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SUMMARY
The application site is located within East Bristol, in the ward of Lockleaze. The site is
rectangular in shape, with an area of 1.14 ha with access taken from Muller Road (B4469)
which forms the western boundary of the site, opposite Ralph Road.
The site was historically occupied by the First Bus Depot. The operation of the bus depot
ceased in June 2010 and the site has been vacant since. The existing building on the site is
subject of a current application for prior notification for demolition (ref: 18/01420/N).
The application seeks full planning permission for the erection of a Lidl supermarket on the
site and associated works including car parking, a new access from Muller Road and
landscaping. The proposed supermarket would have a Gross External Area of 2,206 square
metres (sqm) with a sale area of 1,325 sqm. A warehouse area totalling 555 sqm and 245
sqm of ancillary floorspace would also be provided.
In total, the operational supermarket would employ 40 staff (full and part-time equivalent).
Access to the site would be taken from a new vehicle access from Muller Road, located to
the south of the existing site access. The proposed development includes a total of 158 car
parking spaces. There would also be provision for cycle parking at the front of the store.
In 2016, an application for full planning permission was granted by DC Committee A for a
Lidl supermarket on the adjacent Brunel Ford Car showroom site with a Gross Internal Area
of 1,465 sqm, sales area of 1,063 sqm and 55 car parking spaces (ref: 14/05539/F).
However, to date this planning permission has not been implemented.
As part of a Section 106 Agreement required for any planning permission granted for the
proposed supermarket on the first bus depot site, the Applicant has agreed to enter into a
legal agreement which would extinguish the planning permission granted in 2016 for a Lidl
on the Brunel Ford Car showroom site. This would ensure that two Lidl stores could not be
built next to each other.
Key issues in the report concern the principle of development, retail impact, highways,
design, amenity (including noise, light and air quality pollution), nature conservation
(including trees) and sustainable design and construction.
In relation to retail impact, the Local Planning Authority has sought independent retail advice
from a specialist consultant to assess potential retail impacts arising from the scheme.
Following the consultant’s review of the application, and requests for further information from
the Applicant (subsequently provided), it is concluded that the proposed development would
not result in a significant adverse impact to nearby centres or planned developments.
In terms of highways, this matter has been the subject of a number of meetings between the
Applicant and Officers in Transport Development Management in order to agree an
acceptable suite of measures and contributions which would make the development
acceptable on highway safety grounds. The final highways layout for the proposed
development includes a puffin crossing across Muller Road to the supermarket, which
follows a pedestrian desire line from Ralph Road. Contributions have been agreed for the
Applicant to fund a three-arm signalised junction between Muller Road and Ralph Road
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(£279,000) which is considered necessary to make the development acceptable in highway
terms. Contributions also include measures to promote sustainable transport to the site (total
£114,000). Based on these measures and contributions being met, it is considered that the
proposed development would be acceptable in highways terms.
There is a current objection to the application from the Council’s Air Quality Officer. To
overcome the objection, the Applicant submitted a revised Air Quality Assessment to the
Local Planning Authority on 3 May 2018 and this is currently being reviewed by the Officer.
An update on this matter will be provided in advance of the Committee Meeting.
Notwithstanding the objection to the application from the Air Quality Officer, the proposed
development is in accordance with all other relevant policies in the Core Strategy and Site
Allocations & Development Management Policies document. This is evidenced either
through information submitted in support of the application, or made acceptable by securing
a developer contribution or further information by way of planning conditions.
On the assumption that matters relating to Air Quality are resolved, the application is
recommended for approval subject to the conditions attached to this report and subject to a
Section 106 Agreement.

SITE DESCRIPTION
The application site is located within East Bristol, in the ward of Lockleaze. The site is
rectangular in shape, with an area of 1.14 ha with access taken from Muller Road (B4469)
which forms the western boundary of the site.
The site was historically occupied by the First Bus Depot, and owned by Bristol City Council.
The operation of the bus depot ceased in June 2010 and the site has been vacant since.
The former bus depot building is subject of a current prior notification for proposed
demolition, to be undertaken by Bristol City Council (ref: 18/01420/N).
To the north of the site is the site of the former Brunel Ford Car showroom. A Public Right of
Way (ref: BCC/143/10) that links Dovercourt Road and Muller Road runs along the northern
boundary of the site, forming a division between the site and the Brunel Ford Car showroom
site. To the east is a sheltered accommodation development at Jack Knight House and to
the south of the site is Petherbridge Way. Beyond Muller Road to the west of the site, land is
comprised almost entirely of residential development in and around Ralph Road.
The existing vehicular / pedestrian site access comes from the centre of the site, adjacent to
the junction between Ralph Road and Muller Road forming a cross roads.
The majority of the site is located within a Flood Zone 1 area (an area identified at a low risk
of flooding). A small section to the south east of the site is located within Flood Zone 2 and
Flood Zone 3.
The site forms part of a Principal Industrial and Warehousing Area (PIWA) allocation from
the Development Plan, along with the Brunel Ford Car showroom site to the north.

Item no. 1
Development Control Committee A – 16 May 2018
Application No. 17/05939/F - Former First Bus Depot, Muller Road, Bristol, BS7 9ND
In 2016, an application for full planning permission was granted by Development Control
Committee A for Lidl to develop the Brunel Ford Car showroom site as a supermarket with a
Gross Internal Area of 1,465m2, sales area of 1,063m2 and 55 car parking spaces (ref:
14/05539/F). However, to date this planning permission has not been implemented.

RELEVANT HISTORY
18/01420/N – Prior notification of the proposed demolition of the former bus depot
comprising of a warehouse-type building of a steel frame construction with pitched roof, clad
in Asbestos sheeting on the roof and side panels, plus a single storey brick office section
with a flat concrete roof.

PENDING DETERMINATION
There is no other relevant history for the application site. The record below relates to the
above-mentioned application by Lidl to develop the Brunel Ford Car showroom site.
14/05539/F – Construction of a new neighbourhood foodstore with associated parking
(Major). GRANTED 23/03/2016

APPLICATION
The application seeks full planning permission for the erection of a Lidl supermarket on the
site and associated works including car parking, a new access from Muller Road and
landscaping.
The proposed supermarket would have a Gross External Area of 2,206m2 with a sale area
of 1,325m2. A warehouse area totalling 555m2 and 245m2 of ancillary floorspace would also
be provided.
In total, the operational supermarket would employ 40 staff (full and part-time equivalent).
The layout of the site is shown on the Proposed Site Layout Plan submitted with the
application which shows the location of the supermarket to the north of the site, with the car
parking area extending to the south, south west and south east of the store. Revised plans
submitted with the application in April 2018 propose a landscaping buffer and tree planting
along the western boundary of the site.
The supermarket building would be 2-storeys in height, finished primarily in silver and grey
cladding. The elevation of the building facing Muller Road would be comprised of full height
glazing. The customer entrance to the supermarket would be from the southern elevation of
the building.
Access to the site would be taken from a new vehicle access from Muller Road, located to
the south of the existing site access. The existing site access forming a cross roads with
Ralph Road would be closed off. Pedestrian access would be provided from the new vehicle
access and a separate access to the north of the site.
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The proposed development includes a total of 158 car parking spaces, including disabled
spaces, parent and child spaces and spaces for Electric Vehicle (EV) charging. There would
also be provision for cycle parking at the front of the store.
The operating hours for the proposed supermarket would be 08.00 to 22.00 Monday to
Saturday and on Sunday 08.00 to 18.00.
As part of a Section 106 Agreement required for any planning permission granted for the
proposed development, the Applicant has agreed to enter into a legal agreement which
would extinguish its planning permission to build a Lidl store on the adjacent Brunel Ford Car
showroom site (14/05539/F).
In addition, the Section 106 Agreement would include contributions relating to off-site
highway improvements and tree replacement contributions comprised of:
i)
ii)
iii)
iv)
v)
vi)
vii)
viii)

Schedule to extinguish Lidl’s existing planning permission for a supermarket on
the Brunel Ford Car showroom site (application ref: 14/05539/F).
Section 278 works to be delivered by the Applicant comprising of a new Puffin
crossing from Ralph Road across Muller Road.
£279,000 – Contribution for a signalised junction between Ralph Road / Muller
Road and Springfield Avenue contribution.
£40,000 – Contribution towards Public Rights of Way improvements.
£49,000 – Contribution towards Bus Shelter improvements.
£25,000 – Contribution for the purchasing and commissioning of traffic signal
crossing.
£16,500 – Required for Traffic Regulation Orders.
£4,849.30 – Contribution for replacement trees in accordance with the Bristol
Tree Replacement Standard.

Demolition of the existing former bus depot building does not form part of this planning
application. The former bus depot building is subject of a current prior notification for
proposed demolition, to be undertaken by Bristol City Council (ref: 18/01420/N).

