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SUMMARY
The application site relates to an area of approximately 0.4ha of land known as land bounded by
Winterstoke Road, Luckwell Road and Lynwood Road in Bedminster, South Bristol. The site is made
up of both the former buildings and yards of the Kellaway Building Suppliers and the existing site of
the Winterstoke Garage.
The application seeks full planning permission for the demolition of all existing buildings at the site
and the erection of buildings to facilitate 67 residential dwelling units consisting of 8 terraced houses
and 59 flats, external landscaping, parking and other associated works.
The development proposes a mix of 59 one and two bed flats arranged over three separate flat blocks
of up to five storeys and eight three bed houses arranged over a terrace fronting onto Luckwell Road.
The application site is due to be purchased by United Communities Housing Association and they
have confirmed that should planning permission be granted they will be taking the site forward as
100% affordable housing.
Vehicular access to the site would be provided off Lynwood Road and this would provide access to a
two armed internal access road, with two associated parking zones comprising 42no. spaces.
Improved pedestrian access to the site is also proposed off Luckwell Road via a gated undercroft
through the Luckwell Building, a gated pedestrian access from the private lane from Winterstoke Road
and via the existing footpath on Lynwood Road through the removal of one of the gate posts on
Lynwood Road. The Application further proposes to retain the existing Winterstoke Centre right of
access for loading and unloading and improve the Winterstoke Centre loading dock, both the land
afforded the right of access to the Winterstoke Centre and the loading dock are in the Applicant’s
ownership.
Key issues in the report concern the principle of development, affordable housing provision, design,
impact on residential amenity, transport and movement, flood risk, nature conservation and
sustainable design and construction.
In relation to the principle of development it is considered that the loss of employment land at the site
is justified through the Economic Statement which demonstrates that a thorough marketing exercise
was undertaken and that the site has not attracted any serious commercial interest. It is further
considered that the site’s delivery of a fully policy compliant level of affordable housing, plus the
potential overall outcome of the site to be delivered as 100% affordable housing would make a
significant contribution to Bristol’s housing needs and should be given substantial weight in the
determination of the application.
In terms of design and impact on residential amenity, it is considered that the final design sufficiently
addresses the previous concerns from the Council’s City Design Group and the final layout and scale
would be acceptable in this location.
From a transport and movement perspective, whilst the site has an outstanding objection from Public
Transport regarding the lack of provision of a bus shelter and associated real time information, it is
considered that the proposed development is in accordance with all other relevant transport policies in
the Core Strategy and Site Allocations & Development Management Policies document. As such,
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when weighed in the balance, the issue of not providing a bus shelter with real time information is not
considered sufficient to warrant a recommendation for refusal in this case.
It is further considered that the legal representations submitted alongside the application have
satisfied the Council that whilst the Winterstoke Centre have a right of access for loading and
unloading at the proposed site entrance, this does not allow them to park or leave a vehicle
unattended and obstruct the access point to the site providing a sufficient means of access and
suitable enforcement mechanism.
Having carefully considered the technical information submitted in support of the application and the
policy context, specifically against the Core Strategy and Site Allocations and Development
Management Policies as the development plan, the application is recommended for approval subject
to the conditions attached to this report and Section 106 Agreement contributions set out in the
recommendation.
SITE DESCRIPTION
The application site relates to an area of approximately 0.4ha of land known as land bounded by
Winterstoke Road, Luckwell Road and Lynwood Road in Bedminster, south Bristol. The site is made
up of both the former buildings and yards of the Kellaway Building Suppliers and the existing site of
the Winterstoke Garage.
Access to the site is currently gained off Luckwell Road via a dropped kerb and gated entrance,
Winterstoke Road via a private access lane to the Winterstoke Centre and Lynwood Road which is a
no through road providing access to both the former Kellaway Building Suppliers loading bay and the
current Winterstoke Centre loading bay.
The surrounding area comprises a mix of uses but is in predominately residential use to the north and
east and commercial and industrial uses off Winterstoke Road to the south and west. The site’s
immediate boundaries are formed by the Winterstoke Garage and the Redpoint Bristol Climbing and
Fitness Centre to the south and west, the Winterstoke Centre to the north which comprises a mix of
businesses including artists and event/equipment hire and nos. 184-192 Luckwell Road to the east.
The site is not allocated within the Local Plan for any particular land use and is not located within a
Conservation Area or in close proximity to any listed buildings.
RELEVANT HISTORY
The site has no relevant planning history, however a pre-application enquiry was submitted to the
Council in 2017 for the proposed demolition of all existing structures at the site and the erection of
residential dwellings.
APPLICATION
The application seeks full planning permission for the demolition of all existing buildings at the site
and the erection of buildings to facilitate 67 residential dwelling units consisting of 8 terraced houses
and 59 flats, external landscaping, parking and other associated works.
The development proposes a mix of 59 one and two bed flats arranged over three separate flat blocks
of up to five storeys and eight three bed houses arranged over a terrace fronting onto Luckwell Road.
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The proposed density for the site is 144 dwellings per hectare (dph) and the accommodation mix
would be as follows:

