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SUMMARY 
 
This report relates to the application for the demolition of the former Speedwell Baths building 
(which is locally listed) and the erection of a new build for residential use. The development would 
comprise of a five storey single block and provide 31 units of accommodation including 4 
affordable units. There was dissatisfaction locally with the Council's decision to close the 
swimming baths in 2005 and put the building up for sale for re-development. This was part of an 
executive decision to reallocate resources to larger leisure facilities elsewhere in the city. The 
former Speedwell swimming baths is one of just three art deco brick built buildings of this kind left 
in the city and in 2016 it was put on the local list. 
 
The application is being reported to committee following the public interest the proposals has 
generated including from a number of local and national amenity groups, along with the local 
press. The publicity this has generated mainly relates to loss of this locally listed building which is 
strongly opposed by some residents and a number of amenity groups. The other strong objections 
concern the total loss of a community facility and that a residential scheme of this size will have an 
adverse impact on the surrounding highway network in terms of parking and highway safety. 
Given the high level of public interest, it is considered that the proposal would merit consideration 
at committee. 
 
SITE DESCRIPTION & BACKGROUND 
 
The application relates to a site situated on the south side of Whitefield Road (B4465) in the 
Speedwell area of Bristol, which is approximately 3 miles from the city centre. The site currently 
comprises of a former public swimming pool building (Speedwell Swimming Baths) and electricity 
sub-station. The building is surrounded by the Speedwell allotments on three of its sides, east of 
the site is Bristol Brunel Academy School and associated playing fields, residential development 
and industrial buildings / trading estate to the north-west and residential development to the south. 
The site frontage is north facing onto Whitefield Road and the existing building is isolated from 
surrounding development by the Speedwell allotments. 
 
The former Speedwell Swimming Baths building dates back to the 1930s and operated as public 
swimming pool up until its closure in 2005. The building comprises of a brickwork construction with 
a raised single storey flat roof entrance hall, attached to the front (north) of the substantial pool hall 
which has a pitched roof concealed from the front behind a stepped brick parapet. The front of the 
building is designed as an "art moderne" style but incorporating elements of art deco detailing. 
 
The immediate surrounding residential area comprises of predominantly modern development but 
also includes some Victorian housing along Poplar Road, inter-war housing to east along 
Whitefield Road and Whitefield Avenue and modern housing and 11-storey block of flats (Roegate 
House) to the south off Whitefield Avenue. 
 
RELEVANT PLANNING HISTORY 
 
06/04135/F - Demolition and redevelopment to provide 38 residential flats (24 no. 2 bed and 14 
no. 1 bed) on floors, with ground floor car parking for 41, cycle parking for 44 and refuse storage 
area. The application was withdrawn on the advice of the Local planning Authority. The design and 
massing of the proposed development were considered to be unacceptable and not of the quality 
to replace a landmark building (Speedwell swimming pool). 
 
07/00245/F - Demolition and redevelopment to provide 32 residential flats (18 no. 2 bed and 14 
no. 1 bed) on 4 floors, with ground floor car parking for 36. cycle parking for 48, motorcycle spaces 
for 4 and refuse store areas. Granted, the consent has since lapsed. 
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09/02850/F - Demolish existing pool building. Construct 13, three-storey town houses and 
associated car parks. Granted, the consent has since lapsed. 
 
16/04574/F - Demolition of existing building (former swimming baths) and erection of two x 4 
storey blocks containing 29 residential units along with associated external works including car 
park, refuse and landscaping. Relocation of existing sub-station (major application). The 
application was withdrawn on the advice of the Local planning Authority. It was considered that the 
proposals for two buildings would not result in an appropriate form of development for the site and 
not one of a high enough quality to replace the loss of the now locally listed former swimming pool. 
The level of affordable housing to be provided was also not justified and was therefore 
unacceptable contrary to policy. 
 
APPLICATION 
 
Planning consent is sought for the demolition of the former swimming pool and the erection of a 
single 5-storey block of 31 apartments, comprising 12 no. 1-bedroom and 19no. 2 bedroom units. 
There would be 15 off-street parking spaces provided to the front of the building, with cycle 
storage and refuse facilities fully incorporated into the design to the frontage of the building. Since 
the application was submitted there have been changes to the overall design and layout to 
address matters of design, highways and drainage raised by the Local Planning Authority. The 
revisions include the following: 
 
- Reduction in overall ridge height 
- Single and multi-storey element married to read as one to front elevation 
- Front elevation made subservient to the rest of the building by reducing the ridge height 
- Front elevation to use reclaimed bricks from former swimming pool 
- Palette of external materials reduced 
- Dormers to level 5 re-arranged to break up massing of roof 
- Stonework added to create feature of main entrance 
- Landscape and courtyard space to ground floor units 
- Additional windows added to provide dual aspect to flats 7, 10, 13, 14, 17, 20, 21, 24 and 27 
- Garden terrace added to flats 7 and 13 
- Flat 31 reduced from a 3-bed to 2-bed unit 
- Soft landscaping to parking forecourt 
- Shared surface added to car park for allow for all modes of transport 
- Transport statement amended to include parking survey 
- Element of front boundary walls and rails retained 
- SUDS details and strategy added 
(Please see plans for further details) 
 
PRE APPLICATION COMMUNITY INVOLVEMENT 
 
i) Process - As part of the pre-application discussions under the previous scheme (16/04574/F) the 
applicants contacted the Bristol NPN to obtain a list of contacts to facilitate engagement which 
included the local ward councillors, the Fishponds Planning Group and Speedwell Allotment 
Group. Consultation with residents was via a letter drop during June 2016 and subsequent public 
consultation meeting in July 2016. The public response was generally supportive of re-developing 
the site although there was still dissatisfaction with the Council for allowing the former swimming 
baths to close and regret that the building had fallen into a state of disrepair. Other responses 
resulting from the meeting included concerns about the level of parking to be provided, the level of 
affordable housing to be provided in terms of not being enough and whether there was potential to 
include a small commercial unit at ground floor within the development. 
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ii) Fundamental Outcomes - The applicant noted that concerns were raised about vehicle access 
to and from the site, and the resulting impact. The applicants sought to ensure this was addressed 
within their transport statement. The applicants acknowledged local Members response in terms of 
the need for local housing. The applicant also acknowledged the need to provide housing in line 
with local demand and has agreed for the need for affordable units subject to viability. 
 
RESPONSE TO PUBLICITY AND CONSULTATION 
 
The application was advertised by neighbour notification letters with 128 neighbouring properties 
consulted, along with the publication of a site and press notice. To date a total of 21 objections 
have been received including from the Living Easton Heritage and Environmental Group, the 
South West Transport Network, Historic Pools of Britain People's History Museum, and Save 
Britain's Heritage, who state that the application has generated a petition with over 2000 
signatures of objection to the proposals. However to date the petition has not been seen or 
submitted to the Local Planning Authority. The comments and reasons for objection are 
summarised as follows: 
 
- The loss of pool and community facility is unacceptable, to the detriment of the health and 
wellbeing of the area (see key issue A) 
- The retention of the swimming pool or leisure facility would be more appropriate for the area (see 
key issue A) 
- There is a lack of affordable housing being proposed (see key issue B)  
- It would result in the loss of a heritage asset, a locally listed landmark building, where efforts 
should be made to retain and restore the pool (see key issue C) 
- This is too high a density development for the area and represents urban cramming (see key 
issue C) 
- The development would have insufficient parking to the detriment of the area (see key issue D) 
- The site is unsuitable for further housing without considerable transport improvements (see key 
issue D) 
 
OTHER COMMENTS 
 
The Bristol Civic Society has commented as follows 
 
Bristol Civic Society does not object to the principle of residential development of this site if the 
Council is convinced the present building cannot be reused. However, the swimming baths are 
locally listed as a building of merit and any replacement building should reflect this. The Society 
considers that the application does not go far enough in this respect. Furthermore, the number of 
dwellings proposed seems excessive in relation to the amount of amenity space provided. 
 
