Management 
BCS18 Housing Type 
BCS20 Effective and Efficient Use of Land 
BCS21 Quality Urban Design 
BCS23 Pollution 
 
Bristol Site Allocations and Development Management Policies (emerging)  
DM1 Presumption in favour of sustainable development 
DM12 Retaining valuable employment sites 
DM14 The health impacts of development 
DM15 Green infrastructure provision 
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DM23 Transport development management 
DM26 Local character and distinctiveness 
DM27 Layout and form 
DM28 Public realm 
DM29 Design of new buildings 
DM32 Recycling and refuse provision in new development 
DM34 Contaminated land 
DM35 Noise mitigation 
 
Supplementary Planning Guidance 
PAN 1 Residential Guidelines (November 1993) 
PAN 15 Responding to Local Character - a Design Guide (1998) 
 
 
KEY ISSUES 
 
(A)  IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN LAND USE TERMS, DENSITY AND 

UNIT TYPE? 
 
This key issue focuses on three aspects in turn; the loss of employment floorspace, creation of 
residential units and the potential use of the site as a pedestrian access through to Myrtle Street for 
the new Southville Primary School satellite site. 
 
Although unallocated, the application site has a long history of industrial use.  The site has been 
vacant for approximately 7 years and for purposes of assessing proposals for re-development is 
regarded as previously developed or 'brownfield' land.  Adopted Policy EC4 and emerging Policy 
DM12 that will replace this upon adoption seek to safeguard existing employment sites unless unless 
there is no demand for their use or continued use would have unacceptable impact upon the 
environmental quality of the surrounding area.  Under adopted Policy EC4 this also allows for where 
the existing floorspace is not valuable in respect of its quality.    
 
No marketing evidence has been supplied.  The site has however remained vacant for several years, 
being in a poor state of repair that would require significant investment to return to a useable 
standard.  This also retains a poor quality access for commercial vehicles.  The site is therefore 
considered to not be valuable in respect of its quality.  The surrounding area is residential in 
character, with the exception of Windsor House - a block of managed business uses - and further 
residential development has been developed on the site of the former Exmoor House adjacent to this 
site over the past decade.  It can reasonably be argued that a light industrial use within this residential 
context would be more likely to give rise to conflicts with the amenity of surrounding residents than 
when last in active use.   
 
Previous decisions upon this site have accepted that the loss of employment floorspace is acceptable.  
These concluded at the time of the last determination in 2009 that supply for the type of premises 
outstripped demand in the local area and that the site could not viably be redeveloped for smaller 
workshop uses.  Marketing undertaken prior to this last application had only generated interest for 
changes of use for builders' storage (B8 use) or car repairs (B2 use) that would have necessitated 
planning consent that would likely have been resisted due to the residential environment.   
 
While no updated marketing assessment has been provided, given the history of the site and quality 
of the space available officers consider that the loss of the employment floorspace should be 
accepted. 
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The area is otherwise in residential use and the use of the site for residential development is to be 
encouraged.  It is noted that a number of objectors have supported the creation of residential 
dwellinghouses in place of the previous allowed flatted scheme in this location.  The site is within 
walking distance of a designated centre, where indicative minimum densities of 50 dwellings per 
hectare (dph) are sought under Policy BCS20.  The scheme would have a density of 64dph.  This 
compares with the previously allowed 14 unit scheme with a density of 179dph and is therefore 
considered acceptable. 
 
The Southville ward was formed by 52% houses and 47% flats/shared accommodation (and 
temporary structures) at the time of the 2011 census.  The proposal seeks to add additional housing 
and this is considered acceptable within this overall mix, and even supported in respect of the form of 
residential units by some objectors to the scheme.  
 
A number of objectors have also raised concerns based on the potential for the site to be utilised as 
an access route to the new Southville Primary School satellite site on Myrtle Road.  As referenced 
above, this facility is yet to gain planning consent and no such route currently exists.  While 
enhancements to the pedestrian network are encouraged by relevant transport/movement policies, 
the site is not allocated within any adopted/emerging policy framework for such a connection and 
there is therefore no reasonable policy basis for 'safeguarding' such a connection.  In any case, The 
Kiln has been developed to the site's rear and any route would also require access through this 
existing development.  Officers therefore strongly advise that a reason for refusal on this basis would 
not be reasonable. 
 
(B)  IS THE DESIGN AND EXTERNAL APPEARANCE OF THE PROPOSED RESIDENTIAL 

DEVELOPMENT COMPATIBLE WITH THE SURROUNDING AREA? 
 
The application site is located within a predominantly residential area, characterised by densely 
packed two-storey Victorian/Edwardian terraced properties with tiled pitched roofs and a mix of 
rendered, brick and stone clad external walls.  The immediate surroundings of the site are, however, 
more mixed in character.  Windsor House, located adjacent to the south-eastern boundary of the site, 
is a modern brick built block of serviced business units.  The new developments to the south/south-
west are comprised of brick, timber cladding and render.   
 
The application site occupies a prominent location at a point where Greville Road bends sharply to the 
north, before continuing in a south-westerly direction towards North Street.  Long range views of the 
site can be gained from Greville Road to the east. The break in the residential terrace on the outside 
of the bend is filled by the two-storey Windsor House and the single storey factory building within the 
application site, with the rear rendered elevation of the three storey The Kiln behind. The design of 
both Windsor House, Myrtle Court and The Kiln differ in many respects from the traditional style of 
terraced housing in the locality. 
                  
The design ethos behind the previous scheme allowed at appeal (09/01031/F) was modern in its 
appearance with a-symmetric pitched roof forms delineated by brick projections with a rendered 
elevation and strong window forms.  The originally sought application design effectively re-created this 
with integral garages at ground level and internal layouts re-arranged for dwellinghouses.  This has 
subsequently been amended and re-consulted upon as part of the applicants desire to reduce costs 
and improve thermal efficiency, resulting in a more purposed arrangement for dwellinghouse use but 
that still reflects the previously allowed scheme. 
 