PRE-APPLICATION COMMUNITY CONSULTATION
The Applicant has carried out pre-application community consultation, as detailed in the
Statement of Community Involvement submitted with the planning application.
Consultation leaflets were sent to over 17,000 properties surrounding the site, to advise of
the planning application and the changes between the store granted planning permission in
2016 on the Brunel Ford Car showroom site and the current scheme. A website was also set
up by Lidl to advertise the proposed development and provide links to the Council’s website
to make a comment on the planning application.
The Applicant has subsequently submitted an Addendum to the Statement of Community
Involvement (April 2018) which details all comments received on the website.
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RESPONSE TO PUBLICITY AND CONSULTATION
Site notices were issued, a press advert published and letters sent to neighbouring
properties.
Following responses from members of the public and consultees, revised plans were
received on 24 April 2018. Local residents were re-consulted by letter, with an expiry date of
9 May 2018.
Comments received on the revised plans relating to the scheme have been considered and
are included in this report.

GENERAL RESPONSE FROM THE PUBLIC
On the original application for full planning permission there were 165 replies from
neighbours. Of these 87 were in support, 59 were in objection and 19 were neither in support
or objection.
IN SUPPORT
Comments were made in support on the following grounds:






Support for increased commercial diversity offered by the scheme and provision of
affordable shopping facilities within the community.
Development would create employment opportunities for the residents of Lockleaze.
Development would create economic and social benefits and reducing the likelihood
of vandalism on the site.
Support for improved accessibility to the site for pedestrians and cyclists arising from
Section 106 contributions.
General support for a Lidl supermarket on the site (without any other comment).

IN OBJECTION
Comments were made in objection on the following grounds:









Greater car usage arising from the scheme, exacerbating current traffic conditions on
Muller Road / Ralph Road.
Noise pollution and air pollution arising from additional traffic on Muller Road.
Concerns with proposed new access from the site onto Muller Road and that this
would interrupt vehicle movements on Muller Road.
Provision of a supermarket would impact upon viability of local centre retail.
The site should be used for affordable housing.
Delivery vehicles to the supermarket would cause disturbance to adjacent residential
development.
Landscaping should be included in the scheme to mitigate visual impact.
Location of site does not encourage pedestrian or cycle access to the site.
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NEUTRAL COMMENTS
Comments neither in support or objection were made as follows:








Support raised for the proposed development provided that traffic congestion is not
exacerbated.
Proposed access to the store would result in rat-running on Ralph Road and
Springfield Avenue.
Suggestion raised that Springfield Avenue should be closed to increase usage of
Draycott Road and Brent Road.
Suggestion raised that congestion upon the entrance to Lidl car park could be
alleviated through the removal of parking spaces 91, 107, 128, 129 and 130.
Lidl should contribute towards greater public transport and cycle/pedestrian
infrastructure to alleviate congestion.
Vehicular access from Dovercourt Road could be provided to increase access from
Lockleaze and reduce traffic congestion upon Muller Road.

Following the submission of revised plans in April 2018, neighbours were re-consulted for a
period of 14 days. As of 7 May 2018, in response to the revised scheme there were 38
replies from neighbours. Of these 13 were in support, 21 were in objection and 4 were
neither in support or objection.
IN SUPPORT
Comments were made in support on the following grounds:







Development would create employment opportunities for the residents of Lockleaze.
Support for increased commercial diversity offered by the scheme and provision of
affordable shopping facilities within the community.
Development in this location would provide an accessible food supply for the local
community.
Development would create economic and social benefits and reducing the likelihood
of vandalism on the site.
Increased parking provision would reduce the likelihood of congestion backing onto
Muller Road.
General support for a Lidl supermarket on the site (without any other comment).

IN OBJECTION
Comments were made in objection on the following grounds:







Greater car usage arising from the scheme, exacerbating current traffic conditions on
Muller Road / Ralph Road.
Noise pollution and air pollution arising from additional traffic on Muller Road.
Concerns with proposed new access from the site onto Muller Road and that this
would interrupt vehicle movements on Muller Road, although noted that the revised
plans propose junction improvements.
Provision of a supermarket would impact upon viability of local centre retail.
The site should be used for affordable housing.
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Solar photo voltaic cells upon the roof of the Lidl development would offset C02
emissions and reduce energy usage.
Location of site does not encourage pedestrian or cycle access to the site.

NEUTRAL COMMENTS
Comments neither in support or objection were made as follows:







Support raised for the proposed development provided that traffic congestion is not
exacerbated.
Suggestion that Electric Vehicle charging points should be provided in the car park.
Solar photo voltaic cells upon the roof of the Lidl development would offset C02
emissions and reduce energy usage.
A mixed-use scheme would be preferred, utilising ground floor A1 use and C3
residential use on subsequent floors above.
Suggestions raised that developer should include increased accessibility for nonmotorised road users, through increased footpaths and cycle provision.
A joint venture between Lidl and Aldi upon Muller road could provide a shuttle bus
link, increasing access to residents of Lockleaze and Filton who do not have access
to motorised transport.

