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BACKGROUND AND SUMMARY
This application is for the demolition of an existing changing room building and brick tower and
construction of a larger replacement changing room building and associated works.
In terms of the current planning application, objections have been received from 311 surrounding
residential properties. 221 letters of support were also received.
Due to the level of public interest and the nature of the development including the issues arising; it
is considered appropriate for this application to come before Committee.
The application has been carefully considered following advice from several internal consultees
including the Council's Transport Development Management, Pollution Control, Arboriculture and
Nature Conservation teams.
Overall the LPA fully supports the principle of replacement changing facilities on site and
recognises that the existing building is not fit for purpose. However, whilst the provision of
replacement facilities is welcomed in principle it is not considered that this should give rise to
unacceptable traffic conditions in the local area.
The basis for the objection to the current proposal is that the proposed enlarged and enhanced
changing room facilities would result in an increased intensity of use and thus number of people
accessing the site. This would in turn lead to a significant increase in coach and vehicle traffic
which is unsuited to the local highway network. Therefore, based on the information provided it is
considered that the proposal would give rise to unacceptable traffic conditions in the local area.
The existing changing facility has a total floor area of approximately 210 square metres. The
proposed replacement facilities will have a total floor area of approximately 317 square metres. The
proposed replacement structure therefore represents approximately a 50% increase in
size/floorspace. Further, the existing building compromises two changing rooms, with a central
refreshment area and kitchen. The proposed replacement facilities would however consist of four
changing rooms (each able to accommodate 20 persons); officials changing facilities, accessible
changing facilities and a larger social area with kitchen.
Whilst the Transport Statement and Design & Access Statement submitted by the applicant set out
that there is sufficient parking within neighbouring streets no parking surveys have been carried out
to confirm this assertion is correct. In addition, no data has been provided by the applicant to show
the predicted trip generation to and from the site, despite request. All of the documents submitted
by the applicant during the course of the application state that there would no appreciable change
in impact, but again no data has been provided to support this assumption.
In relation to access to the site, there are no coach parking facilities or turning areas available in the
vicinity of the site. The applicant proposes a looped access route for coaches comprising a number
of narrow residential roads which are considered to be unsuitable for frequent use by coaches. The
Transport Technical Note submitted by the applicant sets out that coaches using the adjacent
residential streets should be discounted as this is existing practice. Whilst this may be the case, it is
considered that the proposed development would result in increased trips, which would exacerbate
the harmful impact caused by coaches using the surrounding residential streets.
The principle of new replacement facilities to support the ongoing use of the site as playing fields is
welcomed and encouraged and the LPA have entered in extensive negotiations with the applicant
in order to seek to resolve the key issues identified during the course of the application and which
remain of concern.
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It should also be noted that during the course of the application the LPA suggested potential
solutions, such as utilising the car park at the nearby Stoke Lodge, which is owned by the Council.
However, the applicant didn't wish to enter discussions to see whether this may be feasible and has
requested that a decision be made on the proposal as submitted to date without a final solution
being agreed.
The application is therefore recommended to Members for Refusal.
SITE DESCRIPTION
Stoke Lodge Playing Fields is located in the north of Bristol, between Sea Mills and Stoke Bishop.
The site is an established playing field open space which is owned by Bristol City Council and used
by Cotham School for playing facilities on a leasehold basis. The majority of the southern boundary
borders the Stoke Lodge Centre, a Grade II Listed Building currently owned by Bristol City Council
and used as an adult learning centre.
An existing timber clad single storey changing room pavilion and rear plant brick tower are situated
adjacent the north-east boundary of the site. The changing room building is currently not is use and
is in a dilapidated state of repair.
The site is also designated as Important Open Space within the Site Allocations and Development
Management Policies Local Plan.
RELEVANT HISTORY
17/00864/F: Replacement changing room building and associated works (Use Class D2).
REFUSED on 20.07.2017
16/06304/F: New perimeter fence to playing fields. APPLICATION WITHDRAWN.
66/03334/U_U: Erect a pavilion. GRANTED on 24.10.1966
EQUALITIES ASSESSMENT
During the determination of this application due regard has been given to the impact of this scheme
in relation to the Equalities Act 2010 in terms of its impact upon key equalities protected
characteristics. These characteristics are age, disability, gender reassignment, marriage and civil
partnership, pregnancy and maternity, race, religion or belief, sex and sexual orientation. There is
no indication or evidence (including from consultation with relevant groups) that different groups
have or would have different needs, experiences, issues and priorities in relation this particular
proposed development. Overall, it is considered that the refusal of this application would not have
any significant adverse impact upon different groups or implications for the Equalities Act 2010.
STATEMENT OF COMMUNITY INVOLVEMENT
The proposed development is classed as 'minor' development; therefore there is no requirement for
the applicant to demonstrate community engagement prior to submitting the application. It is
evident that the applicant hasn't consulted with the local community prior to submitting this
application.
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APPLICATION
Planning permission is sought for the demolition of the existing changing room building and brick
tower and construction of a replacement changing room building and associated works.
The existing changing facility has a total floor area of approximately 210 square metres and
contains two changing rooms, with a central refreshment area and kitchen.
The proposed replacement facilities will have a total floor area of approximately 317 square metres
and would include four changing rooms (each able to accommodate 20 persons); officials changing
facilities, accessible changing facilities and a larger social area with kitchen.
RESPONSE TO PUBLICITY AND CONSULTATION
Application advertised in press and via site notice, expiry date 17.01.2018. Neighbours were
consulted via individual letters sent 12.12.2017.
311 objections to the application received, which in summary stated that:
-

-

The larger facilities will result in more traffic coming to and from the site
Current parking conditions close to the site couldn't cope with the increase in activity
associated with the development
The road network (including turning space) and access lane close to the site aren't suitable
coach/bus routes, which will increase following the development, to the detriment of
highway safety
The development would impact negatively on trees within and surrounding the site
The proposed new structure is too big and would visually harm the character and
appearance of the area
The proposed opening hours are excessive
The submitted detail to support the application is vague, incorrect and misleading
The development would attract further anti-social behaviour
Issues of sewage/surface run-off haven't been addressed
The development would impact upon a Grade II listed wall and setting of the Grade II listed
Stoke Lodge
The increase in activity and potential plant/equipment would result in detrimental levels of
noise and disturbance to surrounding residential properties
The proposed would overlook and overshadow surrounding residential properties
The development could impact on local wildlife by virtue of light pollution
The development will encroach further into Stoke Lodge Playing Field to the detriment of the
open qualities of the area
The development would take place on a Town and Village Green (TVG) and therefore
should be refused outright on this basis
The field should not be fenced off (not relevant to this application)

221 letters of support to the application received, which in summary stated that:
-

