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SITE DESCRIPTION AND APPLICATION 
 
The application relates to the Southmead Police Station site, accessed from Southmead Road.  The 
site is surrounded by residential development on Southmead Road, Charis Avenue, Lake Road and 
Glenwood Road. 
 
The application site currently comprises the police station building, which is up to three-storeys in 
height, outbuildings and hardstanding, all of which occupy the north-eastern part of the site.  The 
south-western portion of the site comprises a registered park/garden, which is in a neglected 
condition, and includes a Grade II listed gazebo to its western corner. 
 
The application proposes the demolition of the police station buildings, and the redevelopment to 
create a 66 bed residential care home (C2 use) specialising in dementia and Alzheimer's care, with 
associated parking and landscaping, along with the conversion of an existing building fronting 
Southmead Road to create a single dwelling (C3 use).  The historic garden would be retained and 
integrated into the development. 
 
See plans and photographs for full details. 
 
 
RELEVANT HISTORY 
 
Previous planning history primarily related to works associated with the existing police station use, 
which is not relevant to the current proposal. 
 
Other history relates to refused residential developments on the registered park/garden, which is 
being retained as part of the current proposal. 
 
 
RESPONSE TO PUBLICITY AND CONSULTATION 
 
Consultation was undertaken via site notice along with letters sent to surrounding properties.  Written 
responses were received from 12 parties, raising concerns that can be summarised as follows: 
 
Residential Amenity (see key issue B) 
 
o Overshadowing 
o Overlooking 
o Light Pollution 
 
Highways (see key issue C) 
 
o Access should be via the existing main entrance, not via the rear lane off Charis Avenue 
o Increased pressure for on-street parking 
o Impact of potential traffic increase 
o Parking during construction works 
 
Design (see key issue D) 
 
o Intent for stone boundary wall is unclear 
 
Trees (see key issue E) 
 
o The TPO Wellingtonia (T22) should not be felled 



Item no. 3 
Development Control Committee A – 6 April 2016 
Application No. 15/06605/F: Southmead Police Station Southmead Road Bristol BS10 5DW  
 

 Page 2 of 21 

Transport Development Management has commented as follows:- 
 
Travel Plan 
The Travel Plan submitted has clearly detailed the correct measures and procedures to promote 
sustainable transport to work, and to reduce the amount of alone vehicular trips by carrying out 
surveys and providing the relevant information to staff. This document will be approved if planning 
permission is granted. 
 
Transport Statement 
A comprehensive Transport Statement has shown there is not going to be a material impact to the 
existing highway network in relation to the TRIP rate. TDM is in agreement with this position. 
 
Access Arrangements 
Existing vehicular cross-over along Charis Avenue cannot be reinstated as it also provides rear 
access for existing dwellings along Southmead Road. The proposal states the existing vehicular 
cross-over off Southmead Road leading into the site will be kept in situ. However, the proposed plans 
show a junction with give way markings and radi kerbs to be installed. TDM do not agree with these 
proposals, the vehicular access must be kept as a vehicle cross-over as it is currently. 
 
Servicing and Deliveries 
The submitted plans have not provided a dedicated bay for ambulances and servicing within the site, 
this must be shown. The TS (Transport Statement) has shown an area at the entrance to the building 
where the ambulance can wait within the swept path analysis, a hatched area must be drawn on the 
proposed site plan reflecting this. 
TDM raise no objection with the proposed arrangement for the commercial refuse collection. 
 
Car Parking / Cycle Parking / Waste 
The Bristol Local Plan: Site Allocations and Development Management Policies details the following 
car parking standard for a residential care home: 
C2 - Residential Institutions 
Standard 
Cycles Staff - one space per 5 F/T staff 
Visitor - one space per 10 bed spaces 
Disabled people From a threshold of 500m², 10% of the parking standard to be 
provided in addition - minimum of one space 
Provision should also be made for the storage of mobility scooters 
Service Vehicles All developments will be expected to demonstrate how servicing will be undertaken. 
At least one bay for ambulances, minibuses and general servicing. 
Taxis Adequate pick up and drop off for taxis 
Car parking One space per 2 F/T duty staff 
Visitors: One space per 6 bed spaces 
Please note: Vehicular parking provision is a maximum. 
Cycle parking provision is a minimum. 
 
TDM raise no objection to the level of vehicular parking bays and disabled bays shown on drawing no. 
PL03. 
The cycle spaces shown on PL03 do not meet Bristol City Council's Policy. The 
development has to meet the minimum provision for cycle parking which are 7 for visitors which can 
be provided outside via sheffield stands. However, 12 spaces must be provided for staff (60 
equivalent full time staff) within a secure and weather tight store. 
 
With regards to the private dwelling on the site, a cycle store must be provided within the garden 
which is easily accessible. (1 bedroom= 1 cycle spaces, 2-3 bedroom= 2 cycle spaces, 4 + bedroom= 
3 cycle spaces) 
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Waste 
TDM raise no objection to the proposed bin store location for the C2 development due to the refuse 
being collected commercially. 
Drawing no. PL03 has not shown a bin store for the proposed C3 dwelling within the site, this should 
be included within their private garden within 30m from the adopted highway. TDM expect the 
proposed C3 dwelling to have pedestrian access from Southmead Road leading into the site. This will 
allow future occupiers to easily take their bins out on collection day and return to the store, this will 
ensure no refuse will be left out on the footway causing an obstruction to passing pedestrians. 
 
Off-Site Highway Works 
The development does not have to remove the yellow box junction which is directly outside the site, 
Bristol City Council will be resurfacing the carriageway in the near future which will remove the lining. 
 
Construction Management 
Due to the impact this proposal will have on the highway network during the 
demolition/construction period the applicant would be required to produce and submit a construction 
management plan or construction method statement in writing for approval to the Local Planning 
Authority, before work commences. This would need to be adhered to throughout the construction 
period and should include details regarding: 
o Parking of vehicles of site operatives and visitors 
o Routes for construction traffic 
o Hours of operation 
o Method of preventing mud being carried onto the highway 
o Pedestrian and cyclist protection 
o Proposed temporary traffic arrangements 
o Arrangements for turning vehicles 
o Removal of debris from demolition and control of dust/debris 
Summary 
 
As a result, the principle erecting a care home falling within Use Class C2 acceptable however, TDM 
require the following clarification: 
o Dedicated ambulance bay. 
o Policy compliant cycle parking provision for C2 use and C3. 
o Bin store for C3 and pedestrian access from Southmead Road. 
o Proposed site plan amended to show the existing vehicle cross-over not a junction with radi kerbs 
and give way lines. 
 