COMMENTS FROM COUNCILLORS
Councillor Estella Tincknell – Supports
I am broadly in support of this application as it will provide a much-needed budget
supermarket within the ward of Lockleaze where there is a lack of access to a wide range of
affordable retail food outlets and a significant demand for them. However, any development
must include a clear plan for mitigation of the likely impact on traffic congestion and air
quality along the Muller Road corridor, which already suffers from poor traffic flow, very high
levels of congestion at peak times, and consequent pollution and poor air quality. Traffic
management which addresses these issues is essential if the proposed development is not
to impact further on an already heavily congested area. The development should also
include a commitment to sustainability, including at the level of the building and surrounding
environment (e.g. use of environmentally sensitive building materials, appropriate planting
and borders), and in terms of the use of reduced and recyclable packing in product delivery
and sale.
Councillor Gill Kirk – Supports
I support this application, as I believe it will enhance the retail offer for residents in Lockleaze
by providing an affordable food store. I supported the previous application in 2016 when
wide public consultation took place and local residents were supportive of having a Lidl on
Muller Road. I understand the need for a larger site and am reassured that the Applicant
intends to leaflet local residents to update on the changes to the proposals. The Applicant
states a store on this site wold contribute positively to the surrounding facilities, services and
employment opportunities in the area as well as enhancing the local retail offer, and will
create 40 new jobs. I would like to request that local people are given access to employment
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opportunities and the Applicant works with our local employment support organisation to
ensure jobs are advertised in the area. As well as providing car parking spaces, I would like
the store to encourage walking and cycling to minimise extra traffic on Muller Road, by
providing a good amount of cycle storage and enhancing walking/cycling routes in its Travel
Plan. The traffic management will need to be considered carefully to avoid a detrimental
impact on congestion on Muller Road.
I would like to add to my previous comments on this application following feedback received
from Lockleaze residents at a public meeting on March 7th 2018. Whilst I support a
reputable discount food store coming to Muller Rd, improving accessibility to affordable fresh
food and bringing job opportunities to the area, I appreciate that residents are concerned
about the cumulative impact of increased development in the area having a negative impact
on traffic congestion in the Muller Road.
Residents wish to see a concerted effort by council and developers in the area to reduce
congestion and improve air quality on Muller Rd. this larger site would provide a greater
number of car parking spaces and therefore is likely to increase travel to the store by car.
To mitigate this risk I would like to see the following conditions applied;
1) Maximise walking and cycling routes. It would make a huge difference if not all customers
access the store via Muller Rd. Lidl should ensure there are walking and cycling routes to
the rear of the store in the direction of Lockleaze to enable more local residents to come to
the store on foot or by cycle, reducing car traffic on Muller Rd. Cycle parking with a shelter is
also needed.
2) A free shoppers minibus between Lockleaze (Gainsborough Square area) and Lidl would
make the store accessible to more residents in the area of Lockleaze that lacks
supermarkets and fresh food. It would encourage more people to use the store and would
provide an alternative to people travelling by car.
3) Vehicle charging points would incentivise travel by non-polluting vehicles
4) An enhanced traffic management plan.
I support comments made by Cllr Brooke, that care is needed to avoid adding to congestion
and slowing traffic on Muller Rd. Traffic lights in the car park co-ordinated with those on
Ralph Road would help to manage a free flow of traffic and avoid cars backing up with the
risk of drivers leaving engines idling. Traffic calming measures on nearby roads would also
help.
Councillor Tom Brook – Supports
I appreciate that there are a number of arguments for and against this application, and I
have taken into account the many public comments that have been made on the application
so far, both by my constituents and those from neighbouring wards.
----------------------------------Arguments in favour
There is a dire need in this area for reasonably priced, easily accessible food stores. For
many residents the Gloucester Road town centre and Tesco supermarkets at Eastgate and
Golden Hill are simply too far away. The improved accessibility of this store would be of
great benefit to residents, for example the elderly, disabled people, or those with young
families, who find it simply too far to travel to the aforementioned existing shopping locations.
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Furthermore, having a store at this location will help to drive the growth and regeneration of
the wider area. It will provide high quality jobs from a reputable employer, and will bring the
site, which is currently an eyesore, back into good use. Finally, the site is on a bus route and
very close to the Concord Way cycle route, meaning it has the rudiments of sustainable
transport connections already.
----------------------------------Arguments against
I acknowledge that building a supermarket at this location is out of centre, and is therefore
inadvisable under the planning guidance. However, as I have already noted, the nearest
town centre (Gloucester Road) is too far away for many, and the other nearby town centre
(Gainsborough Square) is even further away. As such I feel that the undesirability of the out
of centre location is outweighed by the need for the store. It is worth noting that the site is
still not near enough for some Lockleaze residents to be of use. However, I am not aware of
similarly suitable sites further north that could be developed instead.
Some public comments have noted that the land at this site is highly suitable for alternative
uses, namely housing. I agree, but I also think that this is a prime location to build a
supermarket. Given the need for one in the area I am, on balance, content that this site is
developed for a supermarket rather than housing as it will, as I've already noted, help to
drive growth and regeneration in the area. I agree with the Bishopston Society's suggestion
that future development of the neighbouring Brunel Ford site should ideally be housing
(should the Lidl at this site go ahead).
Housing at this location would be made all the more attractive given the new Lidl next door!
Finally, and arguably the key point against this application, is the impact on traffic. As many
residents have noted in their comments, Muller Road is already congested and polluted, and
nearby streets are already used as rat-runs. Having this development can only increase
these issues. That said, the fact that the site is on a main road is a key reason why it is
suitable for a supermarket. I think that a number of the possible adverse traffic impacts of
this site can be mitigated or eliminated through careful planning and through conditions
imposed by the council on the site permission, should it be granted (see below).
----------------------------------Taking these issues into account I am, on balance, in support of the application. I think that
the dis-benefits of the out of centre location, loss of possible housing land, and increased
traffic are outweighed by job creation, driving of growth, suitability of the location, and the
need in the area for accessible, reasonably priced food stores. However, I feel that the
application should only be consented subject to a number of conditions, which I detail below.
----------------------------------Suggested conditions
In order to minimise the traffic impact and to keep traffic flowing on Muller Road, I think that
the car park must be controlled by traffic lights. This is likely to need to be in conjunction with
complementary traffic lights at the end of Ralph Road. It is possible that traffic lights are not
suitable for whatever reason, in which case I strongly suggest that some form of traffic
management is needed to prevent the car park causing tailbacks on Muller Road and to
keep the traffic flowing (noting that at rush hour Muller Road traffic doesn't exactly flow at
present anyway).
In order to reduce the likelihood of rat-running by visitors to the store and/or drivers seeking
to avoid traffic in the proximity thereof, traffic calming measures should be installed on local
roads (such as Ralph Road, Springfield Avenue, etc.). Where feasible this should be in the
form of filtered permeability (i.e. closing the road at an end or partway along). Some
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residents have suggested a residents' parking scheme would be desirable. Subject to
sufficient money being available from the development I think this should be explored.
All of these mitigation measures should be in place before the store is allowed to open.
In order to encourage more sustainable forms of transport to and from the site, I would
suggest that more cycle parking should be provided (ideally sheltered). A traffic-lighted
crossing should also be installed on Muller Road to allow safe and convenient access on
foot to the site from the Ashley Down side of Muller Road. In addition, there should be
improvement to, and expansion of, cycling and walking routes to and from the site. If
feasible, it would be desirable for a shopper bus to be offered to increase the customer
catchment of the store and to improve sustainable access.
Finally, ample electric vehicle charging points should be provided in the car park.
In order to reduce the impact of the development on local residents, any outdoor lighting
used should be highly directional such that it does not cause glare in nearby properties. In
addition, deliveries out of hours should not be permitted.
In order to mitigate the environmental impact of the site, solar panels and other energy
efficiency/generation installations should be made to reduce the carbon footprint of the store.
Furthermore, ample planting should be provided in and around the site to encourage wildlife
and pollinators.
----------------------------------Should such conditions, or similar, be met I would be happy to see consent granted for this
application.

COMMENTS FROM CONSULTEES
Transport Development Management – No objection
There has been lengthy discussion and correspondence between the Applicant and
Transport Development Management on this application. The below represents a summary
of the final position of Transport Development Management provided in April 2018.
As a result of the proposed development, traffic movements within the vicinity of the access
to the site are predicted to significantly change. It is therefore essential that the highway in
the vicinity of the access is designed in a way that it can safely accommodate the anticipated
number of trips being made to the proposed development, whilst taking into account that
Muller Road and the junction with Ralph Road is at peak time very congested. To meet
policy requirements, it is also necessary that measures are included to enable access to the
site using sustainable modes of transport.
The Applicant’s final highway layout includes a puffin crossing across Muller Road across to
the store, which follows a pedestrian desire line from Ralph Road. The positioning of this
crossing point has been discussed and agreed with Transport Development Management
and it is considered that this would provide a safe crossing point for pedestrians to access
the site. The Applicant would be required to deliver these works prior to the supermarket
opening.
A contribution has also been agreed for the Applicant to fund a three-arm signalised junction
between Muller Road and Ralph Road (£279,000). This is considered necessary to make the
development acceptable in highway terms, and would be beneficial to manage vehicle
movements along Muller Road and for cars joining Muller Road from Ralph Road.
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Traffic Regulation Orders (TRO) would also be required for the puffin crossing across Ralph
Road, to restrict loading along Muller Road and for a 7.5-tonne eight restrict to the west of
Muller Road. Whilst some neighbours have queried the proposed puffin crossing, it should
be noted that the TRO process is subject of consultation and responses to the detailed
proposals will be considered through this legal process.
Further contributions have been agreed with the Applicant to promote sustainable transport
modes to the site comprising a contribution for bus shelter improvements (£49,000), a
contribution towards Public rights of Way improvements (£40,000) and a contribution or the
purchasing and commissioning of traffic signal crossing (£25,000). The Applicant has also
submitted a Travel Plan which is considered to be acceptable by Officers, setting out metrics
for staff travel to the site to reduce vehicle movements.
In terms of cycle parking, the proposed development includes a policy compliant amount of
secure spaces for both staff and visitors to the front of the store.
Pre-commencement conditions have been requested for the following aspects of the
proposed development:




Construction environmental management plan.
Submission of detailed general arrangement plans for all proposed highway works.
Submission of detailed plans for highway retaining walls.

Based on the above contributions being secured through a Section 106 Agreement, and the
above planning conditions, Officers have concluded that the proposed development is
considered to be in accordance with Policy BCS10 and DM23.
City Design Group – No objection
City Design Group has commented as follows:
‘The addition of trees in the car parking area and along the western boundary of the site
adjacent Muller Road is positive.
It is understood that the layout and siting of the proposed supermarket is largely led by the
presence of an underground sewer running parallel to the western boundary of the site. The
siting and layout of the site is therefore justified with regards to design’.
Economic Development – No objection
Comments have been provided by the Council’s Economic Development team as follows.
Information submitted with the application has been reviewed by the Council’s Economic
Development team. No objection has been raised to the information submitted or the
principle of a supermarket use on the site.
Pollution Control – No objection
The Council’s Environmental Health Officer has commented as follows:
‘There is minimal information submitted with this application as to how the store will run
particularly with regards to deliveries. Therefore, the following planning conditions would be
necessary to make the development acceptable:
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Restriction to delivery times to sociable hours
Restriction to noise arising from plant and equipment to at least 5 dB below the preexisting background level.
Restrictions to artificial lighting to meet the Obtrusive Light Limitations for Exterior
Lighting Installations guidance.
Restriction to operating hours of the store’.