The current structure is inadequate, dilapidated and in need of repair
The new structure would appear a higher quality and more sustainable feature
The development would facilitate the continued use of the fields for sport and recreation
purposes
The development would be of the benefit to children of Cotham School and other local
sports teams through providing modern, much needed changing facilities
The development would promote health and wellbeing
The current building doesn't meet disabled access or Sport England regulations
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OTHER COMMENTS
Bristol City Council Transport Development Management has commented as follows:Initial comments:
'Principle
The application proposes to construct a new changing room block as well as improving pedestrian
access to the site. Transport Development Management continues to object to the proposals.
Transport Statement
Following the refusal of the previous application - 17/00864/F a revised Transport Statement has
been submitted. This however, does not adequately address the issues raised in regards to both
South Dene and West Dene being unsuitable for use by coaches. The statement also makes no
reference as to whether the applicant will use the site purely for PE or to play competitions against
other local or regional schools. If the latter is the case it is unclear what provision if any has been
made for parking and their accessing the site.
Whilst the applicant will be the primary user of the site, it will also be used by a number of sports
clubs. As there is no on-site parking any visitors must park within the surrounding streets. As no
parking surveys have been undertaken or any analysis of how members/supporters and officials of
the clubs access the site, it is impossible to ascertain the direct impact. However, given the number
of objections raised by local residents it must be assumed that there is an impact which has been
ignored.
In 2016 an application was made to construct new changing facilities, upgrade and construct a
number of new pitches at the nearby Coombe Dingle Sports Complex - 16/00537/F. A number of
objections were made by local residents in regards to overspill parking which the applicant
responded to by providing additional on-site temporary parking. Whilst it is acknowledged that these
proposals are of a completely different scale, it is not unreasonable to expect that this may lead to a
demand by other clubs to use the site if as intended vastly improved facilities are provided.
A possible solution to this would be to ascertain if the applicant and the sports clubs could make
use of the existing carpark at nearby Stoke Lodge and a suitable footpath be provided to the
proposed building or for it to be relocated to a site directly accessible from the carpark. This would
then provide a suitable area for the drop off/collection of students as well as to relieve, pressure on
local roads for parking for the sports clubs.
Car Parking/Cycle Parking
The application does not propose any car or cycle parking which is unacceptable, for the reasons
described in the previous section. Specifically in respect of cycles, storage such as Sheffield Stands
ideally with a canopy that are in a well overlooked location must be provided for the use of the
sports clubs using the site. It is recommended that the applicant consult "A Guide To Cycle Parking
Provision" which is available on the councils website. Should any revised plans be submitted they
must clearly show the location, layout and design of any cycle storage proposed.
Waste
The Design & Access Statement sets out that any additional waste will be dealt with using existing
waste facilities within the curtilage of the site which is acceptable.
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Recommendations
Whilst the Transport Statement has been amended following the refusal of the first application 17/00864/F, Transport Development Management does not consider that sufficient mitigation has
been provided to remove our earlier objection. Furthermore the statement ignores the usage of the
proposed building by a number of sports clubs and the impact the lack of suitable parking facilities
for both cars and cycles places on the surrounding streets and the likely increase in the number of
two way trips the site would generate should additional clubs use the site due to the vastly
improved facilities. Transport Development Management must therefore recommend that the
application be refused.'
Final comments:
Principle
The application proposes to construct a new changing room block as well as improving pedestrian
access to the site. Transport Development Management continues to object to the proposals.
Impact on Highway Network
Following a meeting with the planning and transport consultants a Technical Note has been
submitted. This sets out that in addition to use both during and after school hours, the facility may
also be used by community groups and/or the University of Bristol. Whilst six clubs previously used
the site, these have since moved to other locations and it is unclear if they would move back should
the application be approved. As each of the changing rooms would be able to accommodate 20
people this could lead to at least 80 people using the building at any one time, more if you include
match officials.
If you then factor in any supporters this would lead to a substantial number of people all needing to
get to the site. Whilst there is the possibility that some may choose to use the bus, as the No 3
service stops on Coombe Lane, given the need to transport kit and the fact that the service is only
once every 20 minutes Monday to Saturday and at least every 30 minutes on a Sunday, it is likely
that a substantial number of people would choose for ease of convenience to drive to the site.
Whilst the Transport and Design & Access Statements set out that there is sufficient parking within
neighbouring streets no parking surveys have been carried out to back up this assertion.
If a large number of people were to park in surrounding roads parking restrictions may be required
to ensure visibility splays are kept clear to reduce the risk of any collisions. However, the lack of
data makes this impossible to judge. The applicant has provided examples of other sites where
there is parking on street and whilst it is acknowledge that some on-street parking is likely all of the
sites referenced have some off-street parking. A solution may lie in being able to use the carpark at
the nearby Stoke Lodge, which is owned by the council. However, to date no discussions have
taken place to see whether this may be feasible.
The Technical Note sets out that no data is available on TRICs. Whilst there is no comparably sized
sites there is data for five a side football pitches, which could be used. Obviously any data would
need to be amended based on the number of players per side and the number of pitches in use.
Whilst it would not be entirely accurate it would give at least some approximation of what the likely
impact would be on the surrounding highway network. All of the documents submitted indicate that
there would no appreciable change in impact, but no data has been provided to support this
assumption.
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Given the vastly improved facilities proposed it is not unreasonable to expect that the site would
attract new users. When factoring in the proposed hours of operation, the number of pitches and
the size of the building this could create a substantial impact on the surrounding highway network.
This view is supported by the number of objections made by local residents which cite concerns
over on-street parking.
The Technical Note also sets out that the coaches using the adjacent residential roads to drop off
children should be discounted as this is existing practice. Whilst it may be existing this statement
fails to take into consideration the safety implications and the fact that these are residential roads
and that at least one of the junctions is extremely tight and would likely lead to a either a significant
amount of manoeuvring, or more likely, vehicles mounting the kerb. This places any pedestrians at
risk and also will lead to the deterioration of the footway, neither of which is acceptable, a view
shared by highways Senior Road Safety Engineer.
Car Parking/Cycle Parking
The application does not propose any car or cycle parking which is unacceptable, for the reasons
described in the previous section. In respect of cycles no storage has been proposed which is also
unacceptable. Given the number of people that could potentially use the building some cycle
storage in form of Sheffield Stands, ideally with a canopy that are in a well overlooked location must
be provided to support alternatives to single person car trips.
Waste
The Design & Access Statement sets out that any additional waste will be dealt with using existing
waste facilities within the curtilage of the site which is acceptable.
Recommendations
The information as submitted to date does not provide a clear explanation of the potential impact
users of the building would have on the surrounding highway network, when taking into
consideration the capacity of the changing rooms, operating hours, as well as officials and any
supporters coming to watch games. It is therefore impossible to judge whether there is sufficient onstreet parking for the number of vehicles that may be generated and that these can be
accommodated safely so that visibility splays at the junctions remain clear, especially when taking
into consideration that these are residential roads.
The information submitted also sets out that the route the coaches take to drop off/collect students
should not be taken into consideration as this is an existing practice. This view is not shared by
Transport Development Management or highways Senior Road Safety Engineer as at least one of
the junctions is extremely tight and should vehicles be parked, coaches would be required to
undertake extremely tight manoeuvres or more likely mount the footway which places pedestrians
at risk. Due to these factors Transport Development Management must recommend refusal on the
basis the proposals are contrary to:
-

National Planning Policy Framework Paragraphs 30 & 34
Bristol Development Framework Core Strategy - Policies - Adopted June 201: Policy
BCS10: Transport and Access Improvements & Policy BSC13: Climate Change
Bristol Local Plan - Site Allocations and Development Management Policies - Adopted July
2014: Policy DM23: Transport Development Management
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Sport England has commented as follows:Initial comments:
'It is understood that the proposal prejudices the use, or leads to the loss of use, of land being used
as a playing field or has been used as a playing field in the last five years, as defined in The Town
and Country Planning (Development Management Procedure) (England) Order 2015 (Statutory
Instrument 2015 No. 595). The consultation with Sport England is therefore a statutory requirement.
Sport England has considered the application in light of the National Planning Policy Framework
(particularly Para 74) and Sport England's Playing Fields Policy, which is presented within its
Planning Policy Statement titled 'A Sporting Future for the Playing Fields of England' (see link
below): www.sportengland.org/playingfieldspolicy
Sport England's policy is to oppose the granting of planning permission for any development which
would lead to the loss of, or prejudice the use of, all/part of a playing field, unless one or more of
the five exceptions stated in its policy apply.
The emerging Playing Pitch Strategy (PPS) information shows that the site has poor changing
provision and in need of investment. It is a multi-pitch site and well used, so again, the PPS is
supportive of investment. These two factors mean it scores as a "high" priority on the draft PPS
action plan. There is clearly a need to ensure community access to any new facility. Sport England
advise that some showers are in cubicles.
The Football Foundation, on behalf of The FA advise that the need for improved changing facilities
at this site has been identified within the Bristol Playing Pitch Strategy which was adopted in
October 2017. The site has previously been used by grassroots football clubs from the local
community but does not appear to be in current use. It is stated that this proposal will be a four
team changing rooms, therefore we would need to understand the type of users on the site to
determine if this would be enough to service the provision on site. If this was the case, then there
would be a need to provide team bag storage areas or lockers and work with the local league to
use staggered kick off times. In addition, the following would need to be reflected:
-

The WC's are in a lobby area shared between each set of two changing rooms. There is no
privacy from this shared lobby area directly into the changing rooms.
Is the accessible WC going to double up as 2nd official changing room is both male and
female match officials.