This now comprises of more symmetric gable fronting roofs, with the render projections continuing to 
roof level, a brick elevation and a pennant stone ground floor level.  These all reflect materials utilised 
in the surrounding area.  Cills and lintels are shown to reflect the stone banding/surrounds to windows 
within the nearby terraced housing.  Details of the materials are secured by conditions within the 
officer recommendation.   
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The scale of development remains at 3 storeys, with the relative floor heights 0.2m lower than the 
previous scheme due to the lack of basement parking provision and a further reduction of 0.3m atop 
this to ridge height (i.e. a total reduction in height of 0.5m) due to the change from an asymmetric roof 
form.  The apparent scale of the building is somewhat softened by the use of a pennant stone plinth to 
reduce the vertical emphasis within the design, although this level would be largely screened by the 
boundary treatment around the site.  The effect of the detailed design is largely similar to that of the 
previously allowed scheme in respect of its articulation and massing. The final aesthetic would read 
as visually distinct from the terraced properties in terminating the vista in place of The Kiln's rear 
rendered elevations, but taking visual cues in respect of its detailing and material choices. 
 
As set out within the relevant planning history, the 2009 scheme was originally refused at committee 
on the basis of its scale and massing but subsequently allowed at appeal.  Members will be supplied 
with copies of the elevational treatment and layout of this scheme.  The application scheme is 
considered to have strong parallels with this previously allowed development and members are 
advised that this is a strong material consideration in assessing the current proposals.    
 
The inspector in reaching their decision advised that they considered the scale was appropriate.  They 
considered that the set back from the Greville Road frontage was sufficient to ensure that the greater 
height in comparison with the two storey houses nearby would not cause any material harm to the 
residential street scene, and that the comparative height differences with Windsor House were not so 
great so as to result in a harmful relationship.  The inspector noted that the proposal would be more 
massive than the individual domestic properties on Greville Road. However, they considered that the 
overall terraced arrangements have considerable mass and the proposal would not be out of keeping 
with this context and that of the immediately adjacent properties of The Kiln, Myrtle Court and Windsor 
House which also do not reflect the small scale of individual terraced houses. The inspector noted that 
the proposal had been designed to break up the mass of the building into 5 separate elements, each 
with a pitched roof, which hints at the proportions of the terraced houses in the area.  Together with 
the set-back position of the block, this was not considered to appear overly dominant or out of place.  
The inspector therefore allowed the appeal on this issue. 
 
It is however noted that the layout of the development is somewhat different, in being set further 
forward by a further 2m for units 2-4 (and a corresponding reduction in depth of units by 1m due to the 
removal of communal circulation space located to the rear of the previous allowed scheme) to create 
garden areas and staggered to reflect the site layout.  The agent has prepared computer generated 
representations of the scheme showing the comparative height of this allowed scheme outlined for 
comparison from views further east along Greville Road.  This demonstrates that from views along 
Greville Road looking west towards Dundry slopes, the proposed development would not appear 
materially different than the previously allowed scheme in respect of its scale.  This will evidently read 
as higher from the public realm the closer to the development, but such views are only available over 
The Kiln currently from some distance along Greville Road in any case.  The changes from the 
previous allowed scheme are overall not considered to result in any material increase in scale and a 
reason for refusal on this basis is not considered reasonable as a result. 
 
The change in layout from the allowed scheme does also result in the potential appearance of a 
'pinch-point' between unit 2 and the site boundary with Windsor House, changing from a gap of 2.3m 
under the allowed scheme to 1.2m.  It is noted that unit 1 remains in an identical position to the 
previously allowed appeal scheme and is no closer to Windsor House as a result.  While this spacing 
is not considered ideal it is not considered materially greater than the arrangement of the previously 
allowed scheme. 
 
The proposal would also now include an extensive area of hard standing to facilitate vehicular 
access/turning.  This would reflect the current area of hard standing and scope is available for some 
softening landscaping towards the southern portion of the site.  A detailed landscaping scheme can 
be secured by condition. 
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Overall, BCC Urban Design have no objections on the basis that the design impacts of the scheme 
are not materially greater than the previously allowed development.  Officers consider that, given the 
above assessment, this is an appropriate response and that the scheme addresses this key issue. 
                                                                 
(C)  WILL THE PROPOSED DEVELOPMENT HAVE AN ADVERSE AFFECT ON THE 

AMENITIES OF THE OCCUPANTS OF NEIGHBOURING OR FUTURE PROPERTIES? 
 
Concerns have been raised by nearby residents of Greville Road over overshadowing, overlooking 
and noise. 
 
No concerns are held by officers over noise impacts given the existing lawful use for light industrial 
use and that the proposed use is residential.  Concerns over overlooking to Greville Road are not 
considered to be justified given principal views are directed down Greville Road, with no windows to 
the flank elevations above ground floor.  Overshadowing was a concern under previous applications 
to this site however and is assessed in more detail below, as well as the relationship with The Kiln and 
amenity of future occupiers.  
 
The current scheme is comparatively lower than the 2009 appeal scheme by 0.2m to eaves and 0.5m 
to ridge and its layout is the same distance from the properties to the north on Greville Road to three 
storeys and excludes the 2.5m wide two storey component within the allowed appeal scheme that 
was closer to these properties. A shadow analysis was undertaken for the previous 2009 appeal 
which showed that during the summer solstice, the proposed building would not cast any shadow over 
the ends of neighbouring gardens on Greville Road at any time. The diagrams showed that the most 
significant impact would be at 09:00 and the gardens of numbers 54, 52 and 50 Greville Road would 
be overshadowed by the development, with this overshadowing significantly reduced by 11:00 and no 
greater than that of the existing wall by 13:00. Given that the extent of overshadowing was likely to be 
limited to the end of the gardens during the mornings in the period around the equinoxes, it was 
considered unlikely to have such a significant impact on the amenity of neighbouring occupiers that it 
would warrant recommending refusal on these grounds.  The current proposed scheme would have a 
reduced impact in respect of overshadowing and overbearing compared to this previous scheme due 
to its reduced height and officers have not required a shadow analysis be submitted as a result.  A 
reason for refusal would not be reasonable on such grounds given that a previous scheme with a 
slightly greater impact was deemed acceptable.  
 