Air Quality – Objection
The comments below set out the response to the application received from the Air Quality
Officer on 23 April 2018 and 2 May 2018, which are both in objection to the planning
application. However, the Applicant has since submitted a further updated Air Quality
Assessment to the Council in May 2018 and this is currently being assessed by the Air
Quality Officer. An update will be provided in the update sheet to the Committee Report.
Comments from the Air Quality Officer dated 23 April 2018:
‘I have reviewed the Air Quality Assessment as submitted by the Applicant on 9 April 2018.
With regards to the predicted impacts on annual NO2 concentrations the revised AQA
predicts that in the opening year of 2022 there will be a moderate impact on air quality at one
of the modelled receptor locations (Receptor 8) which is within the Bristol Air Quality
Management Area. In scenario 1, a 2.25μg/m3 increase in annual NO2 concentrations is
predicted at Receptor 8 due to the development generated vehicle movements. In scenario
2, the increase in this location was predicted to be 3.45 μg/m3 and is again described as
moderate using EPUK impact descriptors. The purpose of the sensitivity analysis (2
scenarios) is to account for the acknowledged overly optimistic vehicle emission reductions
in the office emission factor toolkit. Whilst scenario 2 is likely to be overly pessimistic the
impacts of the proposed development should not only be based on the result of scenario 1,
as stated in the conclusion of the report, as this uses the official emissions reductions and is
likely to under predict the impacts in future years. The likely increase in pollution levels is
likely to be somewhere between the two modelled scenarios.
In the conclusion of the AQA, the significance of the moderate increase in air pollution levels
at Receptor 8 is downplayed by stating that this impact only occurs at one receptor.
Receptor 8 on Muller Road is representative of at least 30 properties, so to conclude this is
in my opinion misleading.
2016 monitoring data at the junction of Muller Road and Filton Avenue (monitoring site 493)
showed that there was an exceedance of the air quality objective in this location with a value
of 41.5 μg/m3 being recorded. The modelled 2016 baseline in this same location was
predicted to be 34.5 μg/m3 which illustrates that the air quality dispersion model is under
predicting concentrations in this particular location. The increase in annual NO2
concentrations in 2022 in this location are predicted to be between 0.5 μg/m3 and 0.76
μg/m3 in scenarios 1 and 2 respectively. Given the disparity between the baseline value
modelled and the monitored value in 2016, it is likely that the 2022 concentration in this
location could be much closer to the air quality objective than indicated in the reported
results and could potentially still exceeding the objective in this location in 2022.
Bristol City Council require that moderate air quality impacts require some form of mitigation.
The assessment predicts moderate impacts at Receptor 8, which is representative of a
number of properties along Muller Road, however, the report concludes that there is no need
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to mitigate the impact of the impacts on annual NO2 concentrations. Receptor 8 is within the
Bristol Air Quality Management Area.
The report also concludes that there will be a worsening of air quality in a location that
currently exceeds objectives (Junction of Muller Road and Filton Avenue).
Given the lack of opportunity to identify and assess a strategy for appropriate mitigation of
the predicted air quality impacts and the predicted worsening of air quality in an area that
currently exceeds air quality objectives, I object to this application on the grounds of the
associated air quality impacts that are predicted within the air quality assessment. A strategy
for appropriate mitigation of the predicted air quality impacts would be required to make the
development acceptable’.
Comments from the Air Quality Officer dated 2 May 2018:
‘Having considered the WYG ‘Air Quality Response’ dated 24 April 2018, I have come to the
conclusion that what has been provided has not adequately addressed my concerns with the
application. The mitigation proposed is lacking in any detailed information, and instead
simply refers to other documents and plans already submitted with the application which I
have already reviewed. This does not in any way demonstrate or quantify how the
significance of impact will be reduced from a ‘moderate impact’ to a ‘slight impact’ of better.
As a result, the mitigation proposed cannot be accepted.
The failure to properly locate diffusion tube 493 and the previous errors with model
verification gives cause for concern about the quality of the rest of the assessment.
I am currently considering options on how to proceed with this application in order to address
the air quality impacts that are predicted. However, the mitigation proposed by WYG is
considered unacceptable for me to recommend that the application be granted and this
needs to be addressed.’
Nature Conservation – No objection
Comments have been provided requesting conditions relating to the demolition of the
existing building on the site. However, it is noted that this application does not seek to
demolish the building and that demolition is being considered under an application for prior
approval.
The Council’s Ecologist has commented as follows:
‘The provision of bird and bat boxes as described in the submitted Ecological Appraisal
should be secured by a planning condition such as the list of approved plans and drawings
condition.
Trees will be removed as part of the proposed development, and comments relating to this
aspect of the application will be picked up by the Tree Officer’.
Arboriculture Team – No objection
The Council’s Tree Officer has commented as follows:
‘I have reviewed the submitted Arboricultural Impact Assessment an Arboricultural Method
Statement.
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I have no issues with the proposed tree protection measures or with the proposed tree
losses’.
Contaminated Land Environmental Protection – No objection
The Council’s Contaminated Land Officer has commented as follows:
‘The following report has now been reviewed in relation to the planning application
17/05939/F.
Opus International Consultants (UK) Ltd. August 2017. Geo-Environmental Desk Study
Report. Bus Depot Site. Muller Road. CC/J-B1233.00 (R01). Final.
Whilst the desk study itself is useful it would have been more informative if the findings of the
previously aforementioned site investigation report from July 2017 had been included in the
review. We recommend prior to any future further site investigation the 2017 report is subject
to further review.
Therefore we lift our previous objection and recommend the following conditions are applied
to any future planning consent ' an amended B11 condition (as below) and standard
conditions B12 B13 and C1.
Further Site Assessment
A site specific risk assessment and intrusive investigation shall be carried out to assess the
nature and extent of the site contamination and whether or not it originates from the site. The
investigation and risk assessment must be undertaken by competent persons and a written
report of the findings must be produced. The results of this investigation shall be considered
along with the Desk Study prepared Opus dated August 2017 Reference CC/J-B1233.00
(R01). The written report of the findings shall be submitted to an approved in writing by the
Local Planning Authority prior to any works (except demolition) in connection with the
development, hereby approved, commencing on site. This investigation and report must be
conducted and produced in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11'.
Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other off-site receptors’.
Flood Risk Manager – No objection
The Council’s Flood Risk Manager has commented as follows:
‘I have reviewed the Flood Risk Assessment and the Sustainable Drainage Strategy
submitted with the application. Both of these documents are considered to be acceptable.
No objection is raised to the application, subject to further detail being required at a later
stage so please apply the standard SuDS condition if permission is granted’.
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REVELVANT POLICIES
National Planning Policy Framework – March 2012
Planning Practice Guidance
Bristol Core Strategy (Adopted June 2011)
BCS7
Centres and Retailing
BCS8
Delivering a thriving economy
BCS9
Green Infrastructure
BCS10
Transport and Access Improvements
BCS11
Infrastructure and Developer Contributions
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
BCS23
Pollution
Bristol Site Allocations and Development Management Policies (Adopted July 2014)
DM1
Presumption in favour of sustainable development
DM7
Town Centre Uses
DM9
Local Centres
DM13
Development Proposals on Principal Industrial and Warehousing Areas
DM15
Green Infrastructure Provision
DM17
Development Involving Existing Green Infrastructure
DM19
Development and Nature Conservation
DM23
Transport Development Management
DM26
Local Character and Distinctiveness
DM27
Layout and Form
DM28
Public Realm
DM29
Design of New Buildings
DM32
Recycling and Refuse Provision in New Development
DM33
Pollution Control, Air Quality and Water Quality
DM34
Contaminated Land
DM35
Noise Mitigation
Bristol City Council Planning Obligations SPD (2012)
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KEY ISSUES
(A)

IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN PRINCIPLE?

Policy BCS3 states that social, economic and physical regeneration will be promoted in the
‘Northern Arc’ of Bristol with the purpose of creating mixed, balanced and sustainable
communities. The site is located in the ward of Lockleaze, which the accompanying text to
Policy BCS3 identifies as one of the wards comprising the Northern Arc. In the Northern Arc
emphasis will be on:




Encouraging higher density and mixed forms of development in the most accessible
locations;
Making more efficient use of underused land; and
Promoting improved access and linkages to neighbouring areas.