Arboricultural Team has commented as follows:- 
 
Following an arboricultural survey carried out by CBA Trees, 23 individual trees have been identified 
and 7 groups. 7 Trees and 3 groups have been identified for removal. These are: T3 Common Elder, 
T8 Sycamore, T16 Sycamore, T22 Wellingtonia, T23 Mulberry, T25 Holly & T28 Irish yew. Groups 1 
Elder, G2 Sycamore and Elder & Group 8 Elder & Hazel.  
 
Trees 3,8,16, 25, 28 & groups 1, 2 & 8 are of low value to the site and there removal will aid the 
development process without any significant detraction of the landscape.  
 
T23 Black Mulberry is a mature specimen which is not commonly found. However the tree has been 
supressed and covered in ivy, leaving the tree with poor form for future growth.  
 
T22 is a mature Wellingtonia within close proximity and leaning towards the rear wall of the police 
station. This tree is 1 of 3 Wellingtonia on site; Of the 3 it provides the lowest visual amenity from a 
public perspective and imposes the greatest constraints on the proposed development.    
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Although the gardens of this site have had very little maintenance for a number of years, the trees on 
the south western and north western boundaries provide a significant contribution to the visual 
amenity of the local surroundings. 2 of the 3 Mature Wellingtonia's T5 & T10 are visible from Lake 
Road and Greenwood Road along with a number of mature trees on these boundaries. 
 
T22 is located in the centre of the site and provides little public amenity value and can only be viewed 
from a public perspective at the front vehicular entrance of the police station on Southmead Road. 
 It is acknowledged that Tree 22 is a significant tree when viewed from within the site however its 
retention will have considerable constraints on the future development of the adjacent site currently 
occupied by the Police Station. Its limited public amenity value needs to be balanced considering 
other trees on site and the restrictions it will impose on the future development.  
 
The root protection area of T22 is a 15m radius circle from the centre of the stem. This in turn would 
require either a significant change of design of the proposed development or a shift of the whole 
development northward towards houses on Southmead Road and Lake Road.  
 
T22 is located within 2m of the rear wall of the proposed development, to retain the tree would 
therefore restrict the possibilities of developing the site as a whole. A large leaning tree within close 
proximity of this development would create shade on the southern face of the building and be an 
imposing feature to future residents.   
 
The landscape proposal submitted is to recreate a formal garden with significant planting of trees and 
shrubs within this area, the management of the proposed landscape plan can lead to a garden of 
greater value than is currently on site. The future retention and improvement of this historic garden is 
a key objective to the proposed development. A number of well-considered tree replacements have 
already been suggested. The black Mulberry shows continuity with the current species of trees on 
site.  
 
There are also a number of tree species that appear regularly on landscape plans such as Betula 
utilise 'Jacqmontii' & Tilia 'Green spire' that could be altered to provide better context to the historical 
garden. These are modern cultivars that are used frequently at the planning application stage. Further 
consideration of their use and a better historic context is needed. 
 
Tree species that have a link to the age of this property could be Monkey puzzle (Araucaria aracana), 
Wellingtonia (Sequoiadendron giganteum), Black mulberry (Morus nigra), Chusan Palm (Tracycarpus 
fortunei). This is however not an exhaustive list, however species such as these should be 
incorporated in the final design to maintain the historical aspect of this site. 
 
Having considered the proposed development, the species of tree on site, their visual amenity and the 
future implications of the development, the loss of trees 22 & 23 are reasonable, only if the 
development meets all other planning objectives and that the landscape and re planting plan 
adequately mitigate for the loss of trees on site. This should be reflected in a detailed landscape plan 
with a robust tree planting plan that enhances public amenity of the area. 
 
The Tree Protection Plan "CBA10355.03 Construction TPP" appears to show a number of soil level 
changes adjacent to the North West wall of the proposed development. These soil level changes are 
within the root protection area of trees 2&4 and have not been defined within the arboricultural method 
statement.   
 
Section 13.2 paragraph 3 states "CBA Trees have assessed the increase in levels and do not believe 
that it will have a detrimental impact on the retained trees" 
What is the extent of the soil level changes within the root protection areas of Trees 1, 2 & 4?  The 
increase in soil level of as little as 100-150mm can have a detrimental impact on the trees root zones. 
Further clarification of the depth of soil changes and mitigation is required. 
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Urban Design has commented as follows:- 
 
Site/ Context 
Backland in nature, the site is relatively well screened by mature landscaping to the north-west and 
south-west and fully enclosed by residential development to all boundaries, apart from the Southmead 
road frontage.   
 
Most recently in use as a police station, the site is accessed primarily from Southmead Road. A set-
back 2 storey element serves to continue the building line, with the main mass of the building located 
behind. As such there are limited views of the extent of the site from this aspect.   
 
The existing building is sited to the east of the plot with open space, designated Local Historic Park 
and Gardens, to the west. 
 
CDG provided pre-application comments (ref: 15/03451/PREAPP) raising a number of concerns with 
the proposed scheme. While some concerns remain, it is clear the scheme has sought to respond to a 
number of issues raised.  
 
The Proposal  
The scheme proposes the demolition of the existing police station buildings and redevelopment of a 3-
storey residential care home.  
 
Given the predominantly residential use in the immediate context, the proposed use is considered 
broadly appropriate. 
 