The Conservation Advisory Panel has commented as follows 
 
The Panel regrets the loss of the public swimming pool. The pool is on Bristol's Local List, as it is a 
prominent building within its context both architecturally and in relation to its former community 
use. As such a replacement building must be of high quality. In this instance the replacement 
building is of such poor quality that it cannot be considered to be a worthy replacement of the 
existing building. A serious feasibility study should be undertaken to examine the retention, 
adaptation or reuse of the buildings either as a swimming lido or in a new use. This is a powerful 
building architecturally both internally and externally and spatially capable of many different 
interpretations. This must be done before this application can be determined. 
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The 20th Century Society has commented as follows:- 
 
The decision to recommend the building to the local list in 2016 was unanimous. 
 
The Society considers that the building is a non-designated local heritage asset which makes an 
important and unique contribution to the historical character of the local area. We consider that the 
baths have strong potential for retention and re-use within a conservation-led regeneration 
scheme, and therefore recommend that in line with local policy, permission is refused. 
 
Conservation Section has commented as follows:- 
 
The precedent for demolition was set prior to the Local listing being applied. The status as a 
Locally Listed structure affords a similar degree of protection as a character building in a 
Conservation Area. We do not feel that the complete loss of this asset is either desirable or 
supportable. This part of the city has very few culturally distinctive landmarks and I feel we are 
justified in protecting the most significant elements of this asset for the community and the City as 
a whole. 
 
Negotiations following the withdrawal of the previous planning application sought to retain and 
reuse the existing building as part of a sustainable new development. The applicant sought to 
achieve this with the locally listed building, however it was demonstrated that the proposed 
development was not possible whilst maintaining viability. It was concluded that the loss, and 
substantial harm posed to the heritage asset, might be offset by the public benefit of a high quality 
architectural approach. 
 
We do not consider the public benefit of bringing the site back into use to offset the complete loss 
of the heritage asset and the substantial harm posed. On considering the revised scheme whilst it 
would result in a distinctive building, it is not considered to be an exemplary one to warrant the 
complete loss of the heritage asset. 
 
Urban Design has commented as follows:- 
 
From an Urban Design perspective the loss of the Locally Listed structure as a distinctive cultural 
landmark should be resisted. However, there is full agreement with comments provided by the City 
Design Group's Senior Conservation Architect about the loss of the building. That the loss, and 
substantial harm posed to the heritage asset, might be offset by the public benefit of a high quality 
architectural approach. On considering the revised plans there is no objection to the proposal 
subject to conditions that ensure a quality development is achieved. 
 
Bristol Waste Company has commented as follows:- 
 
I would urge at this stage of the planning process that the developers refer to the Planning 
Guidance for Waste and Recycling produced by Bristol Waste Company. On considering the 
original plans the size of bin storage was considered to be insufficient and the position not ideal in 
access terms [The applicant has subsequently addressed these issues following the submission of 
revised plans]. 
 
Community Buildings Manager has commented as follows:- 
 
In the case of the former Speedwell Baths, the former leisure/community use has not been active 
for many years. We believe that it is unrealistic to expect the new owner to restore or replace the 
use, although it might be appropriate to request some form of mitigation. The loss of the 
'community use' occurred many years ago, but is still a material factor. 
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Under the circumstances, the best we can hope for is that the applicant enters into a UU that 
guarantees a commuted sum towards the improvement of community facilities nearby [It is noted 
that the development is subject to CIL contributions if approved]. 
 
Flood Risk Manager has commented as follows:- 
 
Following the submission of further information I am satisfied that the proposal would meet the 
requirements for sustainable drainage and that it has been designed appropriately. There are no 
objections to the application. 
 
Nature Conservation Officer has commented as follows:- 
 
Legally protected badgers are present in the vicinity. Common pipistrelle bats were recorded 
foraging during the submitted bat emergence survey dated July 2016. There are some shrubs on 
the site. The use of green roofs should also be explored. Any approval should be subject to 
conditions and advices for the protection of badgers, bird and bat boxes and protection of birds 
and their eggs during any clearance. 
 
Transport Development Management has commented as follows:- 
 
Transport Development Management considers the proposals acceptable on highway safety 
grounds. This is providing parking is allocated, thereby clearly indicating to potential and future 
owners the availability of spaces. Measures to encourage residents to use sustainable travel need 
to include a week's worth of free bus tickets, personalised journey planning and cycling incentives. 
Works carried out to remove the existing crossover will require a S171 license. Double yellow lines 
must be provided along the full length of the site. The cost of this and the associated Traffic 
Regulation Order which must be met by the applicant.  
 
Suitable drainage must be provided at the point of access. The car park must be suitably 
illuminated in the interest of resident's safety. Approve subject to conditions (please see 
background papers and key issue D). 
 
Sustainable Cities Team has commented as follows:- 
 
Following revisions to the plans and the submission of updated sustainability statement there is no 
objection subject to conditions including the installation of the heat system, PV system details and 
broadband connectivity. 
 
Allotments Team has commented as follows:- 
 
The previous comments still hold to maintain safety and security for allotment tenants. The 
proposed building is much higher than the existing swimming pool building and the former 
proposal. This additional height will impact upon the allotments, putting them into shade. It will also 
dominate the allotments visually. 
 
Contaminated Land Environmental Protection has commented as follows:- 
 
Our comments remain broadly similar to those made in 2016. The proposed development is 
sensitive to contamination and is situated on and adjacent to land which has been subject to land 
uses which could be a potential source of contamination. The area was subject to coal mining, 
industrial activities and land filling. Looking at the data the first substation dates from 1937 so they 
would need to consider the impacts from polychlorinated biphenyls in this area of the site when 
undertaking any investigation. 
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As this is a major application a minimum of a phase 1 desk study looking into contamination must 
be submitted to the local planning authority. If any information is already prepared we welcome 
submission prior to determination to reduce the burden of pre-commencement conditions. If not 
available we recommend the standard conditions are applied to any future planning consent. 
 
Wales & West Utilities has commented as follows:- 
 
Wales & West Utilities has pipes in the area. Our apparatus may be affected and at risk during 
construction works. Should the planning application be approved then we require the promoter of 
these works to contact us directly to discuss our requirements in detail before any works 
commence on site. Should diversion works be required these will be fully chargeable. 
 
RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
Planning (Listed Buildings and Conservation Areas) Act 1990 
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocations and 
Development Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central 
Area Plan (Adopted March 2015) and (as appropriate) the Old Market Quarter Neighbourhood 
Development Plan 2016 and Lawrence Weston Neighbourhood Development Plan 2017. 
 
In determining this application, the Local Planning Authority has had regard to all relevant policies 
of the Bristol Local Plan and relevant guidance. 
 
KEY ISSUES 
 
(A) IS THE PRINCIPLE OF DEVELOPMENT ACCETABLE? 
 
The site has no designation under the provisions of the Site Allocations and Development 
Management Polices (July 2014). However it can be regarded as previously developed land, with 
its last authorised use being a swimming pool. The use is therefore classified as a community 
facility (a use that falls within Class D1 of the Use Classes Order). As such the proposal should be 
assessed against policy BCS12 of the Core Strategy. This states that existing community uses will 
be retained, unless it can be 'demonstrated that there is no longer a need to retain the use or 
where alternative provision is made'. In addition, policy DM5 of the Site Allocations and 
Development Management Policies lists the criteria that will be taken into account when 
considering the loss of community facilities. These are as follows: 
 
- The loss of the community facilities would not create a shortfall in such facilities, or where the 
use has ceased there is no need or demand for a community use that could make use of the 
building; or 
- The building is no longer suitable to accommodate the use or is not appropriate for sensitive 
adaption to other community use; or 
- The community use can be retained as part of the redevelopment of the site; or 
- Appropriate replacement community facilities are provided in a suitable location 
 
It is noted that objections have been received on the basis that the existing building should be 
retained as a swimming pool or other leisure/community use. 
 