Policy BCS3 and BCS20 require that new development is primarily focused on previously
developed land.
By proposing a large supermarket in an accessible location on a prominent underused site,
which would contribute to the regeneration of Lockleaze, it is considered that the proposed
development is in accordance with Policy BCS3 and BCS20.
The site forms part of an allocation in the Development Plan for a Principal Industrial and
Warehousing Area (PIWA), together with the adjoining Brunel Ford Car showroom site.
Policy BCS8 and Policy DM13 protect PIWA sites for retention as industrial and warehousing
uses, but acknowledge that on some PIWA sites there may be a change in circumstances
which would lead to the Local Planning Authority considering a loss of industrial or
warehousing floorspace for another use.
In considering this matter, it is important to note the extant planning permission for a Lidl
supermarket on the adjoining Brunel Ford Car showroom site (site area 0.5ha) which results
in the loss of part of this PIWA designation.
However, should this application to develop the former bus depot site (site area of 1.14ha)
be approved, this would be subject to the Applicant entering into a Section 106 Agreement to
extinguish their planning permission for a Lidl on the adjoining Brunel Ford Car showroom
site. This would mean that the PIWA designation on the Brunel Ford Car showroom would
be retained (site area of 0.5ha), meaning that the loss of PIWA resulting from the application
on the former bus depot site being approved would only be for an area of 0.64ha.
As per Policy DM13, for a non-industrial or non-warehousing use to be considered, the
Council usually expects evidence of marketing activity to be submitted to demonstrate that
the land is not viable or valuable for industrial or warehouse purposes.
The Employment Land Statement submitted with the application states that the site has
remained vacant since closing in June 2010. Bristol City Council has historically had a
licence agreement for the site which has recently expired, and the Council is now looking to
dispose of the site. In this instance, due to the nature of the former licence arrangement, it is
understood that the Council has not been able to undertake any marketing activity since the
bus depot closed in June 2010. The Employment Land Statement is therefore comprised of
marketing information and advice provided by land agents expressing that the site would not
be attractive for the purposes of industrial and warehousing development. However, it is
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noted that the proposed supermarket would include an element of warehousing space
(555m2) meaning that part of the PIWA function of the site would be retained.
Officers have reviewed the Employment Land Statement and supporting information
submitted with the planning application noting the special circumstances of the licence
agreement for the site which has restricted marketing activity since its closure in June 2010,
and the Council’s Economic Development team has raised no objection to the planning
application.
When considering a non-industrial or non-warehouse use on a PIWA site, Policy DM13 also
requires that the proposed development would not prejudice the function or viability of the
rest of the PIWA. It is noted that the proposed development, as a supermarket, is not a noise
sensitive use that would prejudice future industrial or warehousing development on the
retained section of the PIWA and is therefore in accordance with this criteria of Policy DM13.
In considering whether a non-industrial or non-warehousing use on the site could be
acceptable, it is also noted that the site is bounded by residential properties and its
redevelopment for an industrial or warehousing led use would have the potential to cause
nuisance to existing development.
It is also relevant to acknowledge that once operational, the proposed development would
provide new employment opportunities in the form of 40 jobs.
On the basis of the information submitted with the application and presented above,
including the requirement for the Applicant to enter into a Section 106 Agreement to
extinguish the existing planning permission on the Brunel Ford Car showroom site, it is
considered that the loss of part of the PIWA designation is acceptable.
Comments have been made by members of the public to suggest that the site should be
developed for a housing use. The site is not allocated for housing development by the
Development Plan, and as such there is no policy requirement for the Applicant to propose
housing on the site.
The site has been vacant since June 2010. The proposed development would regenerate a
prominent site in Lockleaze, creating new employment floorspace and 40 new jobs. In
conclusion, it is considered by Officers that the principle of the proposed development on the
site is supported, subject to compliance with the full tranche of development management
policies.
(B)

IS A RETAIL USE ACCEPTABLE ON THIS OUT OF CENTRE LOCATION?

The site is located outside of a designated centre. Consequently, Policy BCS7 and DM7 as
well as national policy, require the proposed development to be considered against the
sequential retail test and a consideration of the potential impact on planned investment and
on nearby designated centres.
Paragraph 27 of the National Planning Policy Framework (NPPF) states that where an
application fails to satisfy the sequential test or is likely to have significant adverse impact on
either a planned investment or a nearby designated centre, it should be refused.
The application is supported by a Retail Impact Assessment, and this has been assessed by
an independent retail consultant acting on behalf of the Local Planning Authority. As part of
this assessment work, throughout determination of the application further information has
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been requested from the Applicant (and subsequently provided) to demonstrate that there
would be no significant adverse retail impact arising from the proposed development.
Representations have been submitted on behalf of Tesco and Aldi in respect of the retail
impacts arising from the proposed development. Points raised in these representations have
been considered by Officers and the independent retail consultant acting on behalf of the
Local Planning Authority and points addressed in this section of the report.
In undertaking this assessment work, the independent retail consultant has been aware that
should planning permission be granted, then this would be subject to a Section 106
Agreement to extinguish Lidl’s planning permission for a supermarket on the adjacent Brunel
Ford Car showroom site. This has been an assumption in undertaking the assessment work.
1. Sequential Retail Test
Given the out of centre location of the site, there is a need to consider whether there are any
in-centre, edge-of-centre, or more accessible and better connected out-of-centre sites which
are suitable and available to accommodate the proposed development. In considering this,
the National Planning Policy Framework (NPPF) also requires the consideration of flexibility
in terms of format and scales of the development.
The main centre with potential to accommodate the proposed development would be
Gloucester Road. Having visited the centre and reviewed the Development Plan
designations, Officers agree with the Applicant’s assessment that there are no sequentially
preferable sites that could accommodate a store of more than 0.7ha in area (noting however
that Lidl’s requirement is stated to be a minimum of 1.0ha in area).
The Applicant has stated in their Retail Impact Assessment that there are no sites of the size
available in the Local Centres to accommodate a Lidl store. From a review of the market and
available sites undertaken with the independent retail consultant, Officers concur with the
Applicant’s conclusion that there are no sequentially preferable sites available to
accommodate the proposed development.
2. Impact
The proposed development is over the threshold set within the Site Allocations and
Development Management Policies for requiring a Retail Impact Assessment. In response to
this, the Retail Impact Assessment has considered the likely effects of the proposed
development against the relevant tests defined within paragraph 26 of the NPPF:
a) The impact of the proposed development on existing, committed and planned public
and private investment in a centre or centres in the catchment area of the proposed
development; and
b) The impact of the proposed development on town centre vitality and viability,
including local consumer choice and trade in the town centre and wider area.
Taking each of these in turn, this section of the report considers the potential retail impact of
the proposed development.
a) The impact on existing, committed and planned investment in a centre or centres
In considering the impact on investment in centres, the Applicant states that they are not
aware of any current, committed and planned investment in any defined town centre or
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district centre with a defined catchment area surrounding the site (Gloucester Road and
Lockleaze).
Following advice from the Council’s independent retail consultant, the Applicant’s
assessment is accepted and it is agreed that the proposed development would not harm any
future investment proposals in the centres of Gloucester Road and Lockleaze.
b) Impact on town centres and vitality and viability
In considering the impact to town centre vitality and viability, the Applicant has used a recent
household survey date set submitted with another planning application to inform the
anticipate role, function and trading characteristics of the proposed development within the
defined catchment area. The Local Planning Authority’s independent retail consultant has
advised that this is acceptable given that there has not been any new retail proposals built
out and trading within the catchment area since the survey which would materially alter the
shopping patterns.
Officers are aware that the use of this survey data has been questioned by objectors to the
planning application, and it has been agreed by the Local Planning Authority’s independent
retail consultants that the survey area which corresponds to the data is wide and does not
necessarily reflect the catchment area of the proposed development. However, having
visited the stores in question, the independent retail consultants have concurred with the
survey findings which indicate that many of the stores in the immediate catchment area of
the proposed development are overtrading. The use of this survey data is therefore
considered to be an appropriate data set to base the Applicant’s assessment.
At the request of Officers, the Applicant has provided additional information to compare the
survey data to updated benchmark turnovers that have recently been made available. This
additional information demonstrates that many of the stores within the catchment area of the
proposed development are still overtrading and this is agreed by Officers.
Notwithstanding the overtrading of stores within the catchment area of the proposed
development, the Applicant’s Retail Impact Assessment forecasted where trade to the
proposed development would be drawn from. In reviewing this forecast, the Local Planning
Authority’s independent retail consultants requested that the Applicant undertake sensitivity
testing to allow for a greater diversion of trade from Gloucester Road. In response, the
Applicant has revised its forecast to allow for a higher percentage of trade draw from
Gloucester Road. However, this is found to be acceptable and it would not cause a
significant adverse retail impact. It is concluded that the proposed development would not
draw trade from stores within the catchment area of the proposed development which would
result in a significant adverse retail impact.
In response to the planning application, the Local Planning Authority’s independent retail
consultant sought clarification on the trading performance of a Co-operative store on North
Gloucester Road, and the impact any harm to this store could have on the overall vitality and
viability of the Gloucester Road centre.
In response, the Applicant has demonstrated that even if the entire proposed trade draw
from the proposed development were to come from this Co-operative store, it would still be
over trading and its viability would not be threatened. These figures have been considered
by Officers and the Local Planning Authority’s independent retail consultants and are
agreed.

Item no. 1
Development Control Committee A – 16 May 2018
Application No. 17/05939/F - Former First Bus Depot, Muller Road, Bristol, BS7 9ND
Summary
The Applicant has supplied further information in response to concerns raised through
representations made on the application and through the review carried out by the Local
Planning Authority’s independent retail consultants. Officers are satisfied that the analysis
presented by the Applicant is reasonable and balanced.
Whilst the proposed development would impact on Gloucester Road and draw a small
amount of trade away from existing stores, the level of diversion is not at a level which would
be considered a significant adverse impact. On that basis, it is concluded that the proposed
development is acceptable in terms of its retail impact.
(C)

IS THE PROPOSAL ACCEPTABLE ON HIGHWAY SAFETY GROUNDS?