We would therefore want to ensure that the designs of the changing provision are fully compliant for
grassroots football and follow the below guidance:
-

-

General - Changing pavilion designs would need to be in line with FA recommendation and
should be checked against the Football Foundation Data Sheets for Changing
Accommodation.
Catering - Catering facilities should be considered to allow for income generation on site.
Changing room toilets - A minimum of two w.c toilets, self-contained, per changing room.
Spectator toilets / disabled toilets - should be separate from player toilets.
Showers - A minimum of four shower heads plus a dry-off area of 8m2.
Officials - officials' accommodation x 2 should be separate and self-contained with a shower
and toilet facility of a minimum of 6m2
Changing room size - changing rooms should be a minimum of 16 m2 (for grassroots
football) and 18 m2 (for football in the National League System) of usable changing space
(not including toilets and showers).
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According to 'pitch finder' there are three full size, six junior and one mini-soccer pitches, however
within the Design and Access statement it highlights that there are nine grass pitches. There is no
mention of a community use agreement and therefore we would want to ensure that a community
use agreement is agreed with Sport England and Gloucestershire County FA in line with the
intended usage levels for grassroots football clubs of the facility.
The Football Foundation, on behalf of The FA is supportive of this project but would like the
applicant to consider these recommendations particular to ensure that the proposed pavilion is
compliant for grassroots football:
-

-

-

The comments as reflected on the technical specification above and the previous planning
application that was submitted (LA Ref Number: 17/00864/F and PADS number:
SW/BCI/2017/44956/S)
Proposed site plan, showing how any proposed new buildings and other works are likely to
impact on the existing pitch layout including any realignment of pitches. It is recommended
that when re-configuring the grass pitch football pitches, all grass pitches are retained to FA
recommendations as outlined above and when reconfigured the applicant must ensure that
FA recommended pitch sizes is adhered to including a minimum 3m run off. This includes
structures immediately outside this 3m area.
That a community use agreement is agreed with Sport England and Gloucestershire County
FA in line with the intended usage levels of the facility.

The RFU recognise that the current provision on this site is insufficient for the current sporting use.
The site is recognised within the recently adopted Bristol PPS. The design layout of the space
provision within the changing facilities looks to be adequate. However, to ensure the changing
facilities are completely en-suite, the 2x WC's which serve each changing room should be enclosed
within each changing room, without having a shared access. The RFU does not wish to object to
this application.
The ECB advise that there is need for an upgraded facility has been highlighted in the Bristol PPS
(page 166). As the Design and Access Statement references following SE Guideline, cricket is
happy with this noting that in the main this will be used for rugby as cricket on the site is limited
albeit there is a non-turf pitch. The proposed changing rooms are adequate for ECB purposes but
would suggest that the showers are cubicle based. The ECB support the application.
Having assessed the application, Sport England subject to design clarifications as raised above by
way of an amended plan(s) would be satisfied that the proposed development meets the following
Sport England Policy exception:
E2 - The proposed development is ancillary to the principal use of the site as a playing field or
playing fields, and does not affect the quantity or quality of pitches or adversely affect their use.
Sport England are keen to encourage the opening up of sports facilities to the wider community,
when they are not required by the main user. On this site it is valuable to agree in a Community
Use Agreement (CUA) how it is intended to operate, covering such matters as hours of availability,
management arrangements, pricing policy etc. Sport England would wish to see this existing use
consolidated by way of a Community Use Agreement. We have developed a template for a
Community Use Agreement which provides a clear basis for drawing up agreements for individual
schools, colleges and academies.
Subject to design clarification and the satisfactory establishment of a Community Use Agreement
through the condition identified below, Sport England would not wish to raise an objection to this
application:
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[Use of the development shall not commence/No development shall commence] [or such other
timescale] until a community use agreement prepared in consultation with Sport England has been
submitted to and approved in writing by the Local Planning Authority, and a copy of the completed
approved agreement has been provided to the Local Planning Authority. The agreement shall
apply to [describe facilities forming part of the development] and include details of pricing policy,
hours of use, access by non-[educational establishment] users [/non-members], management
responsibilities and a mechanism for review, and anything else which the Local Planning Authority
in consultation with Sport England considers necessary in order to secure the effective community
use of the facilities.
The development shall not be used at any time other than in strict compliance with the approved
agreement."
Reason: To secure well managed safe community access to the sports
facility/facilities, to ensure sufficient benefit to the development of sport and to accord with
Development Plan Policy **. Informative: Guidance on preparing Community Use Agreements is
available from Sport England www.sportengland.org.'
Final comments:'Sport England provide advice based on its experience and technical knowledge in sport facility
design and planning. It would advise if it does not consider that the facility has a design and layout
for optimum community sport use. As you note Sport England's advice in this instance is just that,
advice, and is not mandatory requirement but Sport England would highlight where it considers
improvements can be implemented. Ultimately it is at the discretion of the Local Planning Authority
if it wishes to accept a facility that does not fully maximise its potential for community participation in
sport and recreation.
We need to create a welcoming and inclusive environment:
The Football Foundation advise on behalf of the FA that their original comments still stand. They
also seek confirmation on what the community use will look like (types of users) and has there been
any engagement with grassroots clubs to utilise the site?
The RFU have advised that the revisions made by the applicant following our initial comments
seem appropriate and adequate for the sporting use.'
Bristol City Council Public Right Of Way Team has commented as follows:'BCC public rights of way have been alerted to this planning application. The public footpath
BCC/87 should be listed on the constraints as it is abuts the site on the north east boundary, and
the public rights of way team should have been consulted (rightsofway@bristol.gov.uk).
Whilst it may be unlikely that the public footpath 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 BCC/87 (email: rightsofway@bristol.gov.uk)
'No public vehicular rights exist along this path and it may not be driven along without the lawful
authority of 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.
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Due to the close proximity of the development site to the footpath, it may be necessary to advise as
follows:During construction works, PROW [No.(SPECIFY)] :-