Of more concern is the relationship with The Kiln.  The previous appeal scheme was originally refused 
by committee due to the loss of outlook to The Kiln.  The Kiln was designed with officers seeking 
controls on the openings and internal layout such that the redevelopment of the application site would 
be safeguarded.  This has windows to first and second floors within its rear elevation serving 
bathrooms, corridors, a study/office to each floor and secondary windows to a bedroom at either end 
on each floor also.  The Inspector in allowing the appeal of the previous 2009 scheme concluded that 
the impact was limited to the second floor over the existing relationship with the current building to the 
application site.  The inspector concluded that this relationship, in respect of available light, would not 
be harmful and their chief concern related to the relationship between the office/study windows of The 
Kiln due to their floor-ceiling height and proximity to a wall directly opposite.  The inspector concluded 
that this matter was finely balanced and that as a small room used less regularly than a living room 
would not be expected to have the same quality of outlook as a living room and on balance could be 
accepted. A condition was attached securing obscure glazed windows within the rear elevation within 
the appeal decision. 
 
The application proposals would be located further from The Kiln than the previous appeal scheme 
and no concern is held over outlook.  Officers have however raised concerns about direct views 
between the kitchen and study/reception room/bedroom of the proposed unit 2 to the study/office 
window of The Kiln as well as views from the communal corridor area into the same rooms within unit  
4 Officers have therefore secured angled windows to prevent such privacy relationships resulting in 
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harm to future occupiers and/or residents of The Kiln.  The inspector in assessing the 2009 appeal 
proposals raised no concern over near identical window-window relationships between the secondary 
windows serving bedrooms within The Kiln and habitable rooms in the same location as to units 1 and 
5 of the application proposals.  Officers therefore consider that these relationships are acceptable. 
 
The chief concern held by your officers in assessing this scheme has been the quality of the 
residential accommodation for future occupiers.  While privacy relationships are set out above and 
sufficient floorspace is provided per unit for 5-7 bedspace units in accordance with Policy BCS18 and 
the supporting Space Standards Practice Note (at 168 sq m per unit with a standard requirement of 
110 sq m as minimum), the main area of concern has been over the outlook/lighting to the rear aspect 
of the premises and private amenity space.  It is acknowledged that the level of natural light to this 
area will be poor and the outlook restricted.  This however serves bathrooms, utility areas and studies 
to ground floor, second bedrooms to first floor and the kitchen and flexible study/office/reception 
room/bedroom to third floor, where the outlook and lighting would be acceptable.   
 
Of more concern is the relationship with The Kiln.  The previous appeal scheme was originally refused 
by committee due to the loss of outlook to The Kiln.  The Kiln was designed with officers seeking 
controls on the openings and internal layout such that the redevelopment of the application site would 
be safeguarded.  This has windows to first and second floors within its rear elevation serving 
bathrooms, corridors, a study/office to each floor and secondary windows to a bedroom at either end 
on each floor also.  The Inspector in allowing the appeal of the previous 2009 scheme concluded that 
the impact was limited to the second floor over the existing relationship with the current building to the 
application site.  The inspector concluded that this relationship, in respect of available light, would not 
be harmful and their chief concern related to the relationship between the office/study windows of The 
Kiln due to their floor-ceiling height and proximity to a wall directly opposite.  The inspector concluded 
that this matter was finely balanced and that as a small room used less regularly than a living room 
would not be expected to have the same quality of outlook as a living room and on balance could be 
accepted. A condition was attached securing obscure glazed windows within the rear elevation within 
the appeal decision. 
 
The application proposals would be located further from The Kiln than the previous appeal scheme 
and no concern is held over outlook.  Officers have however raised concerns about direct views 
between the kitchen and study/reception room/bedroom of the proposed unit 2 to the study/office 
window of The Kiln as well as views from the communal corridor area into the same rooms within unit 
4 Officers have therefore secured angled windows to prevent such privacy relationships resulting in 
harm to future occupiers and/or residents of The Kiln.  The inspector in assessing the 2009 appeal 
proposals raised no concern over near identical window-window relationships between the secondary 
windows serving bedrooms within The Kiln and habitable rooms in the same location as to units 1 and 
5 of the application proposals.  Officers therefore consider that these relationships are acceptable. 
 
The previous appeal scheme attached a condition requiring obscure glazed and non-opening 
windows to all affected windows.  This included windows serving the sole outlook to second bedrooms 
and kitchens.  Officers consider this to be overly prescriptive in relation to ground floor level and with 
regard to units 2-3 by virtue of the use of angled windows and a blank flank elevation of The Kiln 
opposite unit 3.   A condition is included within the recommendation applying to the rear elevation of 
units 1 and 5 at first and second floor where angled windows would not be feasible due to the 
resultant privacy relationship being equally harmful.  The use of such a condition and relationships is 
considered to already have already have been defined as acceptable in this specific case under the 
previous appeal.   
 
The outlook to the front of unit 1 is also limited by Windsor House but no worse than that under the 
previously allowed appeal scheme and so considered acceptable. 
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Concern is however held over the quality of the external private amenity space, particularly for units 1-
4 which would be heavily enclosed by three storey built forms.  Officers consider this space to be of 
minimal amenity value.  Public open space is located within 500m walking distance to the north-east 
in the form of Dame Emily Park and officers had advised that in the circumstances it would be 
preferable to locate the development back into the site to enable a more heavily landscaped 
communal frontage area.  The applicant has declined on the basis of such private amenity space 
offering increased values and officers consider that members should effectively consider the 
proposals as having very low quality private amenity space. 
 