Despite a number of design changes, including the form and layout of the building a number of 
concerns remain, related to the height and scale of the building and relationship with Southmead 
Road as set out below: 
 
o While the scheme seeks to enclose some second floor accommodation in the roof space, 

utilising dormers, the majority of the scheme is full 3-storey.   
o The proposed 3-storey scale and large footprint of the development appears at odds with the 

surrounding context and the backland character of the site. 
o A development of this scale within a residential block is likely to raise concerns over amenity, 

overlooking and overbearing. 
o The location of the proposed development to the east of the site, broadly within the footprint of 

the existing building and car parking area, in order to maintain the open space to the west is 
supported.  

o However there are concerns over the loss of the TPO tree; could this not be accommodated 
within a revised layout? 

o The landscape scheme is comprehensive and well considered. 
o If the loss of the TPO'd Wellingtonia is found to be acceptable, it appears to be adequately 

compensated throughout the rest of the scheme.  
o The increased gap in the frontage to Southmead road serves to further erode the continuity of 

building line and frontage; combining the negative impact of the fragmented building line of the 
fire station and residential development perpendicular to the road opposite.   

o The loss of built form on this frontage exposes the site, however it is noted the layout has been 
revised from the pre-application enquiry to reduce the visual impact of car parking and 
associated access.    

o What is the approach to the listed gazebo? Clarification related the refurbishment of this 
feature and integration with the landscaping is required. 

o While noting the constraints of this form of development, the internal corridors appear 
extensive and utilitarian. Have opportunities to use of light-wells or other methods been 
explored to bring more natural light into the circulation areas? 
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Conclusions/Recommendations 
The scheme has sought to overcome some of the issues raised at preapp.  
With regard to landscape design the scheme can be supported, though the view of the arboriculture 
officer should be sought in relation to impact on site trees. 
However the nature of this form of development and quantum required, in conjunction with the site 
specific constraints, does not allow for an ideal design solution.   
 
Archaeology Team has commented as follows:- 
 
The archaeological desk-based assessment submitted with this application sets out the major 
archaeological potential of this site. The manor house dates from the 14th century, although the 
present structure, which is not part of this site, is a rebuild of the early 20th century. There is also a 
less definable prehistoric potential with the assessment suggesting that the site could lie at the 
crossroads of ancient east-west and north-south routes. At the rear of the site is a listed gazebo, said 
to be of late 17th or early 18th date. Associated with the gazebo are the western boundary wall of the 
site and the wall separating the main garden and the lower 'wild' garden. It should be assumed that 
both walls are curtilage listed. The main and wild gardens, which are locally listed and thus protected 
under Core Strategy policy BCS22 and Local Plan policy DM31, were re-landscaped in the 19th 
century when the Manor House and its grounds were owned by Dr Stanley Badock. 
 
The desk-based assessment recommends that an archaeological evaluation should be undertaken 
prior to the determination of this application. This is on the basis that the manor house may have been 
on a different alignment or site than the present building. It certainly could well have had further 
associated buildings that have disappeared before the earliest cartographic sources. The potential for 
much earlier, prehistoric settlement of the site, as suggested by the desk-based analysis, should also 
be assessed. The survival of early garden features, noted in an earlier study of the site in 1995, 
should also be assessed as part of a more comprehensive survey of the garden. 
 
The gazebo is in a parlous condition. The incorporation and presumably stabilisation of this structure 
is welcomed. However, there is nothing in the submitted documents to indicate either the current state 
of the building or the methodology whereby the building will be stabilised. There will need to be a 
detailed appraisal of this structure, together with its associated boundary walls, and a subsequent 
strategy for its stabilisation and long term conservation. 
 
Environment Agency (Sustainable Places) has commented as follows:- 
 
We have no objection to the proposal subject to the comments outlined in this letter and the inclusion 
of the following conditions in any grant of planning consent: 
 
Groundwater and Contaminated Land 
We have reviewed the Site Investigation, Land Quality Risk Assessment and Outline Geotechnical 
Assessment report by SLR dated October 2015. We note the recommendation in section 7.3.9 for 
further testing and assessment to inform a remediation strategy for the LNAPL contamination.  
 
We agree that this should be carried out. Removal of the tanks combined with some form of in-situ 
treatment to enhance degradation would seem to be a reasonable approach to remediation, as 
suggested. 
 
Given the site lies directly on a Principal Aquifer characterised by fracture flow and a swimming lake is 
located downhill of the site, we think it would be prudent to undertake further testing and assessment 
of the heavy metal contamination in groundwater. 
Conditions recommended. 
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Nature Conservation Officer has commented as follows:- 
 
Conditions are recommended in relation to site clearance; the protection of Slow-Worms, hedgehogs, 
and badgers; and the provision of bird and bat boxes. 
 
Contaminated Land Environmental Protection has commented as follows:- 
 
The site has a variety of contamination issues in the made ground that will require further 
investigation, alongside the removal of the underground storage tanks. 
 
Given the site is on a principal aquifer and the contaminants encountered comments from the 
Environment Agency should be sought at this time. Please forward any comments onto me (you could 
include the following two paragraphs when contacting the EA) 
 
Arsenic, Cadmium, Selenium, Chromium and Nickel were identified as being higher than the Water 
Quality Standard in the groundwater but the investigation of the adjacent stream did not show 
significant leaching of contaminants from the groundwater to the surface water. 
 
In terms of hydrocarbons in the groundwater LNAPL was identified in the fractures of limestone on the 
first round of monitoring however this reduced in the second round of monitoring when the tests were 
undertaken in low flow conditions. Similar to the heavy metals there was no evidence of the surface 
waters being impacted by the presence of hydrocarbons. Further consideration to the risks is deemed 
necessary in the land quality risk assessment. 
 
The Land Quality Assessment has identified certain areas requiring further assessment and the need 
for remediation. 
 
Ideally the applicants would submit a remediation scheme prior to approval identifying the 
remediation/further investigation required in order for us to reduce the number of planning conditions. 
 
At the moment (and this may change once I run the models on the screening criteria and following 
any input from the Environment Agency) we would anticipate recommending standard conditions B12 
B13 and C1 to be included on any future planning consent. 
 
Flood Risk Manager has commented as follows:- 
 
The submitted drainage strategy is acceptable in principle and we therefore have no objections to the 
proposals provided that the following condition is applied: 
 
The development hereby approved shall not commence until a detailed design, management and 
maintenance plan of surface water drainage for the site using SuDS methods in accordance with the 
approved drainage strategy has been submitted to and approved in writing by the Local Planning 
Authority. The approved drainage system shall be implemented prior to the use of the building 
commencing and maintained thereafter for the lifetime of the development. 
 