Policy BCS10 and Policy DM23 require that development does not give rise to unacceptable
traffic conditions. These policies support the delivery of improvements to transport
infrastructure to provide an integrated transport system, which improves accessibility within
Bristol and supports the proposed levels of development. With regards to parking and
servicing, it requires that development proposals provide an appropriate level of safe,
secure, accessible and usable provision having regard to the Council’s adopted parking
standards.
The Applicant submitted a Transport Assessment with the application. Following the review
of the Transport Assessment by Transport Development Management, this matter has been
the subject of a number of meetings between the Applicant and Officers to agree an
acceptable suite of measures which would make the development acceptable on highway
safety grounds.
As a result of the proposed development, traffic movements within the vicinity of the access
to the site are predicted to significantly change. It is therefore essential that the highway in
the vicinity of the access is designed in a way that it can safely accommodate the anticipated
number of trips being made to the proposed development, whilst taking into account that
Muller Road and the junction with Ralph Road is at peak time very congested. To meet
policy requirements, it is also necessary that measures are included to enable access to the
site using sustainable modes of transport.
Following on from dialogue with Transport Development Management, the Applicant’s
proposed highway layout now includes a puffin crossing across Muller Road across to the
store, which follows a pedestrian desire line from Ralph Road. The positioning of this
crossing point has been discussed and agreed with Transport Development Management
and it is considered that this would provide a safe crossing point for pedestrians to access
the site. The Applicant would be required to deliver these works prior to the supermarket
opening.
A contribution has also been agreed for the Applicant to fund a three-arm signalised junction
between Muller Road and Ralph Road (£279,000). This is considered necessary to make the
development acceptable in highway terms, and would be beneficial to manage vehicle
movements along Muller Road and for cars joining Muller Road from Ralph Road.
Traffic Regulation Orders (TRO) would also be required for the puffin crossing across Ralph
Road, to restrict loading along Muller Road and for a 7.5-tonne eight restrict to the west of
Muller Road. Whilst some neighbours have queried the proposed puffin crossing, it should
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be noted that the TRO process is subject of consultation and responses to the detailed
proposals will be considered through this legal process.
Further contributions have been agreed with the Applicant to promote sustainable transport
modes to the site comprising a contribution for bus shelter improvements (£49,000), a
contribution towards Public rights of Way improvements (£40,000) and a contribution or the
purchasing and commissioning of traffic signal crossing (£25,000). The Applicant has also
submitted a Travel Plan which is considered to be acceptable by Officers, setting out metrics
for staff travel to the site to reduce vehicle movements.
In terms of cycle parking, the proposed development includes a policy compliant amount of
secure spaces for both staff and visitors to the front of the store.
Pre-commencement conditions have been requested for the following aspects of the
proposed development:




Construction environmental management plan.
Submission of detailed general arrangement plans for all proposed highway works.
Submission of detailed plans for highway retaining walls.

Based on the above contributions being secured through a Section 106 Agreement, and the
above planning conditions, Officers have concluded that the proposed development is
considered to be in accordance with Policy BCS10 and DM23.
(D)

IS THE DESIGN OF THE PROPOSED DEVELOPMENT ACCEPTABLE?

Policy BCS21 of the Core Strategy aims to ensure that all new development in Bristol
achieves high standards of urban design. The policy states that design can contribute
positively to local character by responding to the underlying landscape structure, distinctive
patterns and forms of development.
Policies DM26 – DM29 of the Site Allocations & Development Management Policies
document require development to contribute to the character of an area through layout, form,
public realm and building design.
The siting and design of the proposed development has been discussed with the Applicant
and the City Design Group section of the Local Planning Authority, with a view to moving the
store more to the front of the site to provide an active frontage along Muller Road to
contribute to the street scene. In response to this point, the Applicant has drawn attention to
a public sewer running parallel with the western boundary of the site, meaning that the
location has been required to be set back to not interfere with access required to the sewer.
The siting and design of the supermarket is therefore accepted.
In revised plans submitted in April 2018, the Applicant has agreed to provide additional
landscaping and tree planting along the western boundary of the site and within the car park.
This is welcomed by Officers as a means to soften the area of hard surface and to create
shading to vehicles.
At the request of the City Design Group, an additional pedestrian only access has been
proposed by the Applicant to the north of the site, resulting in a more permeable site. The
provision of new and glazing fronting onto would bring interest to the building. New
landscape planters are proposed to the car parking area, which would improve the
appearance of this area.
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In conclusion, it is considered that the proposed development is in accordance with Policy
BCS21 and Policies DM26-DM29.
(E)

WOULD THE PROPOSED DEVELOPMENT HAVE AN ADVERSE IMPACT ON
THE AMENITY OF RESIDENTS SURROUNDING THE SITE?

Policy BCS21 of the Core Strategy states that high quality design should consider the
amenity of both existing and future development. Policies BCS23, DM33 and DM35 state
that development should be sited and design in a way to avoid adverse impacts on
environmental amenity by reason of pollution including: noise, light and air quality.
A number of comments have been made by members of the public relating to the impact of
the proposed development on their amenity, particularly in terms of noise pollution, lighting
proposals and air quality. Each of these issues have been considered, respectively, by the
Council’s Environmental Health Officer and the Council’s Air Quality Officer.
With regards to noise, it is noted that many of the comments submitted by members of the
public relate to noise arising from the demolition of the existing bus depot building on the
site. It should be noted that demolition of the existing bus depot building is not included
within this application and that this is being determined under a separate application for prior
approval. Therefore, it is not necessary for this application to seek mitigation relation to the
demolition of the former bus depot building.
The Council’s Environmental Health Officer has made no objection to the proposed
development in terms of noise pollution and light pollution, with it noted that the operational
site would be set back from the main road and away from residential properties. Conditions
have been requested to ensure good management of the site, including restricted opening
hours and delivery hours, restricting noise arising from plant and equipment, and to ensure
that the proposed external lighting complies with standards and guidance for emissions.
In relation to Air Quality, following submission of the planning application a request was
made by the Air Quality Officer for a revised Air Quality Assessment to be undertaken. The
revised Air Quality Assessment was submitted to the Local Planning Authority in April 2018
and identified that as a result of the proposed development, in the opening year of the store
there would be a ‘moderate impact’ on air quality at a receptor representative of at least 30
properties on Muller Road.
The Local Planning Authority require that ‘moderate impacts’ be mitigated by an appropriate
strategy of measures to make the development acceptable in planning terms. In response,
the Applicant has submitted a proposed suite of mitigation and further updated Air Quality
Assessment to the Local Planning Authority for review. This was submitted on 3 May 2018
and is currently being assessed by the Air Quality Officer. An update on this matter will be
provided to the Committee Report following the Air Quality Officer’s review of the proposed
suite of mitigation and further update Air Quality Assessment.
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(F)

IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN TERMS OF NATURE
CONSERVATION AND TREES?

Policy DM19 states that any development which would be likely to have any impact upon
habitats, species or features which contributes to nature conservation should be designed
(as practicably as possible) to avoid any harm.
An Ecological Appraisal has been submitted in support of the planning application which has
been reviewed by the Council’s Ecologist. The report concluded that the site is dominated by
hardstanding and does not support habitat which would be suitable for protected species.
The Council’s Ecologist originally recommended that if planning permission be granted, then
conditions would be required relating to demolition of the existing building in terms of
checking for bat roosts and bird nests. However, the application does not any longer seek
planning permission for the demolition of the existing building with this instead being dealt
with in a separate application for prior approval. On that basis, the Ecologist has raised no
objection to the planning application.
In relation to trees, Policy BCS9 and Policy DM15 confirm the benefits of trees and
landscaping in development proposals. Specifically, the provision of additional trees will be
expected as part of the landscape treatments of new developments.
Reports relating to arboriculture have been submitted with the planning application,
confirming that a number of low quality trees would need to be removed from the site as part
of the proposed development. None of these trees are protected by a TPO or by virtue of
being in a Conservation Area. The Applicant has submitted a scheme of tree protection for
those trees to be retained as part of the proposed development which has been reviewed by
the Tree Officer. This includes tree protection fencing which meets the appropriate
BS5837:2012 and is considered acceptable.
In accordance with the Bristol Tree Replacement Standard, if planning permission is
granted, the Applicant would be expected to provide the equivalent of 21 trees on the site, or
through financial contribution. In the revised landscaping scheme submitted in April 2018,
the proposed development includes 18 trees on the site. This is comprised of planting along
the western boundary of the site adjacent to Muller Road and within the car parking area.
The proposed landscaping scheme has been assessed and is considered to be acceptable.
A financial contribution to mitigate for the loss of the remaining three trees is required, and
would be secured through a Section 106 Agreement (total contribution of £4,849.30).
it is considered that the proposed development is in accordance with Policy BCS9, DM15
and DM19 with regards to nature conservation and green infrastructure.
(G)

DOES THE PROPOSED DEVELOPMENT ADOPT AN APPROPRIATE
APPROACH TO SUSTAINABLE DESIGN AND CONSTRUCTION?