While this would not, and has not, been encouraged the residents would have access to public parks 
and the previous 2009 appeal scheme was formed by 14 flatted units that had only minimal communal 
landscaped areas of limited amenity value also.  The application scheme would however be suitable 
for family accommodation where greater value should be placed on such provision. The local 
community has expressed a greater desire for family accommodation being provided upon this site 
within the consultation response on this and previous schemes and this is only realistically achievable 
without high quality private amenity space provision given the constraints of the site.  Given the 
availability of public open space within reasonable walking distance officers consider that this aspect 
of the scheme is acceptable. 
 
The refuse storage proposed is considered to be of a suitable size and location to facilitate collection 
without refuse being left on the highway for collection.  This will be secured by condition. 
 
Overall, the proposal adequately addresses this key issue. 
 
D)  ARE THE PROPOSALS ACCEPTABLE IN TERMS OF TRANSPORT AND MOVEMENT 

FACTORS? 
 
It is acknowledged that the area surrounding the application site is under intense pressure from local 
residents competing for limited on-street parking space.  The proposal provides for four off-street 
parking spaces serving five units. Objectors have concerns over this being insufficient based on the 
number/size of units and have challenged the figures provided within the applicant's submitted 
transport statement with regards to the parking survey and car ownership. 
 
The Transport Statement claims an average car ownership figure of 0.8 per dwelling.  2011 census 
data indicates this to be 0.88 per dwelling.  Data at ward level covers a relatively wide area, with some 
properties far closer to the city centre than the application site.  For comparison, car ownership within 
the Hamilton Road Lower Super Output Area (a geographic area of approximately 1000 people used 
for census collection and analysis) covering the application site is 1.05 per dwelling under the most 
recent 2011 census data. 
 
Objectors have also challenged the parking survey and officers are unable to resource a detailed 
survey, but site visits and professional knowledge of the area, combined with resident's comments 
make it clear that on-street parking is regularly at capacity within the immediate locale and wider area.  
The area surrounding the application site forms part of a proposed Resident's Parking Scheme with 
formal consultation on final proposals due to take place later this year. 
 
The maximum parking provision, set out in the appendices to the emerging Development 
Management Policies is 1.5 spaces per unit serving three or more bedrooms.  The scheme would be 
within this maximum provision.  The site is considered to be within a sustainable location within 
walking distance of the Bedminster Town Centre and public transport routes.  Adequate facilities are 
set aside for bicycle storage, although BCC Transport have raised concerns about access through to 
the store for unit 2.  Given that this access would be gained through a large utility area that could also 
double up as suitable storage if necessary, this is considered acceptable. 
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BCC Transport (Development Management) Team have advised that the quantum of parking 
proposed is acceptable within this location, but have advised that parking space 4 requires relocating 
further into the site to provide sufficient width for use and this can be secured by way of a variation 
condition.  Tracking diagrams have been supplied that demonstrate that the parking/garage spaces 
can be utilised successfully.  For the sake of comparison the previously allowed scheme included nine 
car parking spaces to serve 14 one and two bedroom units and this was considered acceptable at the 
time. 
 
The National Planning Policy Framework sets out that "Development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development are severe."  
While inconvenience will undoubtedly arise from the increase in no-street parking demand, it cannot 
be reasonably held that the increased in such demand would result in severe highway safety harms. 
 
Residents also voiced considerable concerns relating to Highway Safety of the proposed 
development, stating that the existing access way, which is located on a bend would be insufficient.  
This is an existing access, that if reinstated for its existing lawful use could be used to serve 
commercial vehicles.  Trip generation from the proposal would also be materially lower than the 
previously allowed 9 parking spaces for the 14 unit scheme. 
 
Some objectors have referenced the intended opening of the Southville Primary School satellite site 
as increasing the highway safety risks.  As set out within Key Issue A, an access through cannot be 
secured under this planning application or reasonably be safeguarded under the planning process.  
BCC Transport have advised that the intended walking bus route between the two Southville primary 
School sites would not pass the application site. 
 
At the time of the previous appeal scheme, the Council had refused the application for failure to 
include a planning obligation package to narrow the junction of Greville Road with Upton Road to the 
north.  The inspector concluded that this could be addressed by condition in determining the appeal.  
Since this time planters have been placed at this location to narrow this junction and BCC Transport 
have advised that such works are no longer required as a result. 
 
Overall, the proposal adequately addresses this key issue. 
 
E)  DOES THE PROPOSAL ADEQUATELY ADDRESS SUSTAINABILITY REQUIREMENTS 

AND LAND CONTAMINATION? 
 
The submitted application has incorporated a sustainability statement and energy statement that 
demonstrates a reduction in carbon generation of over 20% through the use of solar panels fitted to 
the roof of the development.  This is considered acceptable. 
 
Surface water run-off would be reduced overall, due to a reduction in site coverage of buildings/hard 
standing. 
 
The site's history necessitates appropriate land contamination conditions in accordance with advice 
from BCC Contaminated Land. 
 
F)        WHAT IS THE COMMUNITY INFRASTRUCTURE LEVY LIABILITY? 
 
The CIL liability for this development is £44,490.40 
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CONCLUSION 
 
The application proposal is considered to be broadly established in principle by the previously allowed 
2009 appeal scheme.  The current scheme is considered preferable to this previous proposal by virtue 
of its slight reduction in height, creation of family accommodation over smaller flatted units and 
reduced impact in on-street parking demand.  The proposal also addressed new policies introduced 
since this time, such as sustainability and space standards.   
 
The scheme is however considered to result in a lower standard of residential amenity for future 
occupiers by virtue of outlook/lighting to the rear elevation and limited window-window relationships 
due to the number of effected rooms.  This is however considered, on balance, to be not materially 
worse than the relationships established under the previous 2009 appeal scheme based upon the 
proximity to public open space, the internal layout and use of angled windows to remove key harmful 
views. 
 