Reason: To prevent the increased risk of flooding by ensuring the provision of a satisfactory means of 
surface water disposal and that the principles of sustainable drainage are incorporated into this 
proposal and maintained for the lifetime of the proposal. 
 
Landscape has commented as follows:- 
 
Comments forwarded to Conservation Officer as contribution to a joint response. 
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City Centre Projects (Public Art) has commented as follows:- 
 
The planning submission 15/06605/F is for a development of scale that triggers Policy BCS21 of the 
Bristol City Council Core Strategy which states Major Developments should deliver high quality urban 
design and: - enable the delivery of permanent and temporary public art, promoting a multi-
disciplinary approach to commissioning artists in the design process (page 124).  
 
The full planning application Design and Access Statement (D&AS) includes a statement on the 
provision of public art and a fully worked up public art strategy outlining how public art will be 
developed across the site.  
 
The planning application should be conditioned at determination to secure public art as a post 
decision and pre occupation condition in line with the submitted public art strategy.  
 
 
RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
 
Bristol Core Strategy (Adopted June 2011) 
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 
BCS20 Effective and Efficient Use of Land 
BCS21 Quality Urban Design 
BCS22 Conservation and the Historic Environment 
BCS23 Pollution 
 
Bristol Site Allocations and Development Management Policies (Adopted July 2014) 
DM1 Presumption in favour of sustainable development 
DM2 Residential sub-divisions, shared and specialist housing 
DM17 Development involving existing green infrastructure 
DM22 Development adjacent to waterways 
DM23 Transport development management 
DM26 Local character and distinctiveness 
DM27 Layout and form 
DM28 Public realm 
DM29 Design of new buildings 
DM31 Heritage assets 
DM32 Recycling and refuse provision in new development 
DM33 Pollution control, air quality and water quality 
DM34 Contaminated land 
 
 
KEY ISSUES 
 
(A)       IS THE REDEVELOPMENT OF THE SITE ACCEPTABLE IN LAND USE TERMS? 
 
The south-western portion of the site is designated within the Site Allocations and Development 
Management Policies as Local Historic Parks and Gardens (this portion of the site is not being put 
forward for redevelopment, but rather renovation).  The remainder of the site has no specific 
designation/allocation. 
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The loss of the existing Police Station use is not resisted in policy terms with the understanding that 
the facilities and services are being relocated within the vicinity.  The site is located within a 
predominantly residential area, with nearby shops, services and transport links, such that the 
proposed C2 care home use is considered compatible, as is the proposed C3 element.  The principle 
of change of use of the site is therefore considered acceptable. 
 
Issues of residential amenity, design, transport, trees/landscape and sustainability must however be 
appropriately addressed, which will be discussed within the following key issues. 
 
(B)  WOULD THE PROPOSAL CAUSE ANY UNACCEPTABLE HARM TO THE RESIDENTIAL 

AMENITY OF NEIGHBOURING OCCUPIERS? 
 
The building proposed would be of a roughly L-shaped footprint, which would be cited in a similar 
position to the existing Police Station building to the centre of the site, with an additional 2 ½ storey 
wing projecting from it, extending north-eastwards. 
 
This layout achieves good separation distances when considering existing surrounding residential 
properties on Southmead Road, Charis Avenue, Lake Road and Glenwood Road.  At its nearest point 
to the site boundary, the proposed building would be set 9 metres away, and for the majority of the 
site the distances between the proposed building and the site boundary would be significantly greater 
than this. 
 
When considering distances between proposed windows and adjacent residential windows, the 
minimum distance is approximately 30 metres, and generally significantly more.  This represents good 
levels of separation between adjacent buildings, and well in excess of the recommended minimum of 
21 metres. 
 
The application submission is supported by a sunlight assessment.  This assessment does detail 
some additional shading outside the site boundary when considering early morning and late evening 
sunlight, however the position of the proposed building within the site is such that in general terms the 
level of shading experienced outside the site boundary is limited, and is not considered of a degree to 
warrant refusal on this basis. 
 
The relationship between the proposed care home building and existing surrounding residential 
development is therefore such that the proposed development would not be unacceptably 
overbearing, would not result in unacceptable overshadowing, and would not result in harmful levels 
of overlooking. 
 
Potential impact from light pollution was raised within one public comment received.  Given the 
distances of separation between existing and proposed buildings, light emanating from within the 
building is not considered problematic.  A condition is recommended however in relation to the design 
of a scheme of external lighting, to ensure the residential amenity of neighbouring occupiers is not 
harmed. 
 
The proposal is therefore considered acceptable in residential amenity terms. 
 
(C)  DOES THE PROPOSAL ADDRESS MOVEMENT, TRANSPORT AND HIGHWAY SAFETY 

ISSUES? 
 
Pedestrian and vehicular access to the site would be via the existing access from Southmead Road, 
with the rear lane access into the site (via Charis Avenue) being stopped up. 
 
As can be seen from the Transport Development Highways comments set out above, no objection is 
raised in highways terms, subject to amendments to the proposed junction design (to retain a cross-
over as at present); the provision of an ambulance bay; increased levels of cycle storage; and 
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refuse/recycling store details for the C3 dwelling proposed to the Southmead Road frontage. 
 
At the time of writing the aforementioned amendments have been requested, although at present a 
condition is also recommended in this regard, in the event that these revisions are not received prior 
to the committee meeting. 
 
Subject to the provision of appropriate planning conditions, the proposal is considered acceptable in 
relation to issues of movement, transport and highway safety. 
 
(D)       WOULD THE PROPOSED DESIGN BE ACCEPTABLE? 
 
Core Strategy policy BCS21 relates to overarching urban design principles to ensure high quality 
development acceptable within its context, with Development Management policies DM26 and DM29 
relate specifically to local character and distinctiveness and the design of new buildings respectively.  
Policy DM26 requires development to contribute towards local character and distinctiveness, in 
relation to various factors including pattern and grain of development, scale, character, building lines 
and set-backs from the street.  Policy DM27 is concerned with layout and form, including principles in 
relation to blocks and plots. 
 
The application site at present comprises a Police Station building of up to three-storeys in height, the 
bulk of which is set relatively centrally within the site, with a two-storey wing that extends towards the 
Southmead Road frontage.  To the north/east of the building is hardstanding with a workshop 
outbuilding beyond, while to the south-west is an area of registered park/garden, which is in a 
neglected condition. 
 