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, email:
cd.highwaylicences@bristol.gov.uk);
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, email: traffic@bristol.gov.uk). 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.
In addition the unresolved claim for a town and village green on stoke Lodge Playing Fields, an
applicant has requested the appropriate forms to claim public rights of way across the site. This
claim has not yet been formally confirmed, but I have included maps as some of the routes are
incorporated in the land for which planning is sought. The purple line in the attached pinpoint plan is
the current public right of way, and the other coloured routes (on the Stoke Lodge Playing Fields)
are those which are claimed.'
Bristol City Council Pollution Control has commented as follows:'The submitted acoustic report deals mainly with noise from the plant room but exact details of the
plant to be used at the site are not yet known. I would therefore like to see, by conditions, details to
show that the noise from the plant when it is known will be in compliance with the plant noise levels
given in the report.
The report also briefly deals with the use of the building in general and concludes that the 'proposed
development does not present any potential noise impacts to nearby residential properties'. In order
to ensure that this is the case I would also like to ask, by condition, for a management plan detailing
how the building will be used.
The applicant has confirmed that the new facilities (including the social area) will be used only in
association with the use of the wider playing fields for sport activities. The applicant has confirmed
that it will not include a bar and will not sell alcohol, will not be used for fitness activities and will not
be used as a venue for social functions or events. It will be used by the school for briefing students,
for teams as meeting space, and for players and spectators to use before and after sports games to
enjoy light refreshments. I therefore do not envisage that any harmful noise or disturbance would
arise from the use of the space.
I do have some concerns however that the opening hours and use of the building could result in
noise and disturbance, say for example a student or Sunday football team holding a post-match
event with alcohol till 22.00 on a weekday or 20.00 on a weekend. The required management plan
must therefore include clear detail on issues such as frequency of events, non-school use,
particularly in the evening and weekends; rules/conditions of use and management/checking of
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premises.'
Bristol City Council Urban Design has commented as follows:Verbal comments - 'Whilst not particularly high quality the proposed new structure would represent
an improvement on the existing structure, and would not be of such a scale that would harm the
character and appearance of the area.'
Bristol City Council Conservation Section has commented as follows:Verbal comments: 'The section of wall to be demolished is not listed and the new structure will be
sited a suitable distance away from Stoke Lodge so that it would have no impact on the setting;
subsequently no objections.'
Bristol City Council Air Quality has commented as follows:Verbal comments: ''Whilst the proposal may result in more vehicle movement to and from the site
overall I do not consider that this would result in any harmful air quality issues given the size of the
changing facilities.'
Bristol City Council Arboricultural Team has commented as follows:'The supplied arboricultural impact assessment and arboricultural method statement produced by
Bosky Trees identifies and appropriately addresses the arboricultural impacts on trees on and
adjacent to the site I therefore have no objections to the proposals on arboricultural grounds. The 4
trees and 1 group of trees identified for removal do not hold high visual amenity value, being
identified as category C and U trees. Should permission be granted could we include standard
arboricultural conditions relating to:
Protection of Retained Trees During the Construction Period
No work of any kind shall begin on the site until the protective fence(s) have been erected around
the retained trees in the position and to the specification detailed in the Arboricultural Method
Statement produced by Bosky Trees 14th November 2017.
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 and that photographic evidence be sent of the
erected tree protection in order that the Authority may verify that the approved tree protection
measures are in place when the work commences.
Arboricultural Supervision
The developer's arboricultural consultant must be present to oversee the removal of concrete
surfaces from areas near trees in accordance with the Arboricultural Method Statement produced
by Bosky Trees 14th November 2017.
Replacement tree planting
Replacement trees must be planted in accordance with the Landscape plan and planting
specification produced by Bosky Trees 14.11.17.'
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Bristol City Council Flood Risk Manager has commented as follows:'Surface water management and drainage will need to be duly considered for the new development.
This should be designed in accordance with the West of England Sustainable Drainage Developers
Guide,
available
at:
https://www.bristol.gov.uk/planning-and-building-regulations/flood-riskdrainage-and-development.'
Bristol City Council Nature Conservation Officer has commented as follows:'The ecological survey dated February 2017 recommends that ivy growing on the building is cut
through close to the base as soon as possible. This is designed to kill the growth of ivy, making it
unattractive to nesting birds and allowing any bat using it to leave of its own accord as the
vegetation gradually dies.
Measures are also recommended to protect the nearby hedge from damage during construction
works. Robust fencing with warning signs on is recommended. The report also states that if tree
branches are potentially vulnerable to damage during works they should be trimmed back neatly to
the trunk of the tree.
These recommendations should be secured by appropriate planning conditions or advisory notes.
The ecological survey dated February 2017 has assessed that the two buildings on site have
negligible potential to support roosting bats. I agree with the findings of the survey and have no
reason to doubt the conclusions.
A video submitted by a local resident shows bats flying around and apparently foraging but this
does not necessarily mean that they are roosting in either of the buildings.
The report that was undertaken in February included an assessment of the bat roosting potential of
the two buildings on site. If the buildings had been assessed as having potential for roosting bats
then further bat dusk emergence or dawn re-entry surveys would have been recommended during
the period May to August/September.
Significant external lighting such as floodlighting does not appear to be included within this
application.
Accordingly I consider that the application would have no harmful impact on bats or wildlife in the
area.'
RELEVANT POLICIES
Planning (Listed Buildings & Conservation Areas) Act 1990
National Planning Policy Framework – March 2012
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocation and Development
Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan
(Adopted March 2015) and (as appropriate) the Old Market Quarter Neighbourhood Development
Plan 2015.
In determining this application, the Local Planning Authority has had regard to all relevant policies
of the Bristol Local Plan and relevant guidance.
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KEY ISSUES
(A) PRINCIPLE OF DEVELOPMENT
An application to grant Stoke Lodge Playing Field Town and Village Green (TVG) status was
approved by Bristol City Council Public Right of Way and Greens Committee (PROWG) on 12
December 2016. The decision to register was quashed by the High Court (Case No:
CO/1208/2017) on the 3rd May 2018. The application site (Stoke Lodge Playing Field) is therefore
not a registered Town and Village Green, and is not afforded protection in this respect.
The application site is however located in an area of Designated Important Open Space as defined
within the Policies Map associated within the Council's Site Allocations and Development
Management Polices Local Plan (2014). Policy DM17 in this document states that development on
part, or all of an important open space as designated will not be permitted unless the development
is ancillary to the open space use. Policy BCS9 of the Bristol Development Framework Core
Strategy (2011) is also applicable, and states that the integrity and connectivity of the strategic
green infrastructure network should be maintained, protected and enhanced. Open spaces which
are important for recreation, leisure and community, townscape and landscape quality and visual
amenity should be protected.
In this instance it is considered that the proposed new changing room's facilities structure would be
of size so that it would (as per the existing structure) be ancillary to the open space use. The overall
function and character of the open space would not be impacted upon by the development. Further,
the proposed new facilities would fall under the same use class as the existing (Use Class D2)
which in nature would provide a supporting role of benefit to the ongoing use/function of the site as
playing fields. The application is subsequently considered acceptable in principle use terms.
(B) HIGHWAY SAFETY, TRANSPORT AND MOVEMENT ISSUES
Policy BCS10 in the Bristol Core Strategy (2011) states that developments should be designed and
located to ensure the provision of safe streets and reduce as far as possible the negative impacts of
vehicles such as excessive volumes, fumes and noise. Policy DM23 in the Site Allocations and
Development Management Policies (2014) in addition states that development should not give rise
to unacceptable traffic conditions. Examples of unacceptable traffic conditions referred to in the
policy include the introduction of traffic of excessive volume, size or weight on to unsuitable
highways/or in to residential or other environmentally sensitive areas. This could result in high
levels of transport noise and disturbance, a decrease in air quality and unsafe conditions both on
the highway and for pedestrians.
The application proposes to replace the existing dilapidated changing room building with a new
building of a larger footprint. The building will be located to the north/east boundary of Stoke Lodge
Playing Field. The playing fields are bounded by Shirehampton Road to the South; Ebenezer Lane
to the North; Parry's Lane to the East and residential properties to the West. The area immediately
to the north of the changing room facilities is residential in character.
The existing playing fields and changing facilities have been used in the past by a range of local
community sports teams, as well as Cotham School (the applicant) for PE lessons. It is however
recognised that the facilities and playing fields aren't currently used by Cotham School or any
community sports teams. This is in part due to the poor quality changing facilities, which are
dilapidated and not fit for purpose. The principle of replacing the changing facilities is therefore
acceptable and welcomed in principle in this respect.
Following consultation however, Bristol City Council Transport Development Management Team
raised concerns that the new and enhanced changing facilities would increase the intensity of
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usage of the changing rooms by the school and community sports teams and that would be
associated with an increase in vehicle and coach traffic, which is unsuited to the local roads and
highway network surrounding this site.
The existing changing facility has a total floor area of approximately 210 square metres. The
proposed new facilities will have a total floor area of approximately 317 square metres. The
proposed replacement structure therefore represents approximately a 50% increase in
size/floorspace.
The existing building compromises two changing rooms, with a central refreshment area and
kitchen. The proposed replacement facilities would however consist of four changing rooms (each
able to accommodate 20 persons); officials changing facilities, accessible changing facilities and a
larger social area with kitchen.
As each of the changing rooms would be able to accommodate 20 people this could lead to at least
80 people using the building at any one time, more if match officials are included. If supporters are
then factored in this would lead to a substantial number of people requiring access to the site.
Whilst there is the possibility that some may choose to use the bus, as the No 3 service stops on
Coombe Lane, given the need to transport kit and the fact that the service is only once every 20
minutes Monday to Saturday and at least every 30 minutes on a Sunday, it is likely that a
substantial number of people would choose for ease of convenience to drive to the site via private
car.
Whilst the submitted Transport Statement and Design & Access Statement set out that there is
sufficient parking within neighbouring streets no parking surveys have been carried out to confirm
this assertion is correct. If a large number of people were to park in surrounding roads parking
restrictions would likely be required to ensure visibility splays are kept clear to reduce the risk of
any collisions. Unfortunately no data has been provided to show the predicted trip generation to and
from the site, despite request. The submitted Transport Technical Note sets out that no data is
available on TRICs (Trip Rate Information Computer System) for a development such as this.
Whilst it is accepted there is no comparably sized sites there is data for five a side football pitches;
it is considered that this data could be used in this instance. Whilst any data would need to be
amended based on the number of players per side and the number of pitches in use and would
therefore not be entirely accurate it would give at least some approximation of what the likely
impact would be on the surrounding highway network.
All of the documents submitted during the course of the application state that there would no
appreciable change in impact, but no data has been provided to support this assumption.
Overall it is the view of the Local Planning Authority that there would be a material increase in trip
generation to and from the site following the development. Given the vastly improved facilities,
which will be 50% larger than the existing facilities and will include twice as many changing rooms,
it is not considered unreasonable to expect that the site would attract an increased number of
users. It is recognised that Paragraph 3.3 of the Transport Statement submitted by the applicant
states that 'the (existing) changing rooms themselves are too small to cater for rugby/football
teams'. It is therefore considered likely that football and rugby teams would now be able to make
use of the site, where previously this wasn't possible.
When factoring in the proposed extensive hours of operation (Monday to Friday 08:00 to 22:00, and
from 09:00 to 20:00 on Saturdays and Sundays) it is considered that this could result in a
substantial adverse impact on the surrounding highway network.
In relation to access to the site, there are no coach parking facilities or turning areas available in the
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vicinity of the site. As set out in the Transport Statement, the applicant proposes a looped access
route for coaches comprising the following roads: Parry's Lane; Cross Elms Lane; South Dene;
West Dene; Coombe Lane. Bristol City Council Transport Development Management team
considers the narrow residential roads on the proposed route to be unsuitable for frequent use by
coaches.
The location of the proposed coach drop-off/pick-up point is at the junction of South Dene and West
Dene. This arrangement is also not ideal as the road would be obstructed by coaches during dropoffs/pick-ups and also during the waiting period if coaches arrive at the pick-up point before the
pupils. In addition, the junction of South Dene and West Dene does not allow much space for coach
movements around the corner, especially if other vehicles were parked near the junction.
The submitted Transport Technical Note sets out that coaches using the adjacent residential streets
should be discounted as this is existing practice. Whilst this may be the case, as noted above it is
considered that the proposed development would result in increased trips, which would exacerbate
the harmful impact caused by coaches using the surrounding residential streets.
Therefore, based on the information provided, it is considered that the proposal would give rise to
unacceptable traffic conditions and the application is subsequently considered unacceptable and is
recommended for refusal due to conflict with Policies BCS10 and DM23 and is recommended for
refusal on these grounds.
It should be noted that during the course of the application the LPA suggested potential solutions,
such as utilising the car park at the nearby Stoke Lodge, which is owned by the Council. However,
the applicant didn't wish to enter discussions to see whether this may be feasible.
(C) WOULD THE PROPOSED DEVELOPMENT BE ACCEPTABLE IN DESIGN TERMS AND
WOULD IT PRESERVE THE HISTORIC SETTING OF NEARBY LISTED BUILDINGS?
Stoke Lodge itself is a Grade II listed building. The Authority is required (under Section 66 of the
Planning (Listed Buildings and Conservation Areas) Act 1990) to pay special regard to the
desirability of preserving the setting of listed buildings. Section 12 of the national guidance within
the National Planning Policy Framework (NPPF) states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation, with any harm or loss requiring clear and convincing justification.
Paragraph 132 of the NPPF states that significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. Furthermore, paragraph 134
states that where a proposed development will lead to substantial harm to or total loss of
significance of a designated heritage asset, local planning authorities should refuse consent, unless
it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public
benefits that outweigh that harm or loss. In addition, Bristol Core Strategy (Adopted 2011) Policy
BCS22 seeks to ensure that development proposals safeguard or enhance heritage assets in the
city with Policy DM31 in the Site Allocations and Development Management Policies (Adopted
2014) expressing that alterations to buildings should preserve or enhance historic settings.
Bristol Core Strategy Policy BCS21 (2011) advocates that new development should deliver high
quality urban design that contributes positively to an area's character and identity, whilst
safeguarding the amenity of existing development. Policy DM27 in the Site Allocations and
Development Management Policies (2014) expresses that the layout, form, pattern and
arrangement of streets, buildings and landscapes should contribute towards to creation of quality
urban space and that the height, scale and massing of development should be appropriate to the
immediate context, site constraints, character of adjoining streets and spaces and setting.