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. The policies require development in Bristol to include measures that reduce carbon
emissions from residual energy use by at least 20%.
The scheme would include an air source heat pump which would achieve a 26% reduction in
regulation CO2 emissions, which exceeds the policy requirement.

Item no. 1
Development Control Committee A – 16 May 2018
Application No. 17/05939/F - Former First Bus Depot, Muller Road, Bristol, BS7 9ND
Policy BCS15 states that sustainable design and construction will be integral to new
development in Bristol. As part of this, development should address conserving water
resources and minimising vulnerability to flooding. Further to this, Policy BCS16 states
development in areas at risk of flooding will be expected to be resilience to flooding through
design and layout and / or incorporate sensitively design mitigation measures which could
take the form on on-site floor defence works.
The majority of the site is located within Flood Zone 1, an area identified at low risk of
flooding. However, a small section to the south west of the site is located within Flood Zone
2 and Flood Zone 3 and no development or land modification is proposed within these parts
of the site.
The application is accompanied by a Flood Risk Assessment and sustainable Drainage
Strategy which have been reviewed by the Council’s Flood Risk Manager.
The Flood Risk Manager has raised no objection to the planning application. The FRA and
Sustainable Drainage Strategy are considered to be acceptable. A planning condition would
be required if planning permission is granted, requiring the Applicant to provide a detailed
scheme of sustainable urban drainage for the site.
On the basis of information submitted with the application and planning conditions which
would be imposed should permission be granted, it is considered that the proposed
development is in accordance with Policy BCS13 –BCS16 with regards to climate change,
sustainable construction and flooding.

CONCLUSION
Notwithstanding the objection to the application from the Air Quality Officer, the proposed
development is in accordance with all other relevant policies in the Core Strategy and Site
Allocations & Development Management Policies document. This is evidenced either
through information submitted in support of the application, to made acceptable by securing
a developer contribution or further information by way of planning conditions.
On the assumption that matters relating to Air Quality are resolved, the application is
recommended for approval subject to the conditions attached to this report and a Section
106 Agreement for the contributions set out in the recommendation.

COMMUNITY INFRASTRUCTURE LEVY
How much Community Infrastructure Levy (CIL) will this development be required to pay?
The CIL total for this development is £356,899.29
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RECOMMENDED
(A)

GRANT subject to Planning Agreement

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, 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:
i)
ii)
iii)
iv)
v)
vi)
vii)
viii)

Schedule to extinguish Lidl’s existing planning permission for a supermarket on
the Brunel Ford Car showroom site (application ref: 14/05539/F).
Section 278 works to be delivered by the Applicant comprising of a new Puffin
crossing from Ralph Road across Muller Road.
£279,000 – Contribution for a signalised junction between Ralph Road / Muller
Road and Springfield Avenue contribution.
£40,000 – Contribution towards Public Rights of Way improvements.
£49,000 – Contribution towards Bus Shelter improvements.
£25,000 – Contribution for the purchasing and commissioning of traffic signal
crossing.
£16,500 – Required for Traffic Regulation Orders.
£4,849.30 – Contribution for replacement trees in accordance with the Bristol
Tree Replacement Standard.

(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
2.

Highway Works
Prior to commencement of development general arrangement plan(s) indicating the
following works to the highway shall be submitted and approved in writing by the
Local Planning Authority:
1. Construction of site access to incorporate ghost-island right turn land and
accompanying protection including road markings
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2. The reinstatement of kerbing along the site frontage where disused
crossovers/haulingways currently exist
3. Kerb realignment and resurfacing of the eastern/western footways of Muller Road
where appropriate
4. Preparatory civil engineering works to enable the delivery of a controlled puffin
crossing (to be installed by the Council) to include kerb re-alignment zig zag
markings dropped kerb tactile paving ducting and studs as appropriate
5. Kerb adjustments to the northbound bus layby and preparatory civil engineering
works, to include ducting, adjustments to kerbs and provision of raised kerbs to
enable the provision of a new bus shelter (to be installed by the Council)
6. Provision of a new southbound bus layby and preparatory civil engineering works to
the north of the site, including ducting and the provision of a raised kerb to enable the
provision of a new shelter (to be installed by the Council)
7. Resurfacing of Muller Road carriageway between Draycott Road and Petherbridge
Way to incorporate anti-skid surfacing to accompany the puffin crossing
8. Adjustments to the existing highway drainage as appropriate along the extent of the
Works
9. Civil engineering works including the implementation of double yellow lining and
signage to accompany traffic regulation orders secured through the Section 106
Agreement to provide:
a. Waiting restriction at the crossroads junction of Draycott Road / Springfield
Avenue / and Queens Road and along both sides of Muller Road between the
junctions of Muller Road with Draycott Road and Petherbridge Way
b. A legal order / notice for the provision of the new puffin crossing
c. A loading restriction along the Muller Road frontage of the development site
d. A 7.5 tonne weight restriction along the streets to the west of Muller Road
Indicating proposals for:
-

Threshold levels of the finished highway and building levels
Alterations to waiting restrictions or other Traffic Regulation Orders to enable the
works
Locations of lighting, signing, street furniture, street trees and pits
Structures on or adjacent to the highway
Extents of any stopping up or dedication of new highway

These works shall then be completed prior to first occupation of the development to
the satisfaction of the Local Highway Authority and as approved in writing by the
Local Planning Authority.
Reason: In the interests of public safety and to ensure that all road works associated
with the proposed development are planned and approved in good time to include
any statutory processes, are undertaken to a standard approved by the Local
Planning Authority, and are completed before occupation
NB: Planning permission is not permission to work in the highway. A Highway
Agreement under Section 278 of the Highways Act 1980 must be completed, the
bond secured and the City Council’s technical approval and inspection fees paid
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before any drawings are considered and approved an formal technical approvals is
necessary prior to any works being permitted.
3.

Construction environmental management plan
No development shall take place until a construction environmental 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 vehicle of site operatives and visitors
Routes of construction traffic
Hours of operation
Method of prevention of mud being carried onto highway
Pedestrian and cyclist protection
Proposed temporary traffic restrictions
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
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.
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.
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 safe operation of the highway in the lead into
development both during the demolition and construction phase of the development.
4.

Highway retaining walls
No development shall take place until structural details of the proposed excavation
works have been submitted to and approved in writing by the Local Planning
Authority. The excavation works shall be carried out in accordance with the approved
plans.
Reason: To ensure the works safeguard the structural integrity of the highway in the
lead into the development both during the demolition and construction phase of the
development.
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5.

Sustainable Drainage System (SuDS)
The development hereby approved shall not commence until a Sustainable Drainage
Strategy and associated detailed design, management and maintenance plan of
surface water drainage for the site using SuDS methods has been submitted to and
approved in writing by the Local Planning Authority. The approved drainage system
shall be implemented in accordance with the Sustainable Drainage Strategy 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 is incorporated into the design and the
build and that the principles of sustainable drainage are incorporated into this
proposal and maintained for the lifetime of the proposal.

6.

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 shown in the
Arboricultural Impact Assessment and Method Statement (30 April 2018). 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 area(s) 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, including all
ground works and works that may be required by other conditions, and in recognition
of the contribution which the retained tree(s) give(s) and will continue to give to the
amenity of the area.

7.

Further site assessment
A site specific risk assessment and intrusive investigation shall be carried out to
assess the nature and extent of the site contamination and whether or not it
originates from the site. The investigation and risk assessment must be undertaken
by competent persons and a written report of the findings must be produced. The
results of this investigation shall be considered along with the Desk Study prepared
Opus dated August 2017 Reference CC/J-B1233.00 (R01). The written report of the
findings shall be submitted to an approved in writing by the Local Planning Authority
prior to any works (except demolition) in connection with the development, hereby
approved, commencing on site. This investigation and report must be conducted and
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produced in accordance with DEFRA and the Environment Agency’s Model
Procedures for the Management of Land Contamination, CLR 11.
Reason: To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be carried
out safely without unacceptable risks to workers, neighbours and other off-site
receptors.
8.

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.

9.

Land affected by contamination – implementation of approved remediation scheme
In the event that contamination is found, no development other than that required to
be carried out as part of an approved scheme of remediation shall take place until the
approved remediation scheme has been carried out in accordance with its terms. The
Local Planning Authority must be given two weeks written notification of
commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out
must be produced, and be approved in writing of the Local Planning Authority.
Reason: To ensure that risks from land contamination 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.

Pre occupation
10.

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 7 and where
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remediation is necessary a remediation scheme must be prepared in accordance
with the requirements of Condition 8, 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 9.
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.
11.