The historic garden contains a Grade II listed gazebo, which would be retained.  Historic stone walling 
to the site boundary would also be retained. 
 
The immediately surrounding area is typically characterised by frontage development on Southmead 
Road, Charis Avenue, Lake Road and Glenwood Road, taking the form of predominantly semi-
detached houses set within relatively spacious plots, with private rear gardens.  Hipped roofs are 
characteristic for the area. 
 
The application seeks the provision of a building of up to three storeys in height, with the main bulk 
located relatively centrally within the site, in a similar location to the existing police station.  An 
additional two-storey wing is proposed, projecting to the north-east. 
 
Comments received from Bristol City Councils City Design Group raised concern of the scale of the 
proposed building within the backland context.  Sectional information has subsequently been 
submitted by the developer's agent, demonstrating that the increase in height/bulk to the central 
portion of the site is not significant when compared with existing.  The two and a half-storey wing is of 
a lesser, although still significant scale, and is set well away from the site boundary. 
 
It is acknowledged that the quantum of built form on the site is greater than existing, however the 
tallest part of the proposal is restricted to the centre of the site and is similar to existing, and the site is 
generally well screened from the public realm by existing surrounding development.  These factors, 
combined with the spacious site, are such that the proposed development is considered of an 
acceptable layout and scale. 
 
Variation in heights, set-backs and materials, along with variation in architectural features across the 
building proposed, provides visual interest and avoids a monotonous form, helping the building to sit 
comfortably within its context. 
 
Subject to a condition requiring the agreement of external finishing materials, the design of the 
proposed building is therefore considered acceptable. 
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(E)  WOULD THE PROPOSAL BE ACCEPTABLE IN RELATION TO TREES AND 
LANDSCAPING? 

 
As part of the development proposal 7 Trees and 3 groups have been identified for removal. These 
are: T3 Common Elder, T8 Sycamore, T16 Sycamore, T22 Wellingtonia, T23 Mulberry, T25 Holly & 
T28 Irish yew. Groups 1 Elder, G2 Sycamore and Elder & Group 8 Elder & Hazel.  
 
Of particular note in this regard is the proposed removal of T22, a mature Wellingtonia which is 
subject to a TPO, set relatively centrally within the site directly alongside to the existing Police Station 
building.  The proposed removal of this tree has given rise to strong objection locally, and through 
representation from the Bristol Tree Forum. 
 
In relation to T22, the City Council Arboriculturalist has commented (full comments within the 
consultations section above) as follows: 
 
 T22 is located in the centre of the site and provides little public amenity value and can only be viewed 
from a public perspective at the front vehicular entrance of the police station on Southmead Road. 
 It is acknowledged that Tree 22 is a significant tree when viewed from within the site however its 
retention will have considerable constraints on the future development of the adjacent site currently 
occupied by the Police Station. Its limited public amenity value needs to be balanced considering 
other trees on site and the restrictions it will impose on the future development.  
 
The root protection area of T22 is a 15m radius circle from the centre of the stem. This in turn would 
require either a significant change of design of the proposed development or a shift of the whole 
development northward towards houses on Southmead Road and Lake Road.  
 
T22 is located within 2m of the rear wall of the proposed development, to retain the tree would 
therefore restrict the possibilities of developing the site as a whole. A large leaning tree within close 
proximity of this development would create shade on the southern face of the building and be an 
imposing feature to future residents.   
 
Having considered the proposed development, the species of tree on site, their visual amenity and the 
future implications of the development, the loss of trees 22 & 23 are reasonable, only if the 
development meets all other planning objectives and that the landscape and re planting plan 
adequately mitigate for the loss of trees on site. This should be reflected in a detailed landscape plan 
with a robust tree planting plan that enhances public amenity of the area. 
 
While the removal of the TPO Wellingtonia (tree T22) is not ideal, it is acknowledged that its retention 
would be a significant constraint to the development of the site as a care home as proposed.  Despite 
the removal of this tree being flagged as an issue of concern throughout the application process, the 
scheme put forward does indeed seek its removal, and as such the loss of the tree must be balanced 
against the public benefits of the proposal.  The provision of a residential care home specialising in 
dementia and Alzheimer's care is indeed considered a public benefit, and the location is considered 
appropriate for this purpose.  Further public benefit is the refurbishment and management of the 
Historic garden, which is currently in a neglected state.  It should also be noted that other significant 
trees within the site with a greater presence when considering public realm views would be retained, 
which include Wellingtonia, and replacement tree planting is proposed to mitigate against those to be 
removed.  When balancing all of these factors it is considered that the removal of the Wellingtonia 
(T22) can be accepted.  It should be noted that this view has been reached following proper 
consideration, and is not a recommendation that has been reached lightly. 
 
The proposed landscaping plan is considered of a good quality and incorporates the provision of 24 
replacement trees across the site to mitigate against those to be removed.  Following feedback from 
the City Council Arboricultural Officer, it is considered that the species of the replacement trees 
should be further considered, which could be secured by condition. 
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(F)  WOULD THE PROPOSAL BE ACCEPTABLE IN RELATION TO ISSUES OF 
SUSTAINABILITY AND FLOOD RISK MITIGATION? 

 
Current planning policy within the adopted Bristol Development Framework, Core Strategy (2011) 
requires new development to be designed to mitigate and adapt to climate change and meet targets 
to reduce carbon dioxide emissions.  This should be achieved, amongst other measures, through 
efficient building design, the provision of on-site renewable energy generation to reduce carbon 
dioxide emissions by at least 20% based on the projected residual energy demand of new buildings 
and extensions to existing buildings, and for new development to mitigate against the risk of flooding, 
including rainwater soak-away drainage.  The approach proposed should also be supported by the 
provision of a sustainability statement and an energy strategy.   
 
An efficient building design is proposed, with an integrated combined heat and power system.  On site 
renewable energy generation is provided as part of the proposal, taking the form of solar PV panels to 
the roof, adequate to reduce CO2 emissions from the residual energy demand of the dwelling by in 
excess of 20%, in accordance with current policy requirements. 
 