 
RECOMMENDED GRANT subject to condition(s) 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  
 The development hereby permitted shall begin before the expiration of three years from the 

date of this permission. 
  
 Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 

by Section 51 of the Planning and Compulsory Act 2004. 
 
Pre commencement condition(s) 
 
2. Land affected by contamination - Site characterisation 
  
 No development shall take place until an investigation and risk assessment, in addition to any 

assessment provided with the planning application, has been completed in accordance with a 
scheme to assess the nature and extent of any contamination on the site, whether or not it 
originates on the site. The contents of the scheme should be submitted to and be approved in 
writing by the Local Planning Authority. The investigation and risk assessment must be 
undertaken by competent persons and a written report of the findings must be produced. The 
written report is subject to the approval in writing of the Local Planning Authority. The report of 
the findings must include:  

  
 (i) a survey of the extent, scale and nature of contamination; 
  
 (ii) an assessment of the potential risks to: 
 * human health, 
 * property (existing or proposed) including buildings, crops, livestock, pets, woodland and 

service lines and pipes, 
 * adjoining land,  
 * groundwaters and surface waters, 
 * ecological systems, 
 * archaeological sites and ancient monuments; 
  
 (iii) an appraisal of remedial options, and proposal of the preferred option(s). 
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 This must be conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11". 

  
 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
3. Land affected by contamination - submission of remediation scheme 
  
 No development shall take place until a detailed remediation scheme to bring the site to a 

condition suitable for the intended use by removing unacceptable risks to human health, 
buildings and other property and the natural and historical environment has been prepared, 
submitted to and approved in writing by the Local Planning Authority.  The scheme must 
include all works to be undertaken, proposed remediation objectives and remediation criteria, 
timetable of works and site management procedures.  The scheme must ensure that the site 
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 
in relation to the intended use of the land after remediation.  

  
 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
4. Land affected by contamination - implementation of approved remediation scheme 
  
 In the event that contamination is found, no development other than that required to be carried 

out as part of an approved scheme of remediation shall take place until the approved 
remediation scheme has been carried out in accordance with its terms. The Local Planning 
Authority must be given two weeks written notification of commencement of the remediation 
scheme works.  

  
 Following completion of measures identified in the approved remediation scheme, a 

verification report that demonstrates the effectiveness of the remediation carried out must be 
produced, and be approved in writing of the Local Planning Authority.  

  
 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
5. Submission and approval of landscaping scheme 
  
 No development shall take place until there has been submitted to and approved in writing by 

the Local Planning Authority a scheme of hard and soft landscaping, which shall include 
manufacturer's details of all hard landscaping treatments, the location and details of the 
materials of any new boundary treatments, indications of all existing trees and hedgerows on 
the land, and details of any to be retained, together with measures for their protection, in the 
course of development.  The approved scheme shall be implemented so that planting can be 
carried out during the first planting season following the occupation of the building(s) or the 
completion of the development whichever is the sooner.  All planted materials shall be 
maintained for five years and any trees or plants removed, dying, being damaged or becoming 
diseased within that period shall be replaced in the next planting season with others of similar 
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size and species to those originally required to be planted unless the council gives written 
consent to any variation. 

   
 Reason: To protect and enhance the character of the site and the area and to ensure its 

appearance is satisfactory. 
 
6. Submissions of samples before specified elements started 
  
 Samples of the following, except where stated, shall be submitted to and be approved in 

writing by the Local Planning Authority before the relevant parts of the work are commenced.  
The development shall be completed in accordance with the approved samples before the 
building is occupied. 

   
 a) Render 
 b) Pennant stone 
 c) Brick 
 d) Material to lintels/cills 
 e) Roofing material  
 f) Manufacturers details of all doors and windows 
 g) Manufacturers details of garage doors 
 h)  Manufacturers details of juliet balconies 
   
 Reason: In order that the external appearance of the building is satisfactory. 
  
7. Variations to the scheme 
  
 No development shall take place until detailed drawings showing a revised parking layout, 

such that the parking space to the driveway area is located further into the garden of unit 5 to 
provide 2.9m width from the boundary whilst maintaining a pedestrian access to the garden of 
unit 5, have been submitted to and approved in writing by the Local Planning Authority.  This 
part of the development shall be completed only in accordance with the modification thus 
approved. 

  
 Reason: The parking layout is considered unsatisfactory in the form shown on the drawings 

submitted to date and this aspect of the scheme should be modified to ensure an acceptable 
form of development. 

 
Pre occupation condition(s) 
 
8. Completion of vehicular access - Shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the means 

of vehicular access has been constructed and completed in accordance with the approved 
plans and the said means of vehicular access shall thereafter be retained for access purposes 
only. 

  
 Reason: In the interests of highway safety. 
 
9. Land affected by contamination - Reporting of Unexpected Contamination 
  
 In the event that contamination is found at any time when carrying out the approved 

development that was not previously identified it must be reported in writing immediately to the 
Local Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with the requirements of Condition 2; and where remediation is necessary a 
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remediation scheme must be prepared in accordance with the requirements of Condition 3 
which is to be submitted to and be approved in writing by the Local Planning Authority. 

  
 Following completion of measures identified in the approved remediation scheme a verification 

report must be prepared, which is subject to the approval in writing of the Local Planning 
Authority in accordance with condition 4. 

  
 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
10. Implementation/installation of refuse storage and recycling facilities - shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the refuse 

store, and area/facilities allocated for storing of recyclable materials, as shown on the 
approved plans have been completed in accordance with the approved plans. Thereafter, all 
refuse and recyclable materials associated with the development shall either be stored within 
this dedicated store/area, as shown on the approved plans, or internally within the building(s) 
that form part of the application site. No refuse or recycling material shall be stored or placed 
for collection on the public highway or pavement, except on the day of collection. 