The former swimming pool closed in 2005 following the decision from the Council to reallocate 
funding to other modern pool facilities in the city. It was identified that the site was no longer 
capable of providing the continued use as a swimming bath. The site was subsequently put up for 
sale at auction to private developers. It was recognised that the cost of adapting the building for an 
alternative community use would not be viable and consequently Bristol City Council sold the site 
with an expectation that it would be re-developed for residential purposes. This is reflected in the 
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statement provided by the applicants who acknowledge and understand the desire for a new 
swimming facility in the local area; however the cost of renovating the existing building would be 
excessive and unrealistic. It is noted that the former swimming pool was nominated as an 'Asset of 
Community Value' by Bristol Civic Society, however this was not supported by Bristol City Council.  
 
With regards to the issue of the loss of the facility and the matter of mitigation through the 
provision of alternative facilities, it is noted that there are a number of other community facilities 
within 1km of the application site. This includes the Bristol Brunel Academy and the Brunel Fitness 
Centre, where there are a range of leisure facilities including gymnasium and sporting pitches that 
are also available for use to the wider community. Other recreation establishments include the 
Bristol Titans Krav Maga Academy and the Barton Hill Rugby Club. It should also be noted that the 
two previous planning consents on the site involved the loss of the community facility with no 
mitigation (applications 07/00245/F & 09/02850/F). As such there is no justification for the 
proposed development to incorporate alternative community provision to offset the loss of the 
former swimming baths. 
 
As mentioned alternative uses for the former swimming baths have been suggested by some 
residents and local amenity groups. However, this application has to be considered on the basis of 
the merits of the proposal as submitted. On considering the above, it is not considered that the 
proposal warrants refusal on the basis of the loss of the community use, and therefore there is no 
policy grounds to insist that the site is converted into an alternative community use. 
 
Given the above factors, together with the fact that government guidance on housing contained 
within Paragraphs 47 to 55 of the National Planning Policy Framework (NPPF), encourages the 
use of brownfield land within urban areas for new quality residential development, the use of this 
site for residential development is considered to be acceptable. This accords with housing policy 
BCS5 of the Core Strategy which aims to deliver new homes for the growing number of people 
and households in the city and policy BCS18 which aims to ensure residential development 
contributes to the mix of available housing ensuring mixed, balanced and inclusive communities. 
 
The majority of the surrounding area has a strong residential character and the redevelopment of 
this site for residential would accord with that character and result in a use that complements the 
surrounding area. Significant weight has been applied to the re-development of this (brownfield) 
site for a high-density residential scheme, which accords with the aims and objectives of the 
NPPF. 
 
(B) IS THE PROPOSED HOUSING MIX APPROPRIATE AND DOES IT PROVIDE AN 
ACCEPTABLE LEVEL OF AFFORDABLE HOUSING? 
 
The efficient use of land is integral to creating sustainable patterns of development and this is 
central to the focus on sustainable development in the NPPF. Indeed, the NPPF allows Local 
Planning Authorities to set their own approach to housing density to reflect local circumstances. 
Policy BCS20 of the Core Strategy sets a minimum development density of 50 dwellings per 
hectare. The density of the proposed development is around 219 dwellings per hectare which 
accords with the policy requirements. There are no policies which set a maximum density for 
residential developments and instead the impact of the density on the character of the area, 
residential amenity and highway safety has to be considered. 
 
In addition, Policy BCS17 of the adopted Bristol Core Strategy (2011) requires affordable housing 
to be provided in residential developments of 15 dwellings or more at a percentage target of 30% 
in this part of east Bristol subject to scheme viability. Such residential developments should 
provide a mix of affordable housing units and reflect identified needs, site suitability and economic 
viability. Where scheme viability may be affected, developers are expected to provide full 
development appraisals to demonstrate an alternative affordable housing provision. Policy BCS18 
also requires development to contribute to the mix of housing tenures, types and sizes in an area. 
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As such this development should provide 9 affordable housing units in order to be fully policy 
compliant. However as mentioned, government policy and guidance is very clear in specifying that 
scheme viability is a key consideration in determining the level of affordable housing that a 
development can provide, and that Council's should not require a level of affordable housing that 
would render a development unviable. The government's Planning Practice Guidance states as 
follows: 
 
Where affordable housing contributions are being sought, obligations should not prevent 
development from going forward. (Para 004 Reference ID: 23b-004-20140306). 
 
In simple terms, a development is considered to be viable if the Residual Land Value (RLV) of the 
development is greater than the Site Value.  
 
The RLV is calculated by ascertaining the value of the completed development, and subtracting 
from this all the costs involved in bringing the development forward (e.g. build costs, professional 
fees, legal costs, financing costs etc.) and the developers profit. All inputs are based on present 
day costs and values. The applicant has claimed that, to remain viable in planning terms, the 
proposed scheme is only able to provide two affordable dwellings, equating to 6% affordable 
housing. A viability statement has been submitted in support of this claim. 
 
Officers have assessed the viability statement, and consider that the majority of inputs are at or 
just below industry standards and can therefore be accepted. However, officers consider that there 
is recent local evidence to support higher sales values for the apartments, and has included these 
higher sales values in their assessment. The applicant has accepted these higher figures. 
 
The information and figures contained below reflect the agreed viability position. 
The appraisal inputs can be summarised as follows: 
 

Residential sales values In line with the highest new build sales 
values currently being achieved for 
apartments in the Speedwell area 

Build Costs Build Costs are reflective of industry norms 
(as identified by the Build Cost Information 
Service (BCIS) for new build apartment 
blocks 

Fees Slightly lower than industry norms 

Finance costs Slightly lower than current returns required 
by lenders 

Contingency Reflective of industry norms 

Developers profit Reflective of industry norms 

 
Site Value can be calculated by identifying the Existing Use Value of a site and applying a 
premium (usually 20% on brownfield sites) to incentivise the owner to bring the site forward for 
development. Alternatively, the price paid for the site can be considered as the Site Value, 
provided that the purchaser did not pay an overly inflated price.  
 
The Existing Use Value of a former swimming pool is difficult to ascertain, as such buildings are 
rarely rented or sold for their existing use. Consequently the site needs to be considered as a 
development site. Small sites such as this one, which is approximately 0.4 acres is size, are 
difficult to value as the normal rules of a £ per acre that apply to large sites are less relevant. 
Officers are aware of brownfield sites of a comparable size (i.e. between 0.25 and 0.5 of an acre) 
in higher density areas of inner suburban Bristol, with Site Values of in the £500,000 to £850,000 
range. The applicant has claimed a Site Value of £615,500 (including purchase costs), which is 
considered reasonable. 
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When incorporating this Site Value and the agreed inputs, into the appraisal, a surplus of 
£178,833 is generated. This surplus means that the scheme is viable and able to provide an 
element of affordable housing. Officers have rerun the appraisal adding affordable dwellings in, 
and found that when four affordable dwellings are included the scheme returns a very small deficit 
of -£9,711. 
 
The Council's Affordable Housing Manager has agreed the location of the affordable dwellings 
with the applicant and agreed with the applicant that they will all be provided for Social Rent. 
 