Building
1. Luckwell Building

Height
4 storeys

2. Lynwood Building

5 storeys

3. Winterstoke Building

3 storeys

Terraced Houses

2.5 storeys

Accommodation Schedule
Total 13no. flats:
 5no. 1 bed flats
 8no. 2 bed flats
Total 43no. flats:
 12no. 1 bed flats
 31no. 2 bed flats
Total 3no. flats:
 3no. 2 bed flats
Total 8no. houses:
 8no. 3 bed houses

The application site is due to be purchased by United Communities Housing Association and they
have confirmed that should planning permission be granted they will be taking the site forward as
100% affordable housing.
All development would be focused around a small triangular area of public open space which would
accommodate some landscaping features and a ‘doorstep’ children’s play area.
Vehicular access to the site would be provided off Lynwood Road and this would provide access to a
two armed internal access road, with two associated parking zones comprising 42no. spaces.
Improved pedestrian access to the site is also proposed off Luckwell Road via a gated undercroft
through the Luckwell Building, a gated pedestrian access from the private lane from Winterstoke Road
and via the existing footpath on Lynwood Road through the removal of one of the gate posts on
Lynwood Road. The Application further proposes to retain the existing Winterstoke Centre right of
access for loading and unloading and increase the Winterstoke Centre loading dock by 250%,
including the provision of a new return leg to enable vehicles to reverse up to the dock.
The development also proposes one car club space on Luckwell Road and 119no. cycle spaces for
both residents and visitors, plus communal bin stores for the flats and private bin stores for the 8no.
terraced houses. Solar panels are proposed on the roofs of all buildings and brown roofs are
proposed for the three flat blocks.
A Section 106 Agreement for the site would include contributions relating to:
i)

13no. affordable dwellings (3no. houses and 10no. flats) with a tenure of 3 x 3 bed shared
ownership houses and 5 x 1 bed and 5 x 2 bed social rent flats;
ii) £5,395 – contribution for a Traffic Regulation Order for double yellow lines to prevent parking
along Lynwood Road and at the junction with Luckwell Road and at entrance of the site
and southern side of Lynwood Road;
iii) £5,395 – contribution for a Traffic Regulation Order to enforce a car club bay; and
iv) £3,500 – contribution for Travel Plan Management and Audit Fee.
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Please note that the 13no. affordable dwellings in the above mix are the policy compliant ‘fall-back
position’ in the event that the site is not taken forward by a Registered Provider for 100% affordable
housing.

PRE-APPLICATION COMMUNITY INVOLVEMENT
The Applicant has carried out pre-application community consultation as detailed in the Statement of
Community Involvement submitted with the planning application.
In Autumn 2017 discussions were held with Ward Councillors followed by consultation and a series of
public events and a door knocking exercise in Winter/Spring 2018 to discuss the proposed
development.
The issues raised and outcomes provided are detailed in the Statement of Community Involvement
submitted in support of the application.
RESPONSE TO PUBLICITY AND CONSULTATION
Site notices were issues, a press advert published and letters sent to neighbouring properties.
GENERAL RESPONSE FROM PUBLIC
In total there were 35 replies received from members of the public. All 35 responses were in objection.
Comments were made in objection on the following grounds:










Parking pressures;
Impact of the shared access between the residential development and the Winterstoke Centre;
Height and scale of the proposed buildings is out of keeping and would overshadow and
overbear on existing surrounding properties and businesses;
Impact on the Winterstoke Centre 24hr loading bay and function of the business;
Conflict of light industrial and residential uses with noise impacting on future residents and fear
of complaints;
Loss of employment land;
Objection to the proposed yellow lines on Lynwood Road and lack of on-site parking;
Impact on the loading bay and security for Winterstoke Centre; and
Concerns about construction.