The area of the application site to be developed is set within flood zone 1 and as such is at low risk 
from tidal and fluvial flooding.  The site area to be developed, at present, is predominantly covered by 
the existing buildings and hardstanding.  A drainage strategy has been submitted as part of the 
application, and is found to be acceptable in principle.  A detailed scheme of Sustainable Urban 
Drainage is recommended by condition. 
 
Given the imposition of appropriate planning conditions, the proposal is found to be acceptable when 
considering issues relating to sustainability and flood risk. 
 
(G)        ARE THERE ANY ISSUES IN RELATION TO CONTAMINATION ON THE SITE? 
 
It has been expressed through consultation response from the Environment Agency and the Local 
Authority Contamination officer, that identified ground contaminants, including the underground 
storage tanks to be removed, can be adequately addressed through remediation, which can be 
secured by condition. 
 
(H)       IS THE PROPOSAL ACCEPTABLE IN RELATION TO NATURE CONSERVATION? 
 
Following consultation with the City Council Nature Conservation Officer, conditions are 
recommended in relation to site clearance; the protection of Slow-Worms, hedgehogs, and badgers; 
and the provision of bird and bat boxes.  Subject to these, the proposal is considered acceptable in 
relation to nature conservation. 
 
 
COMMUNITY INFRASTRUCTURE LEVY 
 
How much Community Infrastructure Levy (CIL) will the development be required to pay? 
 
This development is liable for CIL, however the CIL rate for this type of development, as set out in the 
CIL Charging Schedule, is £nil and therefore no CIL is payable. 
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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 Purchase Act 2004. 
 
Pre commencement condition(s) 
 
2. Site Specific Construction Environmental Management Plan 
  
 No development shall take place until a site specific Construction Environmental Management 

Plan has been submitted to and been approved in writing by the Council. The plan must 
demonstrate the adoption and use of the best practicable means to reduce the effects of noise, 
vibration, dust and site lighting.  The plan should include, but not be limited to: 

  
 * Procedures for maintaining good public relations including complaint management, 

public consultation and liaison 
 * Arrangements for liaison with the Council's Pollution Control Team 
 * All works and ancillary operations which are audible at the site boundary, or at such 

other place as may be agreed with the Local Planning Authority, shall be carried out only 
between the following hours: 

 08 00 Hours and 18 00 Hours on Mondays to Fridays and 08 00 and 13 00 Hours on 
Saturdays and; at no time on Sundays and Bank Holidays. 

 * Deliveries to and removal of plant, equipment, machinery and waste from the site must 
only take place within the permitted hours detailed above.  

 * Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and Vibration 
Control on Construction and Open Sites shall be used to minimise noise disturbance from 
construction works. 

 * Procedures for emergency deviation of the agreed working hours. 
 * Bristol City Council encourages all contractors to be 'Considerate Contractors' when 

working in the city by being aware of the needs of neighbours and the environment.  
 * Control measures for dust and other air-borne pollutants. This must also take into 

account the need to protect any local resident who may have a particular susceptibility to air-
borne pollutants. 

 * Measures for controlling the use of site lighting whether required for safe working or for 
security purposes. 

  
 Reason: In the interests of the amenities of surrounding occupiers during the construction of 

the development.  
 
3. 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, and 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 
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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).  
  
 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 is understood prior to works on site both 

during the construction phase 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 - 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 been 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 is understood prior to works on site both 

during the construction phase 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. 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.  
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 Reason: To ensure that risks from land contamination both during the construction phase and 
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. 

 
6. Artificial Lighting (external) 
  
 No development shall take place until a report detailing the lighting scheme and predicted light 

levels at neighbouring residential properties has been submitted to and been approved in 
writing by the Local Planning Authority. 

  
 Artificial lighting to the development must conform to requirements to meet the Obtrusive Light 

Limitations for Exterior Lighting Installations for Environmental Zone - E2 contained within 
Table 1 of the Institute of Light Engineers Guidance Notes for the Reduction of Obtrusive 
Lighting, GN01, dated 2005.  

  
  Reason: In order to safeguard the amenities of adjoining residential occupiers 
 
7. SUDS 
  
 The development hereby approved shall not commence until a detailed design, management 

and maintenance plan of surface water drainage for the site using SuDS methods in 
accordance with the approved drainage strategy has been submitted to and approved in 
writing by the Local Planning Authority. The approved drainage system shall be implemented 
prior to the use of the building commencing and maintained thereafter for the lifetime of the 
development. 

  
 Reason: To prevent the increased risk of flooding by ensuring the provision of a satisfactory 

means of surface water disposal and that the principles of sustainable drainage are 
incorporated into this proposal and maintained for the lifetime of the proposal. 

 
8. To ensure implementation of a programme of archaeological works 
  
 No development shall take place until the applicant/developer has secured the implementation 

of a programme of archaeological work, in accordance with a Written Scheme of Investigation 
which has been submitted by the developer and approved in writing by the Local Planning 
Authority. 

  
 The scheme of investigation shall include an assessment of significance and research 

questions; and: 
  
 1.      The programme and methodology of site investigation and recording  
 2.      The programme for post investigation assessment  
 3.      Provision to be made for analysis of the site investigation and recording  
 4.      Provision to be made for publication and dissemination of the analysis and records of the 

site investigation  
 5.      Provision to be made for archive deposition of the analysis and records of the site 

investigation  
 6.      Nomination of a competent person or persons/organisation to undertake the works set 

out within the Written Scheme of Investigation. 
  
  Reason: To ensure that archaeological remains and features are recorded. 
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9. Gazebo 
  
 Prior to the commencement of any development on the site, a detailed appraisal of the listed 

gazebo together with its associated boundary walls, along with a subsequent strategy for its 
stabilisation and long term conservation, shall be submitted to and approved in writing by the 
Local Planning Authority. 

  
 Reason:  In order to safeguard the listed structure within the site. 
 
10. Landscape (Planting) Works 
  
 No development shall take place until there has been submitted to and approved in writing by 

the Local Planning Authority an amended scheme of hard and soft landscaping that details 
amended species of replacement tree planting in accordance with the recommendations of the 
City Council Arboricultural Officer (see officer report).  Once approved, the planting proposals 
shall be carried out no later than during the first planting season following the date when the 
development hereby permitted is ready for occupation or in accordance with a programme 
agreed in writing with the council.  All planted materials shall be maintained for five years and 
any trees or plants removed, dying, being severely damaged or becoming seriously diseased 
within 5 years of planting shall be replaced with others of similar size and species to those 
originally required to be planted. 