Consequently officers are satisfied that the scheme is able to provide four affordable dwellings, 
which equates to 13%, and recommend that the proposed scheme is approved subject to the 
applicant entering into a Section 106 Agreement to secure the affordable dwellings. 
 
With regard to the mix of accommodation proposed, the area around the application site is 
dominated by larger sized residential units. As of 2015 the census data shows that over 68% of 
the accommodation in the area comprised of houses rather than flats. Whilst the area immediately 
around the application site has a higher proportion of flats, particularly given recent development 
in the area such as Mallard Close and Parade Court, and the proximity of Roegate House to the 
south , there are still more houses than flats. The proposal is for a flatted development, which will 
add to the proportion of flats in the area. There is a mix of accommodation within the proposal, 
including one and two bedroom units. The census data for the Eastville ward shows that as of 
2015 1 and 2 bed units made up 18% and 31% of the overall housing stock respectfully, whilst 3 
bedroom units still account for over 50% of the accommodation. It is noted that the size of the site 
and its restrictions does limit the scope for delivery of any high number of houses. Given these 
factors the proposed mix of unit sized proposed would be acceptable. 
 
The proportion of social rented accommodation in this area and across the Eastville ward is 
significantly below the citywide average, and the provision of affordable housing on site will add to 
the mix of accommodation in terms of tenue. Given that family housing still makes up the majority 
of accommodation in the ward, it is not considered that the proposed flatted accommodation is 
unreasonable, and it would contribute to the mix and balance of accommodation in this area. 
 
(C) IS THE PROPOSED LOSS OF THE HERITAGE ASSET ACCEPTABLE AND IS THE 
PROPOSED DEVELOPMENT ACCETABLE IN DESIGN TERMS? 
 
Section 12 of the national guidance within the National Planning Policy Framework (NPPF) 2012 
states Local planning authorities should set out in their Local Plan a positive strategy for the 
conservation and enjoyment of the historic environment, including heritage assets most at risk 
through neglect, decay or other threats. In doing so, they should recognise that heritage assets 
are an irreplaceable resource and conserve them in a manner appropriate to their significance. It 
should be noted that the locally listed former swimming baths does not benefit from any 
designated heritage status; however its conservation as a non-designated heritage asset is an 
objective of the NPPF and a material consideration when determining the outcome of a planning 
application. 
 
Paragraph 131 of the NPPF states in determining planning applications, local planning authorities 
should take account of: 
 
- The desirability of sustaining and enhancing the significance of heritage assets and putting them 
to viable uses consistent with their conservation; 
- The positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and 
- The desirability of new development making a positive contribution to local character and 
distinctiveness. 
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Paragraph 135 of the NPPF states that the effect of an application on the significance of a non-
designated heritage asset should be taken into account in determining the application. In weighing 
applications that affect directly or indirectly non designated heritage assets, a balanced judgement 
will be required having regard to the scale of any harm or loss and the significance of the heritage 
asset. 
 
Policy BCS22 of the Core Strategy requires development to safeguard or enhance heritage 
assets, which includes historic buildings, both nationally and locally listed, and conservation areas. 
In respect to new build, local planning policy accords with the NPPF. Policy BCS21 of the Bristol 
Development Framework Core Strategy aims to ensure that all new development in Bristol 
achieves high standards of design.  
 
Policies DM27, DM29, DM30 and DM31 of the Site Allocations and Development Management 
Policies also apply. These all seek high quality design that takes account of context and does not 
cause harm to the character or appearance of an area. 
 
Loss of the Heritage Asset 
 
Speedwell swimming baths was one of two identical enclosed brick swimming pools erected in the 
city in 1937 by local architect C.F.W Dening as part of the Council's policy to encourage swimming 
among the city's residents. The allotments mean that the baths occupy a more open site with long 
distance views from the adjacent street towards the rather austere side and rear elevations. The 
front of the building is enclosed by railings between brick piers with stone copings and a low brick 
plinth. The other boundaries are characterised by railings on higher brick walls. Coupled with the 
glazed roof over the pool hall, the flat roof sections and art moderne style, these all provide a 
historic building of merit. In August 2016 the Council decided to add the existing swimming baths 
building to the Local List. 
 
The Conservation Officer stated that the local listing affords the former baths a similar degree of 
protection as a character building in a Conservation Area. As such the relevant Council policies 
are designed to protect the city's heritage and distinctiveness. This part of the city has very few 
culturally distinctive landmarks and therefore the protection of the most significant elements of this 
asset for the community and the City as a whole are justified. It was therefore considered that the 
complete loss of this asset was neither desirable nor supportable. This is a view echoed by a 
number of third party comments and in particular The Bristol Civic Society, The Conservation Area 
Panel, the 20th Century Society, Save Britain's Heritage, Living Easton Heritage and the Historic 
Pools of Britain People's History Museum. 
 
The applicant has provided a heritage statement and design and access statement covering the 
significance of the former pool along with details of the pre-application process in the period 
between the withdraw of the previous application (16/04574/F) and the submission of the current 
scheme. The heritage statement identifies the alterations that have been made to the building 
throughout the years the baths remained opened. These included alterations to the roof in terms of 
materials, whilst internally a number of historic fittings have been replaced or completely stripped 
out. The building has suffered from damage through a combination of vandalism, weathering and 
insensitive building modifications. The building suffered from some fire damage in the spring of 
2016 resulting in a further deterioration. With regard to the local listing the statement concludes 
that of the three surviving swimming baths designed by Dening for the Council (the other two 
being Jubilee and South baths), the Speedwell baths are the least well preserved compared to the 
identical Jubilee baths in Knowle which is not locally listed. The conclusion is that even given the 
local listing, in its current state it lacks sufficient local significance to warrant retention, and its 
demolition would not be contrary to local planning policy in accordance with paragraph 135 of the 
NPPF. 
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Whilst officers do not concur with the conclusion which seeks to dismiss the significance of the 
former swimming baths, it is accepted that consideration is given to paragraph 135 of the NPPF. It 
should be noted that the local listing provides no additional planning controls, as the building is not 
a designated heritage asset. The building could be removed without planning permission, and the 
local listing does not affect that. On considering the above the third criteria under paragraph 131 of 
the NPPF is material with regards to the desirability of the proposed development on this site and 
the contribution this would make. 
 
The case for this development has already been set out under key issues A and B. The supporting 
documentation shows that the applicant's decision to demolish and replace the former swimming 
baths involved careful consideration. Following the withdraw of the previous planning application 
the applicant tabled the possible scheme variations, which included a scheme to retain the front 
part of the  former swimming baths, as previously confirmed by the Local Planning Authority as the 
existing building's 'most architecturally important' element. Notwithstanding issues of viability, the 
applicant agreed to investigate an alternative scheme based on the principle of part retention of 
the existing building. On attempting to create a scheme that retained the key elements of the 
former pool this would create a maximum of 27 units, a reduction from the previous proposals and 
as such impacting on the viability of the scheme. Accepting the limitations of this alternative 
scheme it was agreed that further variations could be explored in an attempt to increase the 
scheme's viability. However these have proved difficult and, among other issues prevent the 
developer from delivering any affordable housing. Consequently it was concluded that the 
retention of the existing building is not viable in any reasonable form. 
 
The Council's Conservation Officer acknowledges this and confirmed that the applicant sought to 
retain and reuse the existing building as part of a sustainable new development. It is 
acknowledged that the applicant sought to achieve this within the confines of the locally listed 
building, but it was demonstrated that the proposed development was not possible whilst 
maintaining viability. The Council's Conservation Officer concluded that the loss, and substantial 
harm posed to the heritage asset, might be offset by the public benefit of a high quality 
architectural approach. 
 