In addition to the objections received for the application, a legal representation and nine statutory
declarations were also submitted by the Winterstoke Centre in response to the application and the
Applicant’s legal representation and three statutory declarations from the previous operators at the
site. The documents submitted by the Winterstoke Centre outline their legal view with regards to the
right of access to their loading bay at the end of Lynwood Road and declarations from the owners and
tenants of the Winterstoke Centre outlining how the loading bay is used by their businesses.
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COMMENTS FROM COUNCILLORS
Councillor Mark Bradshaw – Neutral
I am commenting on the application as one of the Bedminster Councillors (for the record, I am also a
local resident living near to the proposed development site). On balance, I support the provision of a
mix of new homes, some affordable or intermediate, given the housing pressures across Bristol,
particularly in Bedminster.
The site was previously used by a builder's merchant with HGV vehicles and visitors arriving and
leaving during the working day. The previous occupier chose to relocate and this extensive site has
been vacant since. In this part of Bedminster, parking pressures are exacerbated by the number of
local businesses nearby, for whom employee and customer parking tends to be on street rather than
in dedicated parking areas. While we have considerable parking and traffic management issues
across the entire Ward, this tension between resident and employee/business parking is most
sensitive in the Winterstoke/Luckwell/Victory areas. You will see that parking is mentioned in most of
the public comments about this scheme.
I welcome the partnership between the applicant and United Communities to ensure that the
affordable homes are well-managed.
The applicant has been fairly receptive to discussions I have had with them about some local parking
and public transport issues. Relocating the bus stop to provide a shelter and hopefully real time
information, will be good for local people using the 24 bus route and facilities such as the nearby
climbing centre. Providing an additional car club vehicle and bay will be welcome as these are difficult
to secure outside the planning process.
However, both will have a marginal impact on the parking tension I've outlined. A permit scheme for
residents of the new development would have greater impact and I would ask the Council to seek to
introduce a restriction on residents in the proposed scheme from parking on Luckwell Road or nearby
streets.
The survey work completed by the applicant's transport adviser does not reflect the tidal local parking
pressures experienced. For example, there is much employee parking during the day from people
working at the nearby caravan factory which disappears after the shift changes in the afternoon.
However, during evenings more cars and vans appear due to events/classes at the Redpoint climbing
centre or people visiting North St park park here to avoid the RPS or general lack of parking spaces.
Also, it is now proposed to extend both the Southville and Bedminster East RPS, which will further
add to the pressures for limited on street parking.
I am also concerned at how Lynwood Road will be taking the brunt of all new vehicle movements onto
the busy Luckwell Road. I have told the applicant about my concern about visibility at this point, which
is also on a route to the nearby Primary School. Lynwood Road will also continue as the main access
for the local businesses remaining next to the proposed development. My view is that Lynwood Road
needs some additional work to improve both visibility and capacity. In terms of wider access, the link
for pedestrians and people cycling directly onto Winterstoke Road is welcomed.
Finally, various residents have raised their concerns about the impact of the taller 5 storey residential
block on their light and privacy. I know these are difficult issues for planners but both have a dramatic
impact on the quality of life for people living nearby. I would ask that some further work is done to
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remodel the height of the development to set back some of the highest elevations away from Luckwell
Road without losing the overall number of units, especially the affordable ones.
I would hope that suitable conditions can be framed to address the access, parking, building
height/overlooking issues and also site management aspects. The latter is also an important matter
for nearby residents, should the application receive approval, given that construction activity, dust and
noise; obstructive contractor parking and over lengthy pavement closures have recently been
experienced elsewhere in Bedminster.
COMMENTS FROM INTERNAL CONSULTEES
Economic Development – No objection
Economic Development have raised no objection to the loss of employment uses at the site.
Economic Development attended a meeting with the Applicant during the determination period and at
this confirmed that the loss of employment uses was justified through the Economic Statement
submitted with the application.
City Design Group – No objection
The Council’s City Design Group have provided a number of comments for the site and following the
most recent set of plans have commented as follows:
The issues raised previously related to the definition of public and private space, the reduction of the
number of single aspect apartments and the lack of evidence to suggest that the proposed scale of
the new buildings would not have an adverse impact on surrounding streets. In addition there was a
recommendation to apply conditions related to material and detailing around windows and doors to
ensure sufficient 3-dimensional modelling particularly of the larger block.
Whilst the concerns were aimed at trying to improve the design qualities of the scheme which would
possibly be in the main acceptable, there have been a number of aspects related to these concerns
that the applicant has acknowledged but ultimately made few changes to the design. The definition of
the public and private space was a key area where it was felt that improvements could be achieved,
particularly by the treatment of both vehicular and pedestrian entrances into the central space. This
has not been achieved, however, the latest drawings do attempt to increase the defensibility of part of
the central space which is most suitable for offering a level of amenity for families with children. Whilst
this is welcomed, it appears that opportunities to organise the site in a more legible way, or make
thresholds into the central space more apparent, have not been taken as recommended.
With regard to the scale of the 5 storey proposed building within what is essentially a broader
residential context, some diagrams have been produced to suggest that the development would not
be visible. (refer to applicant’s response dated the 21st June) The submission cannot be considered
as a comprehensive analysis of the site or the impact of the proposal and falls well short of an LVIA.
We have recently been using google earth to generate viewsheds which indicate where a point at any
height above ground can be seen. I have put a height of 15 metres to indicate the approximate height
of the 5 storey residential block. This appears to confirm that the development will not be visible from
the adjacent streets i.e., Colliter Cresent, Longmoor Road, Luckwell Road or Gore’s Marsh Road,
however views to the buildings will be possible as the land rises to the North East of the site. As such
it suggests that the development at 5 storeys will be visible from Garnet Street, Elmdale Road and
Avonleigh Road. Whist this seems likely, the existing views include the existing climbing centre and
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other industrial sheds along Winterstoke Road, and as such the proposed buildings are unlikely to be
overly detrimental. It does however suggest that we should contain some control of the design and
materials of the roofscape through condition.
To conclude the scheme maintains a number of design concerns as suggested above, however
provides a good response to the Luckwell Road elevation. I do not consider that the ongoing concerns
are sufficient to refuse the scheme on design grounds.