Item no. 1
Development Control Committee A – 21 June 2018
Application No. 17/06665/F : Stoke Lodge Playing Fields Shirehampton Road Bristol BS9
1BN
The existing changing facility has a total floor area of approximately 210 square metres. The
proposed replacement facilities will measure approximately 317 square metres. The proposed
replacement structure therefore will be of a larger footprint than the existing. The overall height of
the building will also increase from 3.4 metres to 6.4 metres (to incorporate the change in design
from a flat roofed to pitched roof building). Whilst the replacement building will therefore be larger
than the existing the Council's Urban Design Team commented that the replacement facilities would
not be of such an increased size to negatively impact on the character or appearance of the local
area.
The structure will be faced in timber cladding, with a metal sheet roof tile cladding and uPVC
windows. The overall design is not considered particularly high quality, however it would still
represent a visual improvement to the existing dilapidated facilities and their upgrade is welcomed
in design terms. The new building would also be situated a suitable distance away from Stoke
Lodge so that it would have no detrimental impact on the overall historic setting of the listed
building.
A number of objections have been received from local residents stating that the development
should not be permitted as it seeks to demolish as section of a listed wall. Following consultation
with the Council's Conservation Officer it was confirmed that the section of wall to be demolished is
not listed. Whilst the loss of traditional boundary walls is not ideal in itself, it is considered that the
loss of boundary wall (to increase the width of access to 2 metres) would not have such a
detrimental impact on the streetscene or character of the area to warrant refusal as the majority of
the wall will remain unaltered.
Following the above, the application is considered acceptable on design grounds; also taking into
considered the historic setting of Grade II listed Stoke Lodge.
(D) WOULD THE PROPOSAL UNACCEPTABLY AFFECT THE RESIDENTIAL AMENITY OF
NEIGHBOURING RESIDENTIAL PROPERTIES?
Policy BCS21 in the Bristol Core Strategy (Adopted 2011) advocates that new development should
deliver high quality urban design and safeguard the amenity of existing development. Policy DM30
in the Site Allocations and Development Management Policies (Adopted 2014) also expresses that
alterations to buildings should safeguard the amenity of the host premises and neighbouring
occupiers.
Policy BCS23 in the Bristol Core Strategy states that the location of development should take
account of the impact of the proposed development on the viability of existing surrounding uses by
reason of its sensitivity to noise pollution. Policy DM35 in the Site Allocations and Development
Management Policies states that any scheme which will have an unacceptable impact on
environmental amenity by reason of noise will be expected to provide an appropriate scheme of
mitigation.
Overbearing and Overshadowing Impact
The proposed replacement structure in this instance would be of a greater scale than the existing
structure (in both footprint and height). However, the increase is not considered to be overly
significant in this instance, and given the siting of the structure approximately 18 meters away from
the nearest residential property (No.2 Stoke Lodge Cottage) it is considered that no detrimental
overshadowing will arise, nor will an overbearing sense of enclosure be created to any surrounding
residential properties.
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Overlooking and Light
It is recognised that the replacement changing rooms structure would include windows to the west
elevation which will directly face No.2 Stoke Lodge Cottage, however as noted above the
separation distance between the development and this dwelling is considered relatively substantial
meaning any overlooking would not be detrimental enough to warrant refusal, particularly as the
windows are only located at ground floor level and No.2 Stoke Lodge Cottage has a relatively tall
boundary fence, which will largely restrict views. Any light omitted from the replacement facilities
would be similar to that of a residential unit, and would not be considered harmful enough to
warrant refusal on light pollution grounds.
Noise and Disturbance
The application has also been assessed with input and advice from the Bristol City Council
Pollution Control Team. In this instance it is recognised that the premises is located in a primarily
residential area, with residential properties located directly to the north. A number of objections
have been received from surrounding properties, which have raised concerns that the proposed
application would result in increased noise and disturbance to the detriment of surrounding
residential amenity given the nature of the use and proposed hours of operation (Monday to Friday
08:00 to 22:00, and from 09:00 to 20:00 on Saturdays and Sundays).
The applicant has confirmed that the replacement facilities (including the social area shown on the
plans) will be used only in association with the use of the wider playing fields for sport activities.
The applicant has confirmed that it will not include a bar and will not sell alcohol, will not be used as
a venue for social functions or events (i.e. for fitness activities, club parties etc). It will be used by
the school for briefing students, for teams as meeting space, and for players and spectators to use
before and after sports games to enjoy light refreshments. The Council's Pollution Control Team
therefore confirmed that they do not envisage that any harmful noise or disturbance would arise
from the use of the replacement changing facilities.
However, it is still recognised that the hours of operation will be extensive and the use of the
building in association with sporting activates late into the evening could still result in some noise
and disturbance if not suitably managed (for example a student or Sunday football team holding a
post-match event until 22.00 on a weekday or 20.00 on a weekend). Therefore to ensure that the
premises will be suitably managed and operate in a manner which will cause no harm to the
amenities of surrounding properties by reason of noise and disturbance the submission of a
Premises Management Plan would be secured via condition if permission were to be forthcoming.
The plan would need to set out clear details on issues such as frequency of events; non-school use
(particularly in the evening and weekends); rules/conditions of use and management/checking of
the premises. Compliance with this management plan would the also be secured by condition.
It is recognised that a plant room is proposed within the building, however at present the exact
details of the plant to be used at the site are not yet known. The Council's Pollution Control Officer
subsequently requested that a condition be attached to any permission to secure the submission of
details to show that any plant to be used in the future will be in compliance with the plant noise
levels given in submitted acoustic report, and therefore not harmful to the amenities of surrounding
residents.
Following the above it is considered that, subject to the imposition of relevant conditions if
permission were to be forthcoming, the proposed replacement changing facilities would cause no
detrimental harm to surrounding properties with regards to noise and disturbance, nor will the
proposal result in any harmful overbearing, overshadowing or overlooking issues arising.
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(E) WOULD THE PROPOSED DEVELOPMENT RAISE ANY ARBORICULTURE ISSUES?
Policy BCS9 in the Bristol Core Strategy (2011) states that the integrity and connectivity of the
strategic green infrastructure network should be maintained, protected and enhanced. Individual
green assets should be retained wherever possible and development should incorporate new or
enhanced green infrastructure of an appropriate type, standard and size.
Policy DM17 in the Site Allocations and Development Management Policies (2014) states that all
new development should integrate important existing trees. Where tree loss of damage is essential
to allow for appropriate development, replacement trees of an appropriate species should be
provided in accordance with the tree compensation standard. Policy DM15 in the same document
states that green infrastructure provision facilitates a positive effect on people's health by providing
space and opportunities for sport, play, and social interaction. The provision of additional and/or
improved management of existing trees will be expected as part of the landscape treatment of new
development.
The application proposes to remove four trees (3x category C, 1x category U) and one group of
trees (category C) from the site. Following consultation the Council's Arboricultural Officer
confirmed that the trees to be removed do not hold high visual amenity value and therefore the loss
is acceptable in this instance. To mitigate the loss of these trees 3.no replacements are proposed
on site, which is in accordance with the Bristol Tree Replacement Standard and is therefore
acceptable. To ensure no harm is caused to any retained trees on site protection measures are
proposed in the form of protective fencing and temporary trackway to protect tree roots. Following
consultation the Council's Arboricultural Officer confirmed that these measures are acceptable.
Given the above, the application is considered acceptable on arboricultural grounds. If an approval