Character of the surrounding area 
 
In terms of the surrounding area the layout of the neighbouring streets is predominantly traditional 
in its form (terrace and semi-detached dwellings with small front and larger rear gardens that face 
onto streets that are capable of being used by two-way traffic); there are examples of other 
housing layouts in the near vicinity of this site. These include the high-rise tower block of Roegate 
House and the 4-5-storey block of flats opposite this site to Parade Court. Given the height and 
form of the existing swimming baths, together with the immediate context of Roegate House and 
the residential development to Parade Court opposite, it is considered that the proposal to the 5 
storey building is appropriate and would not cause visual harm to the character or appearance of 
the surrounding area.  
 
Proposed building 
 
The above criteria also require the Local Planning Authority to take into account the merits of any 
proposed new development in considering whether the demolition of the locally listed former 
swimming baths is acceptable. This is of particular importance where the site is prominent, 
sensitively or centrally located and it also ensures that any replacement structure would preserve 
or enhance the character of the area and result in a wider public benefit outweighing the loss of 
the non-designated heritage asset. 
 
The applicants are aware of design objections to the original proposal and subsequently sought to 
amend the design by lowering the overall height and reducing the palette of materials. The front 
elevation would comprise of reclaimed bricks and the fenestration has been amended in order to 
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devise an appearance that would be more reflective of the existing former swimming baths. It 
should also be noted that some elements of the replacement building such as the design of the 
front windows, roof form and use of features such as stone were added to pay homage to the 
former swimming baths. Cladding and panels are proposed in order to give the upper levels a 
lightweight appearance, again in order to reflect the glazing elements of the former swimming 
pool. Further revisions included the retention of a front boundary wall with railings and the addition 
of some green infrastructure within the frontage and to the sides of the development. 
 
The siting of the proposed building is in line with the existing former swimming baths and although 
the footprint of the proposed building would be larger, it is still considered to be acceptable. The 
proposed building would be contained within the site and would not encroach or overhang the 
allotments that border each side of the site. On this basis, the siting of the building is considered to 
be appropriate, as it would echo the form and siting of the existing swimming baths. 
 
On considering the revisions, City Design removed their objection and considers the scheme to be 
acceptable subject to conditions for further details of key building elements, materials and 
retention of certain components such as the reclaimed bricks and existing railings. The City's 
Conservation Officer considered that whilst the revised design would result in a distinctive building 
on the site, it was still not considered to be "exemplary" to outweigh the loss of the locally listed 
building. 
 
It should also be noted that officers have considered other iterations of the scheme, including 
those that retain elements of the existing building. However these would not deliver the level of 
benefits (i.e. affordable housing) that the current scheme achieves.  
 
Therefore on balance and with regard to the provisions of the NPPF and in particular paragraphs 
131 and 135, it is concluded the loss of locally listed building and therefore harm on the non-
designated heritage asset would not be as significant. This is given the public benefits arising from 
the redevelopment of the site bringing the plot back into active use, providing much needed 
housing including affordable housing, and erecting a distinctive building in an area comprising of a 
mixed local vernacular. As such the demolition of the locally listed former swimming baths has 
been justified. 
 
(D) WOULD THE PROPOSED DEVELOPMENT SATISFACTORILY ADDRESS TRANSPORT 
AND MOVEMENT ISSUES? 
 
Development Plan policies are designed to promote schemes that are located where sustainable 
transport patterns can be achieved, which includes pedestrians as the highest priority and private 
cars as the lowest (BCS10). In addition, policy DM23 requires development to provide safe and 
adequate access to new developments. It also includes parking standards for residential and non-
residential development. 
 
The site is located on Whitefield Road (B4465), a busy link road and bus route that is within a 
20mph zone. Although the site is on a bus route this is an infrequent service. The nearest regular 
bus services are situated to Bell Hill Road and Fishponds Road, where the nearest local amenities 
are also situated. As such the site is not considered to be in the most sustainable location 
meaning that there would be a higher car dependency. One of the main objections raised from 
residents was on grounds of insufficient parking and concerns that an increase in vehicular 
movements would compromise highway safety including adding to on-street parking pressures.  
 
On the matter of vehicular movements it is noted that in applying TRICS which was provided as 
part of the applicant's Transport Statement, trip generation for the former use of this site as a 
swimming pool would generate more trips than a residential development of 31 flats (as a 
swimming pool it is estimated that this site would generate up to 448 two way trips per day 
whereas for 31 flats, it would generate just 64 trips over the same period). In terms of access 
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arrangements the access to the parking would use a new crossover and require dropped kerbs 
which can be secured through a S171 license. To ensure there is clear visibility around the 
entrance, waiting restrictions (double yellow lines) would be required along the whole frontage of 
the site which would be secured via a Traffic Regulation Order (TRO). On that basis the highway 
safety aspects accords with the policies of the local plan and the Council's Transport Development 
Management raise no objections on grounds of highway safety. 
 
The development proposes a total of 15 car parking spaces including one for disabled motorists. 
The analysis of the census details indicate that there is an average 0.51 cars per household in this 
area which equates to 16 cars generated for the 31 flats, meaning the displacement of just one 
car. Nonetheless the applicant was instructed to carry out a parking survey as part of their revised 
Transport Statement. This was carried out during school term time in order to get realistic figures. 
This showed that there were a number of available spaces to accommodate any additional 
vehicles the development would regenerate. The number of spaces proposed strikes an 
acceptable balance between the need to have access to a car in this suburban location and the 
need to encourage more sustainable forms of transport. Transport Development Management 
(TDM) advise that the spaces be allocated in order to establish which residents could park within 
the development. Allocated parking is not normally encouraged as on larger sites it can lead to an 
inefficient use of the spaces, however under these circumstances it would be appropriate and 
would be in-line with other similar developments according to TDM. Given the above, there is no 
objection to the level of parking proposed. The development also includes 54 cycle parking spaces 
which would be located in a large store within the building which would meet the standards under 
the Site Allocations and Development Management Policies. 
 
Refuse storage is proposed to an internal store within the development and following clarification 
this would be put out to collection by the flat management company. Both the storage and means 
of collection would be acceptable. For a site of this size a Travel Plan Statement must be prepared 
and it is agreed that this can be secured through condition. Likewise proposals for charging points, 
lighting and anti-slip makings mentioned in the application but not shown on the plans can be 
secured through condition as part of any consent.  
 
In conclusion of this key issue, it is considered that this development is acceptable on highway 
safety and accessibility grounds and accords with the requirements of policies BCS10 of Bristol 
Development Framework Core Strategy and DM23 of the Site Allocations and Development 
Management Policies, and paragraphs 21 to 41 of the NPPF. 
 
(E) WOULD THE PROPOSAL UNACCEPTABLY AFFECT THE AMENITY OF THE AREA 
AND WOULD IT CREATE AN ACCEPTABLE ENVIRONMENT FOR THE FUTURE 
OCCUPIERS? 
 
Existing residents 
 
The closest building to the proposed site would be the residential flats opposite, on Whitefield 
Road which would be separated from the front elevation of the proposed building by over 30 
metres. This distance, together with the fact that a main highway separates these sites is judged 
to be acceptable and would not cause harm by reason of overlooking or overbearing in respect of 
its scale. The closest properties to the east would be the terraced houses along Whitefield 
Avenue, which would be 55-60m away. Located to the west, the closest properties would be the 
terraced houses along Poplar Road which lie approximately 70m away. Situated to the south of 
the site is a terrace of modern properties to Whitefield Avenue and Roegate House (a high-rise 
block of flats) that is situated on land elevated above the application site at a distance of 
approximately 50 metres. Given the location of this site and its relationship with surrounding 
residential buildings, this proposal would not cause any harm to residential amenity by reason of 
overlooking, by virtue of the building being overbearing or by causing a loss of natural sunlight. 
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 It is noted that Speedwell Allotments adjoin the site on three sides and the Council's Allotments 
Team has raised a concerns regarding potential overshadowing to the allotments and the building 
appearing over dominant. The overall ridge height of the proposed building would be 17.5 metres 
which is approximately 3.5 metres higher than the ridge of the existing swimming pool. However 
the greatest mass of the proposed building is at eaves level which stands at 12 metres. On 
considering the issue and checking sun calculations any impact in terms of overshadowing would 
be restricted to the latter part of the day during spring and summer months to the parts of the 
allotments to the east of the building. This is comparable with the impact of the existing former 
swimming baths. The most significant impact would be during the winter (typically December) east 
of the building when the allotments are not expected to be in regular use. Given the above a 
refusal could not be justified on grounds of impact on the allotments. 
 