Transport Development Management – Objection from Public Transport
Transport Development Management (TDM) have removed all objections to the application apart from
one outstanding Public Transport objection:
Transport Statement
Due to the number of bus routes that are accessible within a moderate walk of the site coupled with
the fact that the city centre/key employment sites can also be reached on foot/cycle the statement
concludes that the site is within a sustainable location. To understand the potential impact the change
of use would have on the number of two-way trips that would be generated, an assessment was
undertaken using TRICs. This concluded that whilst the extant use would generate 223 two-way trips,
the proposed use would generate just 177 two-way trips, resulting in a net reduction of 46 two-way
trips on an average day. The application proposes 42 parking spaces.
Based on an assessment of car ownership levels for the Bedminster Ward taken from the 2011
census, when taking into consideration 12% growth as calculated by TEMPRO the site is likely to
require parking for approximately 61 cars. Further analysis undertaken by Transport Development
Management, which reviewed the likely number of cars that would be owned per household, revealed
a similar figure when discounting the 4% of households which would own three or more vehicles, as
this was considered highly unlikely due to the sites location. As a result of the proposed parking
arrangements this would leave a shortfall of 19 spaces.
However, following the submission of additional information on the 11th of September (Reference CTP-17-522) the applicant has confirmed that the entire development will now consist of affordable
housing. As residents of affordable homes within the Bedminster ward have lower car ownership
levels it is estimated that this would decrease the demand for parking by 13 vehicles. As a result the
site is likely to require parking for approximately 48 cars. A revised Parking Survey conducted on
Wednesday the 18th of July at 2018 at 10.20pm indicated that there were at least 26 spaces within a
150m walk. Whilst some of these spaces have been discounted, due to the requirement for parking
restrictions on Lynwood Road and the fact that Transport Development Management considers that
dangerously parked vehicles should not be included, the evidence would suggest that there is
sufficient space on-street to cope with any overspill parking.
However, it should be pointed out that as the survey was conducted right before the school summer
holidays it may not be entirely representative. Furthermore, the information submitted does not take
into consideration any parking associated with the tenants of the Winterstoke Centre that would occur
during the daytime nor the need for parking for any visitors. Many of the objections raised by local
residents indicate that the area currently suffers from a shortfall of on-street parking which due to the
lack parking restrictions leads to dangerous/inconsiderate parking. This is particularly acute when
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there are matches at Ashton Gate Stadium. To address these issues and for the avoidance of doubt,
it is recommended that an additional parking survey is undertaken outside of any school holidays.
Travel Plan
Whilst the Travel Plan submitted contains a number of measures, these are insufficient for a
development of this size and no information has been provided as to who or when they would be put
in place, what budget will be available or how they will be monitored. Due to the size of the
development a Travel Plan Management and Audit Fee of £3,500 applies. Alternatively for a fee of
£9,180 (£135 per dwelling) the council will undertake the implementation of the Travel Plan as well as
all monitoring required. A revised Travel Plan written using the council’s template, taking into
consideration the requirements set out within Travel Plan Guide for New Developments which is
available at www.bristol.gov.uk/travelplans must be submitted.
Footway / Lynwood Road / Traffic Regulation Order
As the existing vehicle crossovers on Luckwell Road will no longer be required, the applicant has
agreed to reinstate the footway to full kerb height, for which a Section 171 Licence and a Section 278
Agreement will be required. Due to the limited protection offered by the existing footway as a result of
the height/age of the kerbstones and its poor condition, as evidenced by surface cracking, it must be