  
 Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 

environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
11. Completion and maintenance of cycle provision - shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the cycle 

parking provision shown on the approved plans has been completed, and thereafter, be kept 
free of obstruction and available for the parking of cycles only. 

  
 Reason: To ensure the provision and availability of adequate cycle parking. 
 
12. Completion and maintenance of car/vehicle parking - shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the 

car/vehicle parking area as agreed under condition 7 has been completed, and thereafter, the 
area shall be kept free of obstruction and available for the parking of vehicles associated with 
the development 

  
 Reason: To ensure that there are adequate parking facilities to serve the development. 
 
13. Sustainability 
  
 The proposal shall be carried out in accordance with the approved sustainability statement, 

including the installation of solar panels prior to the first occupation of the development hereby 
approved. 

  
 Reason: In order to reduce the development's carbon generation and erengy demand. 
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Post occupation management 
 
14. Non opening and obscured glazed window 
  
 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any Order revoking and/or re-enacting that Order) the proposed 
windows to the rear west-facing elevation to units 1 and 5 at first and second floor shall be 
non-opening and glazed with obscure glass to a specification to be agreed with the Local 
Planning Authority and shall be permanently maintained thereafter as non-opening and 
obscure glazed. 

  
 Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 

privacy. 
 
List of approved plans 
 
15. List of approved plans and drawings 
  
 The development shall conform in all aspects with the plans and details shown in the 

application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision. 

 
P-100 Location Plan, received 18 December 2013 

 P-200 Existing site massing plan, received 18 December 2013 
 P-300D Proposed site massing plan, received 14 May 2014 
 P-500 Site photographs, received 18 December 2013 
 P-600 Internal site photographs, received 18 December 2013 
 P-700D Proposed ground floor plan, received 14 May 2014 
 P-800D Proposed first floor plan, received 14 May 2014 
 P-900D Proposed second floor plan, received 14 May 2014 
 P-1000D Proposed roof plan, received 14 May 2014 
 P-1100D Proposed front elevation, received 14 May 2014 
 P-1200D Proposed rear elevation, received 14 May 2014 
 P-1300D Proposed side elevation, received 14 May 2014 
 P-1400D Proposed streetscene front elevation, received 14 May 2014 
 Solar panel details, received 18 December 2013 
 1261/0002 Existing elevations, received 18 December 2013 
 1261/0003 Existing elevations, received 18 December 2013 
 1261/0004 Existing elevations, received 18 December 2013 
 1309-33_FIG 3.1F Proposed parking tracking, received 15 May 2014 
  
  Reason: For the avoidance of doubt. 
 
 
BACKGROUND PAPERS 
 
Contaminated Land Environmental Protection 14 February 2014 
Transport Development Management, City Transport 18 March 2014 
Urban Design 14 May 2014 
Landscape 28 January 2014 
 
 
 



Location Plan 1:1250
5 No Proposed Town Houses on the existing Light Industrial

Warehouse site at 58A Greville Road Southville Bristol BS3 1LL

Outline of proposed site described in red line
Centre Coordinates: Easting: 357 815 m and Northing: 171 557 m

Site Address: 58A Greville Road Southville Bristol BS3 1LL



11photo 
v1.1205 

Case Officer Site Photographs 
 
 
Application No:  13/05801/F Site Address: Land And Buildings Lying To The 

South-East Of 58  
Greville Road  
Bristol  

Date of photo:  7 February 2014 

 

 
Aerial image of site (© BlomPictometry 2012) 
 

 

 
Aerial image looking west (© BlomPictometry 2012) 
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Aerial image looking south (© BlomPictometry 2012) 
 

 

 
Application site from Greville Road.  Ends of terraces to this portion of Greville Road can be 
seen as well as Windsor House to left of site and The Kiln beyond (white rendered building). 
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View of application site from further along Greville Road showing views over The Kiln to 
Dundry slopes beyond. 

 
View of Windsor House with application site to right/beyond.  The Kiln and rooflights to 
Myrtle Court beyond can be seen also. 
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Rear of properties on other section backing onto application site with Windsor House 
beyond. 

 
View from access along Greville Road to junction with Upton Road. 
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Appeal Decision 

Site visit made on 17 February 2011 

by JP Roberts  BSc(Hons), LLB(Hons), MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 7 March 2011 

 

Appeal Ref: APP/Z0116/A/10/2140214 

58a Greville Road, Bristol BS3 1LL 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant planning permission. 

• The appeal is made by Mr Michael Nangreave against the decision of Bristol City 
Council. 

• The application Ref 09/01031/F, dated 30 March 2010, was refused by notice dated    
27 October 2010. 

• The development proposed is the change of use from light industrial warehouse to 

residential 3 storey development, consisting of 14, 1 and 2 bedroom apartments.  On-
site parking to be provided. 

 

Application for costs 

1. An application for costs was made by the appellant against the Council. This 

application is the subject of a separate Decision. 

Decision 

2. The appeal is allowed, and planning permission is granted for the change of use 

from light industrial warehouse to residential 3 storey development, consisting 

of 14, 1 and 2 bedroom apartments with on-site parking to be provided at 58a 

Greville Road, Bristol BS3 1LL in accordance with the terms of the application, 

Ref 09/01031/F, dated 30 March 2010, subject to the conditions listed in the 

Annex to this decision. 

Main Issues 

3. The Council has no objection to the loss of the employment use of the site.  

The premises are in poor physical condition and evidence has been submitted 

to show that marketing of the site has been fruitless.  I see no reason to 

disagree.  Accordingly, the main issues are: 

i) the effect of the proposal on the character and appearance of the 

surrounding mainly residential area; 

ii) the effect of the proposal on the living conditions of occupiers of The 

Kiln, with particular regard to outlook and loss of light; 

iii) the implications of the proposal for highway safety, and  

iv) whether the proposal makes satisfactory provision for infrastructure 

necessary to serve the development. 
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Reasons 

Character and appearance  

4. The appeal site is occupied by a dilapidated industrial building located on a 

right-angled corner of Greville Road.  Abutting the site to the south is a 2 

storey office block, Windsor House, but all the other neighbouring land is in 

residential use.  Two-storey terraced housing in the winding Greville Road lies 

to the north and east, whilst three storey blocks of flats in The Kiln and Myrtle 

Court, accessed from Myrtle Road, abut the south and west side of the side. 