Future occupiers 
 
The quality of the proposed residential accommodation has to be assessed against the Nationally 
Described Space Standards, which sets out minimum standards for the size of proposed flats. It is 
noted that policy BS18 of the Bristol Development Core Strategy also requires residential 
accommodation to be flexible and adaptable, which normally discourages the provision of bed sits 
and single person accommodation, as this would not provide the level of flexibility that is required 
by the policy.  
 
The size of the individual 31 flats range from 50 to 80 square metres, and which would meet the 
nationally Described Space Standards. All of the accommodation would have space for at least 
two persons, achieving the flexibility required under the space standards. All ground floor units, 
two of the first floor units and all of the fourth floor units would have their own private amenity 
space in the form of a small courtyard and terrace respectfully. A number of the units would also 
have dual aspect in terms of outlook. Given the above consideration the proposal would constitute 
an acceptable standard of living accommodation for its future occupiers. 
 
(F) WILL THE PROPOSED DEVELOPMENT MAKE AN ADEQUATE CONTRIBUTION TO THE 
CITY'S SUSTAINABILITY AND CLIMATE CHANGE OBJECTIVES AS SET OUT IN THE 
ADOPTED PLANNING POLICIES? 
 
Policies BCS13, BCS14, BCS15 and BCS16 of the adopted Core Strategy give guidance on 
sustainability standards to be achieved in any development, and what measures to be included to 
ensure that development meets the climate change goals of the development plan. Applicants are 
expected to demonstrate that a development would meet those standards by means of a 
sustainability statement.  
 
The application includes a sustainability statement that was revised at the request of the Local 
Planning Authority. The document includes a number of measures that would be adopted as part 
of this development including materials, energy efficient heating and lighting, water and 
sustainable drainage, and broadband. The Energy Statement concludes that a minimum 20% 
reduction in regulated CO2 can be provided from on-site renewable energy. This will mainly be 
achieved through the use of PV system which would be sited on the southwest facing roof slope. 
The SAP calculations suggest that a total of 15.23kWp of PV will be required to meet the 
necessary requirements. 
 
On considering the proposal the Council's Sustainable City Team were broadly satisfied with the 
plans however wanted further information regarding heat system proposed outside the heating 
hierarchy, further details of the PV system and evidence that the development will have high 
speed broadband connectivity. These can all be secured via condition. 
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(G) WILL THE PROPOSAL HAVE A HARMFUL IMPACT ON WILDLIFE AND ECOLOGY IN THE 
SURROUNDING AREA? 
 
Because the former swimming baths have been vacant for over 10 years, it is possible that bats 
could be using the building. The applicant previously provided a bat emergence and bat inspection 
survey which has been submitted as part of this planning application. The findings of the survey 
state that the demolition could result in the loss of potential external roosting sites for which the 
presence of bats cannot entirely be ruled out. If bats are found to be roosting in the building then a 
detailed mitigation strategy will need to be submitted to the local planning authority.  But 
regardless consideration could be given to enhancing the site for bats by providing new roosting 
opportunities on or within the new building, which will be required in any case if bats are found to 
be using the potential roosting features identified during the survey.  
 
On considering the application the City's Nature Conservation officer raises no objection subject to 
conditions for the provision of bird and bat boxes. The presence of badgers has also been 
identified and details of measures for their protection should also be conditioned. 
 
(H) DOES THE PROPOSAL RAISE ANY LAND CONTAMINATION ISSUES? 
 
The site is situated adjacent to land which has been subject to land uses which could be a 
potential source of contamination. Given these concerns the City's Land Contamination officer 
advises that a minimum of a phase 1 desk study looking into contamination must be submitted to 
the local planning authority. As this information has not been submitted for consideration to date, 
this would have to be secured via pre-commencement planning conditions. 
 
(I) DOES THE PROPOSED DEVELOPMENT SECURE A PACKAGE OF PLANNING 
OBLIGATIONS TO OFFSET THE IMPACT OF THE DEVELOPMENT ON THE LOCAL 
INFRASTRUCTURE? 
 
Policy BCS11 of the Core Strategy requires that planning obligations should be secured through 
the planning process in order to offset the impact of the proposed development on the local 
infrastructure. With the exception of site specific requirements, this policy is met through the 
application of the Community Infrastructure Levy, and in this case the CIL requirement for this 
proposal is £151,826.79. 80% of the money received through CIL would be spent on those items 
identified in the Regulation 123 list, which includes identified public transport projects, parks and 
green spaces and school projects. 15% is also delegated to the Neighbourhood Partnership who 
can then spend it on local priorities. 
 
The other planning obligations that are being sought in relation to the application are then 
contributions to affordable housing and a Traffic Regulation Order, which are referred to in the key 
issues above. 
 
OTHER ISSUES 
 
Policy DM31 on heritage assets also states that archaeology is an important material 
consideration in the assessment of planning applications. Any sites that may have archaeological 
deposits or remains are usually subject to a minimum requirement for a watching brief to be 
applied. In this case, however, the development of the swimming baths is likely to have removed 
the majority of any potential archaeological remains. As such, no watching brief is required in this 
instance. 
 
It is understood that gas pipes that are owned by Wales & West Utilities (WUU) are situated within 
the vicinity of the site and which may be affected by any resulting works from the construction of 
the building. Whilst WWU do not object to the application, they advise that the applicants to 
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contact them directly to discuss matters prior to the commencement of works. This is subject of 
the standard advice. 
 
The relocation of the electricity substation will also need to be discussed with Western Power 
Distribution who owns the infrastructure. Again this will be subject of an advice. 
 
CONCLUSION 
 
The loss of the leisure facility whilst regrettable is understood, it was recognised that the sale of 
this facility was being used to upgrade and improve existing baths. Moreover, the specific nature 
of this building means that it is highly unlikely to be capable of sensitive adaption to another 
community use. In balancing these facts, it is considered that the principle of developing this site 
for residential dwellings is acceptable. The proposed development would make an efficient use of 
a brownfield site, whilst not compromising the character or identity of the surrounding area.  
 
The loss of the locally listed building is regrettable however on weighing this against the wider 
public benefit of bringing the site back into a viable use providing much needed housing and in 
particular affordable units, the loss is justified. The external appearance of the replacement 
building is considered to be distinctive, appropriate for this site and would not cause harm to the 
character of the area given the mix of development that surrounds it. It is also acknowledged that 
an attempt has been made within the design of the building to echo the architectural character of 
the former swimming baths. 
 
The nature of the proposed development does not pose a highway hazard in its own right. The 
number of parking spaces proposed is considered to be acceptable with the levels of parking 
generated by this development. The internal parking layout proposed under this application is also 
considered to be acceptable. It has been demonstrated that the layout would work in terms of 
parking and manoeuvres, without causing any highway or pedestrian safety problems. For these 
reasons, the number and location of the internal parking are acceptable and accord with policies 
BCS10 and DM23 of the Bristol Local Plan  
 
The provision of 4 units of affordable housing would result in 13% of the total dwellings provided. 
In this instance, given the findings of the viability statement is considered to be acceptable and as 
it accords with the policy tests under BCS17 and BCS18 of the Core Strategy in term of the mix of 
housing tenue. 
 