  
  Reason: To ensure that the appearance of the development is satisfactory and that 

appropriate replacement tree planting is provided. 
 
11. Further details before development starts 
  
  No development shall take place until detailed drawings of an amended site layout detailing: 
  
  i) provision of a dedicated ambulance bay within the site 
  ii) Increased cycle parking provision in line with policy requirements 
  iii) amended junction design to retain a pavement cross-over as existing 
  iv) pedestrian access and refuse/recycling storage to the C3 unit  
  
 have been submitted to and been approved in writing by the Local Planning Authority.  The 

details thereby approved shall be carried out in accordance with that approval prior to the 
occupation of the development approved, and retained as such thereafter. 

  
 Reason: In the interests of transport and access considerations 
  
12. Public Art Plan 
  
 Prior to the commencement of development, the developer shall appoint a suitably qualified 

public art consultant/curator (in liaison with Bristol City Council's Public Art Officer) to prepare 
a Public Art Plan for the site.  

  
 The Public Art Plan shall set out the process to be used to commission and integrate public art 

into the proposed development.  
  
 The proposal shall thereafter be submitted to and approved in writing by the Local Planning 

authority prior to the commencement of development, unless otherwise agreed in writing with 
the Local Planning Authority. 

  
 The scope, programme and design of the public art proposed shall be agreed in writing with 

Local Planning Authority. 
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  Reason: To ensure that public art is integrated into the design of the development. 
  
13. Protection of Retained Trees During the Construction Period 
  
  No work of any kind shall take place on the site until the protective fences have been erected 

around the retained trees in the position and to the specification detailed within the approved 
Arboricultural Development Statement.  The Local Planning Authority shall be given not less 
than two weeks prior written notice by the developer of the commencement of works on the 
site in order that the council may verify in writing that the approved tree protection measures 
are in place when the work commences.  The approved fence(s) shall be in place before any 
equipment, machinery or materials are brought on to the site for the purposes of the 
development and shall be maintained until all equipment, machinery and surplus materials 
have been removed from the site.  Within the fenced areas there shall be no scaffolding, no 
stockpiling of any materials or soil, no machinery or other equipment parked or operated, no 
traffic over the root system, no changes to the soil level, no excavation of trenches, no site 
huts, no fires lit, no dumping of toxic chemicals and no retained trees shall be used for 
winching purposes.  If any retained tree is removed, uprooted or destroyed or dies, another 
tree shall be planted at the same place and that tree shall be of such size and species, and 
shall be planted at such time, as may be specified in writing by the council. 

  
  Reason:  To protect the retained trees from damage during construction and in recognition of 

the contribution which the retained trees give and will continue to give to the amenity of the 
area. 

 
14. Details of ground level changes adjacent to retained trees 
  
 Prior to the commencement of any development on the site, detailed information shall be 

submitted to and approved in writing by the Local Planning Authority, regarding any proposed 
ground/soil level changes within the root protection areas of retained trees on site.  Once 
agreed, the development shall be carried out in accordance with the agreed details. 

  
 Reason:  To safeguard retained trees on the site. 
 
15. Slow Worms 
  
 Prior to clearance of the site and/or commencement of development, a method statement shall 

be submitted to and approved in writing by the Local Planning Authority for the protection of 
slow-worms from killing or injury as a result of the development. The development shall be 
carried out in accordance with the statement or any amendment approved in writing by the 
Local Planning Authority.  The method statement shall include the retention or provision of 
suitable tall vegetation on site for slow-worms and the creation of two reptile 
refugia/hibernacula and if possible, a compost heap. 

  
 Reason: To protect legally protected slow-worms and their habitats. 
 
16. Hedgehogs 
  
 Prior to the commencement of development or vegetation clearance, full details of a mitigation 

scheme for hedgehogs shall be submitted to, and approved in writing by the Local Planning 
Authority.  This shall include a Precautionary Method of Working method statement with 
respect to vegetation clearance and the potential presence of hedgehogs, measures to protect 
hedgehogs during construction works from features such as trenches, and the provision of 
three hedgehog nest boxes. 
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 Reason: To conserve hedgehogs which are a priority species and therefore a material 
planning consideration. 

 
17. Badgers 
  
 No development shall take place until measures to protect badgers from being trapped in open 

excavations and/or pipes and culverts are submitted to and approved in writing by the local 
planning authority.  Measures shall include cover-plating, chain link fencing or the creation of 
sloping escape ramps for badgers by edge profiling of trenches/excavations or placing a plank 
in the bottom of open trenches at the end of each working day to allow any trapped badgers to 
escape.  Open pipework larger than 150 mm outside diameter should be blanked off at the end 
of each working day. 

  
 Reason: To prevent harm to legally protected badgers. 
 
18. Bird and Bat Boxes 
  
 Prior to commencement of development details shall be submitted providing the specification, 

orientation, height and location for built-in bird nesting and bat roosting opportunities. This 
shall include twenty built-in bird and nine built-in bat boxes.  These numbers of bird and bat 
boxes are as recommended in the Preliminary Ecological Assessment and Bat Survey dated 
December 2015.  If built-in bird and bat boxes cannot be provided within built structures, they 
should be provided on trees (with no more than one bird box per tree). 

 
 Reason: To help conserve legally protected bats and birds which include priority species. 
 
19. Ecological re-survey 
  
 Should no development take place within twelve months from the date of the Preliminary 

Ecological Assessment and Bat Survey dated December 2015 then the site shall be re-
surveyed for legally protected and priority (Section 41) species and an updated survey 
submitted to and agreed by the Local Planning Authority. The development shall only take 
place in accordance with the recommendations and (if applicable) mitigation measures 
contained in the approved updated protected species survey, unless otherwise agreed in 
writing by the Local Planning Authority. 

  
 Reason: To provide up to date information to determine whether legally protected and priority 

species are present on the site. 
 
20. Sample Panels before specified elements started 
  
  Sample panels of all external finishing materials are to be erected on site and 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 details before the 
building is occupied. 