5. The proposed block of flats would have three storeys, and thus would be higher 

than the nearby two storey office block and terraced housing.  However, the 

height would not be greatly different from that of The Kiln; although that 

property has a flat roof, the proposal would incorporate a series of pitched 

roofs, the peaks of which would be slightly higher than The Kiln, but the valleys 

would be lower.  The use of pitched roofs reflects the domestic context of the 

site, where pitched roofs are the norm, and where rising ground levels to the 

south result in a series of roof heights at different levels corresponding to the 

changes in topography. The architecture of the front elevation would be more 

interesting than the lacklustre appearance of the rear elevation of The Kiln, 

which is obvious in views when descending the part of Greville Road 

immediately facing the site. 

6. The block would be set back from the Greville Road frontage by a sufficient 

distance to ensure that the greater height in comparison with the two storey 

houses nearby would not cause any material harm to the residential street 

scene.  The adjacent Windsor House, although of two storeys, is a large 

building, and would be at right angles to the proposal.  Despite possessing an 

additional storey, the highest part of the proposed building would be less than 

2m higher than the office block, and the roof valleys would be lower.  This 

would provide a satisfactory relationship. 

7. The proposal would be more massive than the individual domestic properties 

on Greville Road.  However, the houses are in long terraces, which themselves 

have considerable mass, and the immediately adjacent properties of The Kiln, 

Myrtle Court and Windsor House are sizeable buildings which do not reflect the 

small scale of individual terraced houses.  The proposal has been designed to 

break up the mass of the building into 5 separate elements, each with a 

pitched roof, which hints at the proportions of the terraced houses in the area.  

Together with the set-back position of the block, this would not appear overly 

dominant or out of place. 

8. I therefore conclude on this issue that the proposal would not harm the 

character and appearance of the surrounding mainly residential area, and it 

would not conflict with saved Policies B1, B2 or B6 of the Bristol Local Plan 

1997, which respectively deal with design criteria and development, local 

context and building exteriors and elevations. 

Living conditions 

9. The proposed building would lie close to the rear elevation of the flats in The 

Kiln, in which are a number of windows which face the site.  The appellant has 

submitted the approved reserved matters plans for that development which 

show that the windows serve a variety of rooms, including bathrooms, 

bedrooms and study/offices.  The appellant suggests that The Kiln development 
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has been constructed incorrectly, but that is not so.  On the basis of the 

information before me, it appears that the development has been built in 

accordance with the approved reserved matters plans. 

10. The outlook from ground and first floor windows in the facing elevation of The 

Kiln would be largely unaffected in comparison with the existing position, where 

the industrial building abuts the boundary, although the height of the proposed 

block would reduce the amount of light reaching them, but not to an extent 

that would cause material harm.   Second floor windows would be more 

seriously affected.  The need for light is not paramount for bathroom and lobby 

windows, and some light would still reach these windows.  Bedroom windows 

are all secondary ones, so that satisfactory light and outlook to these rooms 

would still be maintained.   

11. However, the study/office window would be the most affected.  This window is 

a large ceiling to floor windows, and the current outlook over the appeal site 

towards the higher ground to the east would be replaced by a fairly close view 

of the rear wall of the proposed building.  This would make it a less pleasant 

room.  Even so, the room is a small one, and as an office/study, the same 

quality of outlook would not be expected as might be the case in a living room 

or bedroom.  Adequate levels of light would still be obtained over the roof of 

the development, which, for the main part, would be set back from The Kiln by 

about 3.5m. 

12.  Although this aspect of the proposal is finely balanced, I conclude that the 

proposal would not cause material harm to the living conditions of the 

occupiers of The Kiln, or conflict with LP Policy B1.  Policy B8 deals with criteria 

for new housing development, and whilst the criteria include privacy and 

overlooking, they do not refer to outlook, overshadowing or the effect on 

neighbours’ living conditions more generally, and thus the policy is not relevant 

to this issue. 

 Highway safety 

13. There would be a fairly steep ramp leading from Greville Road to the basement 

parking area.  No cross sections were submitted with the proposal, or asked for 

by the Council.  However, a cross-section (Ref: 1251/301/F) was submitted 

with the appeal.  This plan does not alter the nature of the proposal, and the 

appellant says that it was one submitted with a previous proposal, and drew no 

adverse comment from the Highway Authority.  In these circumstances, I see 

no reason not to take it into account. 

14. The cross-section shows the ramp gradient as being 1:6 at its steepest, but 

with small sections at 1:10 at the base of the ramp and nearest to the junction 

with Greville Road.   Such an arrangement would prevent grounding and there 

would be an almost level area at the junction with Greville Road, sufficient to 

provide a safe transition to the public highway.  Whilst there is a sharp bend in 

this location, any driver exiting the site would have a clear view of traffic 

approaching coming down the hill.  Such traffic would be on the nearside 

carriageway, and whilst there would be restricted visibility to the left, it would 

not be so poor as to be dangerous.  The Council has produced no technical 

evidence to show why such an arrangement would be hazardous. 

15. Residents have expressed considerable concern about the proposed level of 

parking, at 9 spaces to serve 14 dwellings.  The site is located in an area close 
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to shops and other facilities, and is served by public transport.  It is also within 

walking distance of the Bedminster railway station and is not far from the city 

centre.  I see no compelling reason to arrive at a different view from the 

Council that the level of parking provision would be satisfactory in this location. 