The proposed development has also demonstrated that it would accord with the City's policies on 
sustainability and climate change with the measures secured through condition as part of any 
consent. 
 
In conclusion, this application is acceptable and is recommended for approval. This is subject to 
conditions and a section 106 agreement that seeks financial contributions towards the provision of 
4 affordable units of accommodation and securing a Traffic regulation Order. 
 
RECOMMENDED GRANT subject to Planning Agreement  
 
 
(A) That the applicant be advised that the Local Planning Authority is disposed to grant 

planning permission, subject to the completion, within a period of six months from the date 
of this committee, or any other time as may be reasonably agreed with the Service 
Director, Planning and Sustainable Development and at the applicant's expense, of a 
planning agreement made under the terms of Section 106 of the Town and Country 
Planning Act 1990 (as amended), entered into by the applicant, Bristol City Council and 
any other interested parties to cover the following matters: 
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i) The provision of 4 affordable housing units to be provided on site (final details to be 
agreed) 

 
ii) The provision of a financial contribution for alterations to waiting restrictions or other Traffic 

Regulation Orders to enable works (figures to be agreed). 
 
(B) That the Head of Legal Services be authorised to conclude the Planning Agreement to 

cover matters in recommendation (A). 
 
(C) That on completion of the Section 106 Agreement, planning permission be granted, subject 

to the following conditions: 
 
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. Construction management plan 
  
 No development shall take place including any works of demolition until a construction 

management plan or construction method statement has been submitted to and been 
approved in writing by the Local Planning Authority.  The approved plan/statement shall be 
adhered to throughout the construction period.  The statement shall provide for: 

  
 - Parking of vehicles of site operatives and visitors. 
 - Routes for construction traffic 
 - Hours of operation. 
 - Method of preventing mud being carried onto the highway. 
 - Pedestrian and cyclist protection. 
 - Proposed temporary traffic arrangements including hoardings and/or footway closures. 
 - Arrangements for turning vehicles. 
 - Arrangements to receive abnormal loads or unusually large vehicles. 
 - Methods of communicating the Construction Management Plan to staff, visitors and 

neighbouring residents and businesses. 
  
 Reason: In the interests of safe operation of the highway in the lead into development both 

during the demolition and construction phase 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 
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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).  
  
 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. Further details of before relevant element started 
  
 Detailed drawings at the scale of 1:20 of the following shall be submitted to and be 

approved in writing by the Local Planning Authority before the relevant part of work is 
begun.  This shall include elevations and sections through the elements and the detail 
thereby approved shall be carried out in accordance with that approval. 

  
 a) All window units including reveal and surrounds 
 b) All doors and frames including reveals 
 c) Rooflights 
 d) Metal doors to cycle and bin stores 
 e) Glass balustrade 
 f) Boundary walls and railings 
  
 Reason:  In the interests of visual amenity and the character of the area. 
 
 7. Sample panels before specified elements started 
  
 Sample panels of the external materials for the development, plus any reclaimed material 

from the historic building, including brick, stone, render, roof tiles, window frames, cladding, 
railings, and rainwater goods, demonstrating the colour, texture, face bond and pointing 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. 
 
 8. Further details of car park lighting before relevant element started 
  
 Detailed drawings of the lighting layout to the parking area shall be submitted to and be 

approved in writing by the Local Planning Authority before the relevant part of work is 
begun. The detail thereby approved shall be carried out in accordance with that approval. 

  
 Reason: In the interests of highway safety, visual amenity and the character of the area. 
 
 9. Protection of badgers 
  
 Prior to the commencement of the development hereby approved, details of measures to 

protect badgers from being trapped in open excavations and/or pipes and culverts shall be 
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. This is to prevent 
foraging badgers falling into trenches during the construction phase of the development. 
Open pipework larger than 150 mm outside diameter should be blanked off at the end of 
each working day. The development shall be carried out in full accordance with the 
approved details. 

  
 Reason: To prevent harm to legally protected badgers. 
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10. Bird and bat boxes 
  
 No development shall commence until details provided by a qualified ecological consultant 

shall be submitted to and approved in writing by the Local Planning Authority providing the 
specification, orientation, height and location for built-in bird nesting and bat roosting 
opportunities.  This shall include four built-in bird and four built-in bat boxes, bricks or 
tubes.  Development shall be undertaken in accordance with the approved details 

  
 Reason: To help conserve legally protected bats and birds which include priority species. 
 
11. Renewable energy further details of PV system 
  
 Prior to implementation, details of the proposed PV system (including the exact location, 

dimensions, design/ technical specification) together with calculation of energy generation 
and associated C02 emissions to achieve 20% reduction on residual emissions from 
renewable energy in line with the approved energy statement should be submitted to and 
be approved in writing by the Local Planning Authority.  The details shall also specify: 

  
 - That the Shading Factor is calculated using the MCS Standard Estimation Method, based 

on proposed layout, and results provided to the Local Planning Authority. 
 - That the annual yield of the PV system is recalculated to take account of the Shading 

Factor, tilt and orientation of the PV system. 
 - That if required the size of the PV system is increased, to take account of any loss of yield 

due to shading etc., to ensure that system is capable of delivering a 20% reduction in 
residual emissions. This should be supported by calculations which should be provided to 
the Local Planning Authority.  

  
 The PV system shall be installed in full accordance with the approved details prior to first 

occupation of the development and thereafter retained. 
                                                                             
 Reason: To ensure that the development contributes to mitigating and adapting to climate 

change and to meeting targets to reduce carbon dioxide emissions. 
 
12. 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 
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 no later than 
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 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. 
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Pre occupation condition(s) 
 
13. 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 4 and where remediation is necessary a 
remediation scheme must be prepared in accordance with the requirements of Condition 5, 
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 6.  

  
 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. 

 
14. Artificial lighting (external) 
  
 Prior to occupation a report detailing the lighting scheme and predicted light levels at 

neighbouring residential properties has been submitted to and 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. 
 
15. Energy and Sustainability in accordance with statement 
  
 The development hereby approved shall incorporate the energy efficiency measures, 

renewable energy, sustainable design principles and climate change adaptation measures 
into the design and construction of the development in full accordance with the 
sustainability statement and energy strategy (Merlin Consultants, dated 27th September 
2017) prior to first occupation. A total 20.18% reduction in carbon dioxide emissions 
beyond Part L 2013 Building Regulations in line with the energy hierarchy shall be 
achieved, and a 20% reduction/or other agreed % reduction in carbon dioxide emissions 
below residual emissions through renewable technologies shall be achieved 

  
 Reason: To ensure the development incorporates measures to minimise the effects of, and 

can adapt to a changing climate in accordance with policies BCS13 (Climate Change), 
BC14 (sustainable energy), BCS15 (Sustainable design and construction), DM29 (Design 
of new buildings),  

 
16. 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. 
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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. 

 
17. Completion of Pedestrians/Cyclists Access - Shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the 

means of access for pedestrians and/or cyclists have been constructed in accordance with 
the approved plans and shall thereafter be retained for access purposes only. 

  
 Reason: In the interests of highway safety. 
 
18. Installation of vehicle crossover - 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, and the footway 
reinstated in accordance with the approved plans. The said means of vehicular access 
shall thereafter be retained for access purposes only. 