was forthcoming conditions would be attached to any permission to ensure the tree protection
measures are installed in accordance with the approved detail and the replacement planting is in
accordance with the submitted landscape plan.
(F) WOULD THE PROPOSAL HAVE ANY ECOLOGICAL IMPLICATIONS?
Policy DM19 in the Site Allocations and Development Management Policies (2014) seeks to protect
habitat, features and species which contribute to nature conservation, and developments are
expected to be informed by appropriate surveys.
The application is supported by an ecology report, which has been scrutinised by the Council's
Nature Conservation Officer, who raises no objection to the proposal subject to the implementation
of the report's recommendations and the applicant observing the protection given during the bird
nesting season, which if permission were to be forthcoming would be conditioned.
It is recognised some local residents have raised concern that the existing buildings to be
demolished could provide habitat for roosting bats. The submitted ecological survey dated February
2017 has assessed that the two buildings on site have negligible potential to support roosting bats.
The Council's Nature Conservation Officer has confirmed that they agree with the findings of the
survey and have no reason to doubt the conclusions. A video submitted by a local resident as part
of the public consultation shows bats flying around and apparently foraging but this does not
necessarily mean that they are roosting in either of the buildings.
As noted above, the report that was undertaken included an assessment of the bat roosting
potential of the two buildings on site. If the buildings had been assessed as having potential for
roosting bats then further bat dusk emergence or dawn re-entry surveys would have been
recommended during the period May to August/September. Significant external lighting such as
floodlighting is not proposed as part of this application, which could have an impact on foraging bat
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activity.
Following the above, it is not considered that the proposed development would have any harmful
impact on local wildlife and ecology.
(G) SUSTAINABILITY AND CLIMATE CHANGE
Current planning policy within the adopted Bristol Development Framework, Core Strategy (2011)
requires new development to be designed to mitigate and adapt to climate change and meet targets
to reduce carbon dioxide emissions. This should be achieved, amongst other measures, through
efficient building design, the provision of on-site renewable energy generation to reduce carbon
dioxide emissions by at least 20% based on the projected residual energy demand of new
buildings. The approach proposed should also be supported by the provision of a sustainability
statement and an energy strategy.
Paragraph 96 of the NPPF states that in determining planning applications, local planning
authorities should expect new development to comply with adopted Local Plan policies on local
requirements for decentralised energy supply unless it can be demonstrated by the applicant,
having regard to the type of development involved and its design, that this is not feasible or viable.
The applicant has provided an Energy Strategy Statement which details some proposed energy
saving measures such as air source heat pumps and solar panels. Whilst these measures would
fail to meet the required 20% reduction in carbon dioxide emissions, the applicant has
demonstrated in their submitted Energy Strategy Statement that this is unfeasible due to the hot
water service load for the showers (which represents in excess of 95% of the total building energy
consumption).
Following consultation given the scale and nature of development proposed the Council's
Sustainability team confirmed that the measures proposed are acceptable in this instance. If
permission were to be forthcoming a condition would be added securing these measures.
(H) DO THE PROPOSALS RAISE ANY SPORTS AND LEISURE PROVISION ISSUES?
As the proposal involves the use of land being used as a playing field or has been used as a
playing field in the last five years, as defined in The Town and Country Planning (Development
Management Procedure) (England) Order 2015 (Statutory Instrument 2015 No. 595) consultation
with Sport England has been undertaken. Sport England's policy is to oppose the granting of
planning permission for any development which would lead to the loss of, or prejudice the use of,
all/part of a playing field, unless one or more of the five exceptions stated in its policy apply.
Following consultation, Sport England confirmed that Playing Pitch Strategy (PPS) information
shows that the site has poor changing provision and in need of investment. The principle of
development is subsequently welcomed and acceptable in this respect, as the proposed
development is ancillary to the principal use of the site as playing fields, and does not affect the
quantity or quality of pitches or adversely affect their use.
Following initial concern raised by Sport England regarding the design and layout of the
replacement facilities revised plans were provided. Whilst these have addressed most of the
concerns raised Sport England have commented that the design and layout of the facility still isn't
ideal with regards to offering optimum community sport use, primarily due to the lack of showers.
Whilst this is not ideal, overall it is not considered reasonable to refuse the application on this basis,
as the facilities overall will be much improved to the existing and will be of benefit to users.
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Sport England are keen to encourage the opening up of sports facilities to the wider community,
when they are not required by the main user. On this site it would be valuable to agree in a
Community Use Agreement (CUA) how the replacement facilities are intended to operate, covering
such matters as hours of availability, management arrangements, pricing policy etc. It is recognised
that the applicant has provided no detail or information covering these issues, however it is not
considered pertinent to refuse the application in respect as such detail could be secured via
condition, if an approval was forthcoming.
Following the above, the application is considered acceptable with regards to sport and leisure
provision.
(I) FLOOD RISK
Bristol Core Strategy (2011) Policy BCS16 states that all development will also be expected to
incorporate water management measures to reduce surface water run-off and ensure that it does
not increase flood risks elsewhere. This should include the use of sustainable drainage systems
(SUDS).
The Council's Flood Risk Team confirmed that the replacement building will re-use existing
drainage infrastructure and will have little or no impact on surface water drainage matters. No
objections are subsequently raised to the application on flood risk grounds, however it should be
noted that if an approval was forthcoming a condition would be attached required further detail in
relation to how the development will incorporate sustainable urban drainage methods (SUDS).
(J) AIR QUALITY
Policy BCS23 of the adopted Core Strategy (2011) and Policy DM33 of the Site Allocations and
Development Management Policies (2014) requires development that has the potential for
significant emissions to the detriment of air quality to include an appropriate scheme of mitigation
measures.
Whilst the development will result in increased trips to and from the site the Council's Air Quality
Team confirmed that this would not result in any harmful air quality impact given the scale of
development in this instance.
(K) IMPACT ON PUBLIC RIGHT OF WAY
It is recognised that public footpath BCC/87 abuts the site on the north east boundary, which should
remain open and safe for public use at all times. It is considered unlikely that the public footpath will
be affected by the proposed development. No objections are therefore raised, however if an
approval was forthcoming advice would be attached to make the developer aware of their
obligations not to interfere with the public right of way whilst development is in progress or on
completion, as any interference may well constitute a criminal offence.
CONCLUSION
Overall the LPA fully supports the principle of replacement changing facilities on site and
recognises that the existing building is not fit for purpose. However, whilst the provision of
replacement changing facilities is welcomed in principle it is not considered that this should give
rise to unacceptable traffic conditions in the local area.
The basis for the objection to the current proposal is that the proposed enlarged and enhanced
changing room facilities would result in an increased number of people accessing to the site. This
would lead to a significant increase in coach/vehicle traffic which is unsuited to the local highway
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network. Therefore, based on the information provided it is considered that the proposal would give
rise to unacceptable traffic conditions in the local area.
During the course of the application the LPA suggested potential solutions, such as utilising the car
park at the nearby Stoke Lodge, which is owned by the Council. However, the applicant didn't wish
to enter discussions to see whether this may be feasible and has requested that a decision be
made on the proposal as submitted to date without a final solution being agreed.
For these reasons the application is thus recommended to Members for refusal.
RECOMMENDED
REFUSED
The following reason(s) for refusal are associated with this decision:
Reason(s)
1.