16. I therefore conclude on this issue that the proposal would not result in material 

harm to highway safety, or conflict with LP Policy which deals with highway 

safety and access. 

 Infrastructure 

17. The Council seeks financial contributions towards highways improvements, 

open space and play provision.  Whilst a draft planning obligation has been 

submitted, a finalised document has not been provided.  The highways 

contributions are sought to improve the junction of Greville Road and Upton 

Road, just to the north of the site access.  This would have the benefit of 

slowing traffic speeds and improving pedestrian safety and would be necessary 

to mitigate the effects of the limited visibility at the site access towards the 

north.  As the appellants suggest, there is no reason why this could not be 

achieved by a Grampian condition, and I shall therefore impose one. 

18. There is little open space or play area provided in the development.  The 

Council says that a need for improvements to Dame Emily playground to the 

east of the site has been identified, but no information has been provided 

about the exact nature, extent or cost of such improvements.  The amount 

sought (£2500) is relatively modest, and has been calculated in accordance 

with a formula, although I have not been provided with the details of it.  There 

is insufficient evidence available to conclude that the contribution sought is 

necessary or reasonably related in scale and kind to the proposal. 

19. No information has been provided to explain why contributions are required for 

open space.  There is no indication of any local deficiency in either quantity or 

quality or such space, and the Council has not explained where the money 

would be spent.  Accordingly, I find that a contribution towards open space is 

unnecessary.  Thus, I find that there is no need to make contributions towards 

the provision of infrastructure. 

 Conditions 

20. The Council has suggested conditions which I have assessed in the light of 

national advice.  Details of external materials and landscaping are required in 

the interests of appearance.  A condition to require refuse facilities to be 

provided is necessary in the interests of appearance and to protect residential 

occupiers from nuisance from smell and litter.  I have not imposed a 

requirement not to place refuse on the footway other than on collection days as 

other controls are more appropriate to deal with this. 

21. In view of the previous industrial use of the site, a scheme to deal with 

potential contamination is necessary to protect the health of the intended 

occupiers.  A condition to require access, parking and cycle parking to be 

provided and retained is necessary in the interests of highway safety and in the 

case of cycle parking, to promote travel other than by car.  Obscure glazing is 

necessary to be provided in elevations facing windows of adjacent properties in 

the interests of privacy.  Security details are needed to ensure that the 

development is safe. 
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22. There is no suggestion in the material provided to me that the site may have 

archaeological potential, and therefore I consider that a condition requiring an 

assessment to be carried out would not be justified. 

23. For the reasons given above, I conclude that the appeal should be allowed. 

JP Roberts 

INSPECTOR 
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ANNEX 

1) The development hereby permitted shall begin not later than three years 

from the date of this decision.  

2) The development hereby permitted shall be carried out in accordance 

with the following approved plans: 1251/001, 1251/002, 1251/003, 

1251/004, 1251/005, 1251/101/G, 1251/102/G, 1251/104/G, 

1251/203/G, 1251/204/G, 1251/205/G, 1251/206/G, 1251/201/G, 

1251/202/G, 1251/203/G, 1251/207/G and 1251/301/F. 

3) No development shall be carried out until a scheme to reduce the 

bellmouth at the Greville Road/ Upton Road junction and to improve 

pedestrian facilities has been carried out, in accordance with details 

which shall previously have been submitted to and approved in writing by 

the local planning authority. 

4) The refuse store, and area/facilities allocated for storing of recyclable 

materials, as shown on the approved plans, shall be provided before the 

commencement of the use hereby permitted.  Thereafter, all refuse and 

recyclable materials associated with the development shall either be 

stored within this dedicated store/area, as shown on the approved plans, 

or internally within the building hereby approved unless otherwise agreed 

in writing by the local planning authority.  

5) The development hereby permitted shall not begin on site until a scheme 

to deal with contamination of the site has been submitted to and 

approved in writing by the local planning authority unless otherwise 

agreed in writing by the local planning authority.  This scheme shall 

include an investigation and assessment to identify the location of 

contaminants within the site, the degree of contamination and the 

measures to be taken to avoid risk to public health when the site is 

developed.  Development shall not commence until the measures 

approved in the scheme have been implemented unless otherwise agreed 

in writing by the local planning authority. Samples as agreed in writing 

with the local planning authority shall also be taken both during and 

following development to ensure that the remedial measures have been 

successful.  After the remediation has been completed a statement shall 

be submitted to the local planning authority confirming that the 

remediation measures have been carried out satisfactorily and with the 

results of analysis of samples of fill materials and samples taken on 

completion of the remediation. 

6) No flat shall be occupied until the means of vehicular and pedestrian 

access, and car parking and cycle parking have been constructed or 

provided and completed in accordance with the approved plans.  

Thereafter these facilities shall be retained, kept free of obstruction and 

shall be kept available for the use of occupiers of the development hereby 

approved. 

7) Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (or any Order revoking 

and/or re-enacting that Order) the proposed windows in the north-facing 

elevation of the proposed northern wing, and the windows to the south 

west elevation shall be non-opening and glazed with obscure glass and 

thereafter shall be permanently retained as such. 



Appeal Decision APP/Z0116/A/10/2140214 

 

 

http://www.planning-inspectorate.gov.uk               7 

8) The development hereby permitted shall not take place until samples of 

face brickwork, mortar, paving blocks, pavers, window and door frames, 

and roofing materials have been submitted to and approved in writing by 

the local planning authority.  Development shall be carried out in 

accordance with the approved samples. 

9) Details of the proposed soft landscaping of the site shall be submitted to 

and approved in writing by the local planning authority prior to the 

occupation of the first flat. The approved scheme shall be carried out in 

accordance with the programme agreed in writing with the local planning 

authority. 

10) Details of the proposed security measures shall be submitted to and 

approved in writing by the local planning authority prior to the 

commencement of development. The approved measures shall be 

installed prior to first occupation and maintained thereafter. 
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