  
 Reason: In the interests of highway and pedestrian safety, and accessibility 
 
19. Reinstatement of Redundant Accessways - Shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the 

existing accesses to the development site has been permanently stopped up and the 
footway reinstated in accordance with the approved plans. 

  
 Reason:  In the interests of pedestrian safety. 
 
20. 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. 
 
21. 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. 
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22. Electric Vehicle Charging Points 
  
 Prior to occupation of the development details of three electric vehicle charging points shall 

be submitted and approved in writing by the Local Planning Authority. 
  
 Reason: in order to promote sustainable travel and aid in the reduction of air pollution 

levels. 
 
23. Allocated Parking 
  
 All parking spaces with the exception of the disabled space are to be allocated and 

evidence of this shall be submitted and approved in writing by the Local Planning Authority 
prior to occupation. 

  
 Reason: to prevent overspill parking within the surrounding streets 
 
24. Travel Plans - Not submitted 
  
 No building or use hereby permitted shall be occupied or the use commenced until a Travel 

Plan comprising immediate, continuing and long-term measures to promote and encourage 
alternatives to single-occupancy car use has been prepared, submitted to and been 
approved in writing by the Local Planning Authority.  The approved Travel Plan shall then 
be implemented, monitored and reviewed in accordance with the agreed travel Plan 
Targets to the satisfaction of the council. 

  
 Reason: In order to deliver sustainable transport objectives including a reduction in single 

occupancy car journeys and the increased use of public transport, walking & cycling. 
 
25. Completion and Maintenance of Sustainable Drainage System (SuDS) - Shown on 

Approved Plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until the 

SuDS scheme for this site has been completed in accordance with the approved 
Sustainable Drainage Strategy. The SuDS scheme shall be managed and maintained 
thereafter in accordance with the agreed management and maintenance plan. 

  
 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. 

 
Post occupation management 
 
26. Protection of parking and servicing provision 
  
 The areas allocated for vehicle parking, loading and unloading, circulation and 

manoeuvring on the approved plans shall only be used for the said purpose and not for any 
other purposes. 

  
 Reason: To ensure the provision and availability of satisfactory off-street parking and 

servicing/loading/unloading facilities for the development. 
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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. 

 
2376 L01 A Site Location Plan, received 31 March 2017 

 2376 P.110 D Proposed Site Plan, received 20 September 2017 
 2376 E01 A Existing Basement Plan, received 31 March 2017 
 2376 P.111 F Proposed Floor Plans 1 of 2 (Grd to 3rd Floors), received 24 October 2017 
 2376 P.112 G Proposed Floor Plans 2 of 2 (4th Fl & Roof Plan), received 24 October 2017 
 2376 P.113 D Proposed Site Section, received 3 October 2017 
 2376 P.114_1 D Proposed Front Elevation, received 3 October 2017 
 2376 P.114_2 D Proposed Side Elevation, received 3 October 2017 
 2376 P.114_3 A Proposed Rear Elevation, received 31 March 2017 
 2376 P.114_4 D Proposed Side Elevation, received 3 October 2017 
 2376 P.115 B Proposed Sections, received 3 October 2017 
 B 11274 04 Existing Elevations, received 31 March 2017 
 B 11274 03 A Existing Ground Floor Layout, received 31 March 2017 
 B 11274 01 Existing Roof Plan & Topographical Survey, received 31 March 2017 
 B 11274 04 Existing elevations, received 31 March 2017 
 Sustainability Statement & Energy Strategy, received 3 October 2017 
 B 11274 02 Existing site section, received 31 March 2017 
 D02-A Overland flow routes, received 18 September 2017 
 D03-A Existing survey, received 18 September 2017 
 P.116 C Detailed bay elevation, received 3 October 2017 
 D01-C Drainage and SUDS strategy, received 18 October 2017 
  

Advices 
 
 1. 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). 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.  

  
 Examples of built-in bird and bat boxes are available from: 
  
 http://www.ibstock.com/sustainability-ecozone.asp  
 http://www.nhbs.com/brick_boxes_for_birds_eqcat_431.html 
  
 2. All species of wild birds, their eggs, nests and chicks are legally protected until the young 

have fledged.  No site clearance or tree or hedge removal shall be carried out on site 
between 1st March and 30th September inclusive in any year, unless a check has been 
carried out beforehand by a qualified ecologist as agreed with the local planning authority. 

  
 3. All species of bats and their roosts are legally protected.  If bats are encountered all 

demolition or construction work should cease and the Bat Conservation Trust (Tel 0845 
1300 228) should be consulted for advice. 
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 4.  Advisory Note PV design guidance 
  
 The applicant is reminded that evidence that the PV design has been approved by an MCS 

(Microgeneration Certification Scheme) accredited installer to ensure shading is taken into 
account within the energy generation calculations should be submitted within energy 
statements and PV details. 

  
 5. Minor works on the public highway: The development hereby approved includes the 

carrying out of work on the public highway. You are advised that before undertaking the 
work on the highway you must enter into a highway agreement under s171, s184 or s278 
of the Highways Act 1980 with the council. You will be required to pay fees to cover the 
council's costs in undertaking the approval and inspection of the works.  You should 
contact TDM - Strategic City Transport (CH), Bristol City Council, PO Box 3176, Bristol, 
BS3 9FS, telephone 0117 903 6846 or email TransportDM@bristol.gov.uk. 

  
 6. Traffic Regulation Order (TRO): In order to comply with the requirements of the consent 

you are advised that the implementation of a TRO is required. The TRO process is a 
lengthy legal process involving statutory public consultation and you should allow an 
average of 6 months from instruction to implementation. You are advised that the TRO 
process cannot commence until payment of the TRO fees are received. Telephone 0117 
9036846 to start the TRO process. 

  
 7. The development hereby approved is likely to impact on the highway network during its 

construction.  The applicant is required to contact Highway Network Management to 
discuss any temporary traffic management measures required, such as footway, Public 
Right of Way or carriageway closures, or temporary parking restrictions.  Please call 0117 
9036852 or email traffic@bristol.gov.uk a minimum of eight weeks prior to any activity on 
site to enable Temporary Traffic Regulation Orders to be prepared and a programme of 
Temporary Traffic Management measures to be agreed. 

  
 8. Wales and West Utilities gas pipelines may be at risk during construction and you should 

contact PlantProtectionEnquiries@wwutilites.co.uk before starting any work. 
  
 9. The proposal includes moving an existing electricity supply. Service alterations to the 

electricity supply require planning and processes. The applicant is advised to consult with 
Western Power Distribution prior to commencement of works. More details for the 
applicants are available through Western Power Distribution's website.  

  
 https://www.westernpower.co.uk/Connections/Service-Alterations.aspx 
  
10. Broadband 
  
 The applicant is advised that evidence should be provided that the development will have 

high speed broadband connectivity, as follows: 
  
 - Either by registering the development on the BT Openreach website - 

http://www.ournetwork.openreach.co.uk/property-developers/site-registration.aspx and 
providing BCC with a copy of the connectivity assessment. Or 

  
 - Providing evidence of high speed broadband from Virgin Media 

(https://keepup.virginmedia.com/networkexpansion) may be provided or similar from an 
alternative broadband provider. 
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11. Please note that this planning application has been assessed against current planning 
legislation only. The applicant (or any subsequent owner or developer) is therefore 
reminded that the onus of responsibility to ensure the proposed cladding installation meets 
current fire safety regulations lies fully with them and that they are legally obliged to apply 
for the relevant Building Regulations. 
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2. Speedwell Swimming Baths, Whitefield Road 
 

1. Detailed bay elevation 
2. Front elevation 
3. Proposed ground & first floor 
4. Proposed rear elevation 
5. Proposed second, third & roof plans 
6. Proposed site layout 
7. Proposed site section 
8. Side elevation 
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