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.

12.

Completion of vehicular access – shown on approved plans
No building or use hereby permitted shall be occupied or the use commenced until
the means of vehicular access has been constructed and completed in accordance
with the approved plans and the said means of vehicular access shall thereafter be
retained for access purposes only.
Reason: In the interests of highway safety.

13.

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 pedestrian safety.
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14.

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.

15.

Completion and maintenance of vehicular servicing facilities – shown on approved
plans
No building or use hereby permitted shall be occupied or use commenced until the
facilities for loading, unloading, circulation and manoeuvring have been completed in
accordance with the approved plans. Thereafter, these areas shall be kept free of
obstruction and available for these uses.
Reason: To ensure that there are adequate servicing facilities within the site in the
interests of highway safety.

16.

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 areas 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.

17.

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.

Post occupation
18.

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.

19.

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
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monitored and reviewed in accordance with the agreed Travel Plan targets to the
satisfaction of the Local Planning Authority.
Reason: To support sustainable transport objectives including a reduction in single
occupancy car journeys and the increased use of public transport, walking and
cycling.
20.

Hard and Soft Landscaping Works – Shown
The planting proposals hereby approved 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 damages 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.

21.

Activities relating to deliveries
Activities relating to deliveries shall only take place between 07.00 and 22.00
Monday to Saturday (including Bank Holidays) and between 08.00 and 20.00 on
Sundays
Reason: To safeguard the amenity of nearby premises and the area generally.

22.

Noise from plant and equipment
The rating level of any noise generated by plant & equipment as part of the
development shall be at least 5 dB below the pre-existing background level as
determined by BS 4142:2014 ‘Method for rating and assessing industrial and
commercial sound’.
Reason: To safeguard the amenity of nearby premises and the area generally.

23.

Artificial Lighting (external)
Any light created by reason of the development shall meet the Obtrusive Light
Limitations for Exterior Lighting Installations of the Institute of Light Engineers
Guidance Notes for the Reduction of Obtrusive Lighting, GN01, dated 2011.
Reason: In order to safeguard the amenities of adjoining residential occupiers.

24.

Hours of operation of store
The use of the store shall not be carried out outside the hours 08.00 to 22.00 Monday
to Saturday and on Sunday 08.00 to 16.00.
Reason: To safeguard the residential amenity of nearby occupiers.
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List of approved plans and drawings
25.

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.
Proposed Site Plan (Dwg No. AD 110 Rev. E);
Proposed Building Plan (Dwg No. AD 111);
Proposed Roof Plan (Dwg No. AD 112);
Proposed Elevations (Dwg No. AD 113);
Proposed Boundary Treatment Plans (Dwg No. AD 114 Rev. D);
Proposed Site Finishes (Dwg No. AD 115 Rev. D);
Proposed Landscape Design and Specification (Dwg No. AD 116 Rev. E);
Proposed Alternative Site Layout (Springfield Lane Left –in/Left out only) (Dwg No.
A105003-GA03 Rev. D);
Review of Proposed Servicing Arrangement 16.5m Articulated Vehicle (Dwg No.
A105003-SPA05 Rev. C);
Proposed Site Access Articulated HGV Swept Path Analysis (Dwg No. A105003SPA02 Rev. B);
Proposed Site Access Articulated HGV Swept Path Analysis (Dwg No. A105003 SPA02 Rev B);
Review of Proposed Servicing Arrangement 16.5m Articulated Vehicle (Dwg No.
A105003 - SPA05 Rev C);
Proposed Alternative Site Layout (Springfield Lane Left-in/Left-out only) (Dwg No.
A105003 GA03 Rev C); and
Tree Protection Plan (Dwg No.TP 2282/1708/TPP Rev A).
Reason: For the avoidance of doubt.

Advices
1.

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 work on the highway you must
enter into a formal agreement with the Council which would specify the works and the
terms and conditions under which they are to be carried out. 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 allowing
sufficient time for the preparation and signing of the Agreement. You will be required
to pay fees to cover the Council’s costs in undertaking the following actions:
a.
b.
c.
d.

Drafting the Agreement
A Monitoring Fee equivalent to 15% of the planning application fee
Approving the highway details
Inspecting the highway works
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2.

Traffic Regulation Order (TRO)
In order to comply with the requirements of condition 2 you are advised that the
implementation of a Traffic Regulation Order is required. The Traffic Regulation order
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 Traffic Regulation Order process cannot commence until payment of
the TRO fees are received. To start the TRO process telephone 0117 9036846.

3.

Public Right of Way
The above application site abuts a Public Right of Way (PROW) No. BCC/142. Whilst
it may be unlikely that the public will be affected by the proposed development, it
should remain open and safe for public use at all times. The developer should
therefore be made aware of his/her obligations not to interfere with the public right of
way either whilst development is in progress or on completion, as any interference
may well constitute a criminal offence.
The Public Rights of Way team should be consulted on any proposals concerning the
property boundary abutting PROW No.142.
No public vehicular rights exist along this path and it may not be driven along without
the lawful authority or the landowner(s), unless a private right of way is shown on
property deeds. It is the applicant’s responsibility to ensure that the appropriate
private right exists or has been acquired from the landowner.
Due to the close proximity of the development site to the FP/BR the following is
advised:
During construction works, PROW [No.142] :
-

-

Should remain open, unobstructed and safe for public use at all times;
no materials are to be stored or spilled on the surface of the PROW;
there must be no encroachment onto the width of the PROW;
no vehicles are to use the PROW without lawful authority;
any scaffolding and/or skips placed over or adjacent to the right of way must not
obstruct public access or inconvenience the public in their use of the way and must
be properly licensed (for a Permit application form, contact the Highway Asset
Management Group, tel. 0117 922 3838); and
if construction works are likely to temporarily affect the right of way, the developer
may need to apply for a temporary Traffic Regulation Order to close or divert the
PROW for the duration of the works on the grounds of safety of the public. For further
advice, or to apply for a TTRO, contact the Highway Network Management team, Tel.
0117 903 6838).
N.B. Any damage caused to the surface of the right of way during development
works must be made good to the satisfaction of the Highway Authority.

4.

Impact on the highway network during construction
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,
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Public Rights 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.

Supporting Documents
1.

Former First Bus Depot, Muller Road
1. Proposed site layout
2. Proposed highways layout

1

27

Jack Knight

DR
AY
CO

TT
R

OA
D

House

LI
DE

VE

RY

72

TY

LI
UTI

RE

S

LE
SA

A
GE
RA
STO

A

AY

IO
AN
MP R
CO DDE
LA

NW

R

ILLE

CH

E

IC

SH
CA

SP
RI
N

OFF

ER

DD
T LA

R
ZE
EE

CA

FR

SE

RE

WA

GF

D

MU

IE
L

LLE

AV
EN
UE

ATI
AR

RY

RS
GE E
NA FFIC
O

ON

MA

EP
PR

M
WC

KE

BA

U
HO

OA
RR

F
WC

OM

I.T.

RO

Brook Bridge

AK
CLOOM
RO

Y

77

D

BB

LO

ER
OM WC
UST

36.9m

FF

RO

·

FB

OM

STA

C
Y
BB

85

E LO

C
AN

TR
EN

·
·
91
168

162

·

34.4m
AD
RO

LPJ

LC

23.04.2018

A

Revised site access geometry

GS

LC

19.04.2018

-

First Issue

LPJ

LC

28.02.2018

DRAWN
BY

CHECKED
BY

DATE

24.04.2018

DETAILS

CLIENT:

m

0

LC

REV

43
Vi

17

LPJ

Revised Site Layout

x

R

4m

AD
RO

P
AL

Revised Site Layout

B

2.

R

LE

UL

H

M

53

C

sib
y
ilit

Stone

l
Sp

Lidl

ay

Issues

6

PROJECT:

17

Lidl, Muller Road

52

DRAWING TITLE:

2.

Proposed Alternative Site
Layout (Springfield Lane
Left-in/Left-out only)

4m
x
m

43
i
sib
Vi
lity

SHEET SIZE:

1:500

y

la

Sp

SCALES:

DRAWN:

A2

CHECKED:

LPJ

DATE:

LC

19.04.18

WYG Transport
part of

WYG

group

90 Victoria Street
Bristol, BS1 6DP
t: 0117 925 4393 f: 0117 925 4239 e: transport.bristol@wyg.com
DRAWING NUMBER:

A105003-GA03
NOTE: THE PROPERTY OF THIS DRAWING AND DESIGN IS VESTED IN WYG ENVIRONMENT PLANNING TRANSPORT LTD. IT MUST NOT BE COPIED OR REPRODUCED IN ANY WAY WITHOUT THEIR PRIOR WRITTEN CONSENT.

REVISION:

C