The proposed enlarged and enhanced changing facilities would increase the intensity of
usage of the facilities by Cotham School as well as community sports teams and that would
in turn be associated with a significant increase in vehicle and coach traffic and parking
demand unsuited to the local highway network surrounding the site. Therefore, based on the
information provided, it is considered that the proposal would give rise to unacceptable
traffic and highway safety conditions. The proposal is therefore in conflict with Policy BCS10
of the Bristol Core Strategy (2011) and Policy DM23 of the Site Allocations and
Development Management Policies (2014) as well as guidance within the NPPF.

Advice(s)
1.

Refused Applications Deposited Plans/Documents
The plans that were formally considered as part of the above application are as follows:DP-1 Demolition Plan, received 31 December 2017
TPP-1 Tree Protection Plan, received 31 December 2017
160896 P(0)01 Location plan, received 1 December 2017
160896 P(0)02 Existing site plan, received 1 December 2017
160896 P(0)03 A Existing floor plan, received 25 April 2018
160896 P(0)04 Existing elevations, received 1 December 2017
160896 P(0)05 A Proposed site plan, received 31 December 2017
160896 P(0)06 B Proposed floor plan, received 31 December 2017
160896 P(0)07 A Proposed elevations, received 31 December 2017
160896 P(0)08 Existing and proposed site section, received 1 December 2017
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WALL CLADDING
To the tenderers wall construction design proposals, P&F new
Thermowood horizontal spruce/pine timber cladding system as
supplied by Metsä Wood. The cladding profile shall be either the
channel or PMV profile size 118mm x 21mm or T&G shiplap planks
142mm x 21mm thick as Thermo D profile reference for external use.
The cladding system shall incorporate a drained and ventilated cavity
to ensure any water penetrating the cavity will drain away and any
vapour within the cavity wall will be diffused away by the vertical air
flow. The frame fixing method shall suit the tenderers wall
construction design. To the Thermowood cladding, apply Sikkens BL
opaque exterior wood stain treatment together with Sikkens Cetol BL
predura. All to be applied in strict accordance with the manufactures
instructions and recommendations.
FASCIAS & SOFFITS
P&F new white PVCu 18mm thick fascia boards and 9mm thick soffit
boards as supplied by Eurocell. The depth of both fascia and soffit
dictated by the tenderers roof construction design.
RAINWATER GOODS
P&F new Alumasc AX Smooth deep run powder coated aluminum
guttering and compatible downpipes. Gutter to be 125mm x 110mm
deep with 75mm diameter circular downpipes. Rainwater system
shall be RAL 9017M Black. Extend downpipes to connect to the new
below ground drainage via new Hepworth back inlet gullies. All to be
installed in strict accordance with the manufactures instructions and
recommendations.
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PROPOSED SOUTH EAST ELEVATION

GENERAL NOTES
WINDOWS & DOORS
P&F New double glazed PVCu windows and doors to BS 7412, BS
EN 14351:1, BS 6375
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PROPOSED NORTH WEST ELEVATION

WINDOW NOTES
ROOF
P&F new Decra classic aluminum galvanized steel roof tile cladding
in Anthracite grey. Size of cladding to suit the roof configuration. Tiles
to be fixed to the contractors roof structure design using 50mm x
2.5mm coated Decra nail fixings.
P&F protimised softwood roofing battens 50mm x 25mm or 38mm x
25mm battens to suit tenderers design rafter centres. The roof
covering shall incorporate the Decra dry-fix method. Include for
cloaked verges, ridge and hip tiles. All to be installed in accordance
with the manufactures instructions and recommendations. Roof
construction and ventilation design to be submitted by the tenderer
shall be fully building regs compliant.
The exact roof pitch to be confirmed by the tenderers design
submission allowing for the height requirements for the M&E plant
room requiring 3.4m height clearance as a minimum.
SUN TUBES
P&F new Icopal Dalite Solartubes as shown. Fit solatube kit 290 DS
ref ST29UPK including extension tubes and visdion ceiling diffuser.
SECURITY SHUTTERS
P&F high security roller shutters to the windows and doors as
manufactured by Samsondoors. Ref Seceuroshield 380I.