  
 Reason: In order that the external appearance of the building is satisfactory.  
 
Pre occupation condition(s) 
 
21. 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 
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accordance with the requirements of Condition  and where remediation is necessary a 
remediation scheme must be prepared in accordance with the requirements of Condition ****, 
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 ****.  

  
 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. 

 
22. 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. 

 
23. 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 shown on the approved plans 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. 
 
24. Sustainability - Renewables 
  
 The scheme of on-site renewable energy generation shall be completed in accordance with 

the approved details prior to the occupation of the development hereby approved, and retained 
and maintained as such thereafter. 

  
 Reason:  To ensure the provision of adequate on-site renewable energy generation. 
 
Post occupation management 
 
25. Travel plans - submitted 
  
 The Approved Travel Plan shall be implemented in accordance with the timescales specified 

therein, to include those parts identified as being implemented prior to occupation and 
following occupation, unless alternative timescales are agreed in writing with the Local 
Planning Authority.  The Approved Travel Plan shall be monitored and reviewed in accordance 
with the agreed Travel Plan targets to the satisfaction of the Local Planning Authority. 
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 Reason: To support sustainable transport objectives including a reduction in single occupancy 
car journeys and the increased use of public transport, walking and cycling. 

 
26. Refuse and Recycling collections 
  
 Activities relating to the collection of refuse and recyclables and the tipping of empty bottles 

into external receptacles shall only take place between 08.00 and 20.00 Monday to Saturday 
and not at all on Sundays or Bank Holidays. 

  
  Reason: To safeguard the amenities of nearby occupiers 
 
List of approved plans 
 
27. 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. 

 
PL16 Proposed site section A-A, received 26 February 2016 

 Arboricultural Development Statement, received 4 January 2016 
 Energy statement, received 2 March 2016 
 Historic environment report, received 4 January 2016 
 Land quality assessment, received 4 January 2016 
 Planting plan, received 4 January 2016 
 Public art strategy, received 4 January 2016 
 Statement of community involvement, received 4 January 2016 
 Sunlight assessment, received 4 January 2016 
 Transport statement, received 4 January 2016 
 Travel plan, received 4 January 2016 
 Land quality assessment, received 4 January 2016 
 Flood risk assessment, received 4 January 2016 
 PL01 Site location plan, received 4 January 2016 
 PL02 Existing site plan, received 4 January 2016 
 PL03 Proposed site plan, received 4 January 2016 
 PL04 Proposed ground floor plan, received 4 January 2016 
 PL05 Proposed first floor plan, received 4 January 2016 
 PL06 Proposed second floor plan, received 4 January 2016 
 PL07A Proposed roof plan, received 20 March 2016 
 PL09 Proposed elevations - sheet 1, received 4 January 2016 
 PL09 Proposed elevations - sheet 2, received 4 January 2016 
 PL14 Elevations & floor plans for house, received 4 January 2016 
 PL15A Typical control section, received 2 March 2016 
 PL17 Proposed and existing site section B-B, received 11 March 2016 
  
  Reason: For the avoidance of doubt. 
 
 

Advices 
 
1.  Wales and West Utilities 
  
 Wales and West Utilities has pipes in the area, which may be at risk and affected during 

construction works.  The developer must contact Wales and West Utilities directly to discuss 
their requirements in detail prior to the commencement of works on the site.  Should diversion 
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works be required these will be fully chargeable. 
 
2.  Application for Listed Building Consent Needed  
  
 This permission does not act as Listed Building Consent and you are accordingly advised of 

the need to submit a separate Listed Building Consent application in respect any works to the 
grade II listed gazebo within the site. 

 
3.  Nesting birds: Anyone who takes, damages or destroys the nest of any wild bird whilst that 

nest is in use or being built is guilty of an offence under the Wildlife and Countryside Act 1981 
and prior to commencing work you should ensure that no nesting birds will be affected. 

 
4.  Bats and bat roosts: Anyone who kills, injures or disturbs bats, obstructs access to bat roosts 

or damages or disturbs bat roosts, even when unoccupied by bats, is guilty of an offence 
under the Wildlife and Countryside Act 1981, the Countryside and Rights of Way Act 2000 and 
the Conservation (Natural Habitats, &c.) Regulations Act.  Prior to commencing work you 
should ensure that no bats or bat roosts would be affected.  If it is suspected that a bat or bat 
roost is likely to be affected by the proposed works, you should consult English Nature 
(Taunton office 01823 283211). 

 
5.  Wessex Water requirements: It will be necessary to comply with Wessex Water's main 

drainage requirements and advice and further information can be obtained from 
http://www.wessexwater.co.uk. 

 
6.  Bird and Bat Boxes 
  
 Bird boxes should be installed to face between north and east to avoid direct sunlight and 

heavy rain.  Bat boxes should face south, between south-east and south-west.  Bird boxes 
should be erected out of the reach of predators and at least 3.5 metres high on publicly 
accessible sites. For small hole-nesting species bird boxes should be erected between two 
and four metres high. Bat boxes should be erected at a height of at least four metres, close to 
hedges, shrubs or tree-lines and avoid well lit locations.  Bat boxes which are being placed on 
buildings should be placed as close to the eaves as possible.  

 
 
BACKGROUND PAPERS 
 
Wales & West Utilities 29 January 2016 
Environment Agency (Sustainable Places) 15 March 2016 
Nature Conservation Officer 26 January 2016 
Arboricultural Team 8 February 2016 
Contaminated Land Environmental Protection 16 February 2016 
Flood Risk Manager 2 February 2016 
Transport Development Management 9 March 2016 
Archaeology Team 28 January 2016 
Urban Design 1 February 2016 
Landscape 21 January 2016 
City Centre Projects (Public Art) 16 February 2016 
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9.  STONE WALL AND BUTTRESSS TO REMAIN 

10.  TARMACDAM HARD SURFACE TO BE REMOVED

11.  TANKERS BELOW GROUND TO BE REMOVED

12.12.  OVERGROWN GROUND TO BE ATTENDED TO AND LANDSCAPED

13.  SIDE ACCESS TO SITE TO BE BLOCKED UP

14.  FRONT ENTRANCE TO SITE
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