WINDOWS
To achieve u-Value of 1.8W/m2K, calculated according to BE EN
10077-1 or 10077-2 as defined in BS EN 14351-1 to Approved
Document L2B.
GLAZING
To be hermetically sealed double glazed 28mm units, comprising
inner pane of 6.4mm soft coat low emissivity laminated glass and an
outer pane of 6.4mm toughened glass as size dictates. Units to be
argon filled with warm edge spacer bar. The sealed units to have a
centre pane u-Value no greater than 1.2W/m2K.
Insulated composite panels to be 28mm thick with internal and
external Plastisol face with 4mm plywood and Styrofoam core. The
panel construction should produce a 'centre pane' u-Value of
1.1W/M2K or less.
WINDOW IRONMONGERY
To be espagnolette locking mechanism with restrictor and lockable
lever handle.

1. Decra Classic profiled metal sheet roof tile cladding
2. Thermowood timber cladding - colour TBC
3. UPVC double glazed window - colour TBC
4. White PVC soffits and fascias
5. Powder coated aluminium rain water pipes
6. Security roller shutter doors
7. Photovoltaic panels
8. 2.0m high galvanized steel palisade fence enclosure with RAL
6005 Moss Green paint finish
9. Icopal Dalite Sun Tubes
10. 1500mm Food Hatch
0

DOOR IRONMONGERY
Doors to be complete with anti-finger trap hinge style, low threshold,
overhead DDA closers, standard DDA lever handles. Locks to
comprise Adams Rite MS2200 lock with Europrofile suited cylinder
(supllied by client) externally and internal thumbturn and slave doors
to have flush bolts.
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EBENEZER

LANE

A

Entrance

INTERNAL MATERIALS SCHEDULE
CEILINGS
To the changing rooms, P&F Gyproc ICS plasterboard ceiling
system with metal support framing system with 1no. layer 12.5mm
thick Gyproc Soundbloc board and plaster skim finish. Shower
rooms to have Gyproc moisture resistant plasterboard and skim
finish. Alternative PVC face plasterboard acceptable.
To all other rooms except the plant room which does not require a
ceiling, P&F Armstrong Trulock Prelude TL24 exposed grid
suspended ceiling system with Armstrong Dune Max
600x600x15mm thick ceiling tiles.
Finished internal ceiling height - 2500mm.
WALLS
All wall finishes shall be either 12.5mm thick plasterboard and skim
finish or PVC/vinyl faced.
To the shower room perimeter walls and accessible walls, full
height P&F white 2.0mm thick PVC Hygienic wall cladding
manufactured by Altro or Bioclad.

21985mm

FLOOR COVERINGS
To the shower rooms, accessible shower/WC and changing rooms,
P&L 2mm thick Polysafe Ultima slip resistant vinyl sheet flooring.

FE

WC
2.2m2

To the social area, P&L 2mm thick Polysafe Woof FX PUR slip
resistant vinyl sheet flooring.
Plant
38.3m2

To the entrance doors, P&L entrance barrier matting as Forbo Coral
Classic roll barrier carpet.

WC
2.1m2

20 Person Changing Room
29.2m2

Showers

20 Person Changing Room
29.2m2

Showers

20 Person Changing Room
29.2m2

Showers

20 Person Changing Room
29.2m2

Showers

All flooring to be laid in strict accordance with the manufactures
written instructions.

Tray

Serving Hatch

To all toilet areas except the accessible WC, P&F Armitage Shanks
Sandringham 21 35cm hand rinse basin.
14700mm

P&F Armitage Shanks Doc M Contour Pack toilet set with grab rails
etc in blue (LI).

m/wave

DW

Light tube

SANITARYWARE
To all toilets except the accessible WC, P&F Armitage Shanks
vitreous china close coupled WC pan and cistern as Sandringham
21.

FF

WC
2.7m2

Beverage/
Tea Point
11.1m2

WC
2.7m2

WC
2.1m2

Officials
Changing
9.3m2

Light tube

Serving Hatch

WC
2.2m2

WC
Showers

P&L new Armitage Shanks Doc M shower room pack.

WC
2.2m2

P&F Armitage Shanks Alder heavy-duty cleaners sink with bucket
grate, support legs and Alterna Quadrant bib taps.

WC
2.1m2
1500x1500 minimum
manoeuvring space

DOORS
P&F 44mm thick solid core internal doors with ash veneer flush,
manufactured by Howdens Joinery Ltd. The doors to be social area
and inner lobby doors shall have full height glazing. Include for
FD30s as applicable.

Social Area
45.5m2

BEVERAGE / TEA POINT
P&F new kitchen units and worktop all as supplied by Howdens
Joinery Ltd. Range shall be Greenwich Gloss White with D handles
and 35mm thick square edge laminated oxidized metal grey
worktops.

Accessible Bathroom/
Official Changing
7.3m2

Store Room
1.6m2

Clnrs
Cpbd

Lobby

WC
2.2m2

A

P&F new Lamona stainless steel sink and taps. P&L new fittings
including ceramic hob, re-circulating extractor hood, integrated
tower fridge/freezer and dishwasher.

WC
2.1m2
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A 12/10/17 GP SL General layout amendments
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PLAYING

FIELD

EBENEZER

LANE
x

Increase width of
existing entrance to 2m
Entrance

Existing
stone boundary wall

MATERIALS SCHEDULE

P&L asphalt concrete base course in 60mm thick with 20mm size
aggregate followed by 25mm thick asphalt concrete wearing course
using 6mm size aggregate, all land to BS EN 13108-1.

Perimeter timber
fencing

PLANT COMPOUND
To the proposed air source heat pump and air handling unit
compound enclosure, construct new reinforced concrete slab base.
Excavate ground to reduced levels and clear debris from site.
P&L Geotextile membrane. P&L new reinforced concrete slab
comprising 150mm thick PAV2 concrete with A142 mesh with
minimum 25mm top cover.

2000

2.0m high galvanised steel
palisade fence enclosure with
RAL 6005 Moss Green paint
finish.

ASHP & AHU Compound

2000

4000

2000

To the new compound P&F new palisade fence enclosure. New fence
to be hot dipped galvanised steel with powder coated finish with RAL
6005 moss green finish. Fence to be 2000mm high from FFL using
127x70mm universal beam at maximum 2.75mm centres, 70mm
diamter, 3.9mm poles and 50x75x6mm horizontal rails.

8000
2000

P&L new PCC 150x50mm path edging kerbs haunched in concrete.
Fully compact the sub-grade and lay 200mm compacted thickness of
150mm Type 1 stone base.

Level access approach
(minimum 1:21 fall)

FOOTPATHS
To the new footpaths as shown, excavate the ground to reduced
levels and clear debris from site.

Air handling unit (AHU)

Natural Coloured Black Asphalt Concrete

P&F matching palisade double gates with sliding bar and heavy duty
combination lock. All fencing installed in accordance with BS 1722.
Fence post abutting the building shall have a minimum 50mm stand
off gap.

Air source heat pump (ASHP)

LANDSCAPING
To the existing soft landscaping with the site area, up to the stone
boundary hedge line and allowing for re-grading as shown, allow to
grab up and clear all vegetation growth. Including sapling trees,
slumbs, brambles, ivy growth etc and clear from site. Include for
digging out roots etc, clear all debris from site.

Sun tube

Import new steralised grade A top soil to re-grade, bring up proposed
levels. To the new soil, dress new Grade B grass seed similar to the
playing field.

2000

BOUNDARY WALL OPENING
To the stone boundary wall entrance allow to form new 2m wide
opening. Retain the right hand reveal to widen the opening towards
the adjacent neighbouring property to the west. Reform the new
reveal to match existing.

PROPOSED PAVILLION

BOUNDARY FENCE
To the existing site boundary timber fence, provisionally allow to take
down the fence completely and all concrete footings and clear all
debris from site. P&F new tanilised timber 1.8m high traditional close
boarded fence all as specified.

2000

PV Panels. Extent to be
confirmed.

Existing concrete slab and
shrubbery to be removed,
lanscape to be returfed and
made good.

Natural Coloured Black Asphalt Concrete
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