fully reconstructed and resurfaced. To ensure large vehicles such as a fire tender and 11.4m refuse
vehicle can safely access the site the applicant proposes to install double yellow lines along one side
of Lynwood Road and at the junction with Luckwell Road. However, swept path analysis submitted
clearly shows that the space between any parked cars and an 11.4m refuse vehicle, particularly when
entering the site, would be extremely tight. If this manoeuvre were to be misjudged there is a risk that
the refuse vehicle could strike vehicles parked nearest the site access point. As a result double yellow
must also be provided on the southern side of Lynwood Road nearest the sites access point to
prevent this from happening. The cost of the associated Traffic Regulation Order (£5,395) along with
the cost of lining which will generate an additional charge must be met by the applicant.
Bus Stop / Car Club Space
Whilst the applicant has agreed to pay for the upgrading of the Marsh Lane (northbound) bus stop,
because they are not prepared to provide any additional land there is insufficient space to be able to
install a shelter. Public Transport Infrastructure Team considers the existing stop not fit for purpose
and that improved facilities are required in order to provide a more viable alternative to single person
car trips and encourage a modal shift. As a result the formally object to the proposals. To ensure there
is sufficient room for a bus to be able to pull up level with the raised kerb and pull away the length of
the bus cage cannot be altered.
It is also important to ensure there is sufficient spare capacity should the frequency of the improved
be increased at a later date. Furthermore the kerb radii at the junction between Winterstoke Road and
Luckwell Road will not be tightened as in doing so buses or any longer vehicles would travel over the
centreline, potentially into the path of oncoming vehicles. In regards to a car club space proposed on
Luckwell Road, this is acceptable providing the applicant is willing to pay for the cost of the Traffic
Regulation Order (£5,395) required to designate and enforce the bay, all lining and signing required, a
vehicle and membership for all residents of the development for a period of at least three years.
Servicing of the Winterstoke Centre
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Currently the Winterstoke Centre can be accessed via an L shaped loading dock at the end of
Lynwood Road. As the building’s owner has a “right of way at all times and for all purposes (including
loading and unloading vehicles)” which grants them unrestricted access to the area in front of the
loading dock as shown by the hatched area on the supporting Land Registry Title BL91552 the
Applicant proposes to retain and improve the Winterstoke Centre’s loading dock and provide a parallel
loading bay. Evidence submitted by the applicant in the form of emails, three statutory declarations
and several letters (Reference MO.5407, Reference CTP-17-522, Reference Stancold Luckwell Rd),
the most recent of which was submitted by Cook & Co Solicitors on the 1st of November, set out that
whilst the Winterstoke Centre does have a right of way which expressly includes a right to load and
unload in the area to the front of the loading bay this this doesn’t allow them to park (other than for the
purposes of loading) or to obstruct the access point to the site.
In particular the three statutory declarations set out that the tenants of the Winterstoke Centre have
never backed up to the dock and have always parked against it when loading/unloading. This has
been directly contested by the owner/tenants of the Winterstoke Centre who have submitted their own
evidence in the form of nine statutory declarations and a letter written by their solicitors Temple Bright
(Reference PT/COL022/0001).
Whilst the loading dock is L shaped, due to the presence of a solid structure/pillar, it is not possible for
vehicles to back up to the section of the dock in front of the former Kellaway Building Supplies building
to unload from the rear of a vehicle and for items to then be transferred round into the Winterstoke
Centre, through the roller shutter door.
It has been suggested by the Applicant in evidence cited above that vehicles such as a Mercedes
Sprinter Van could park parallel to the loading dock within the proposed loading bay and be serviced
presumably by means of a sliding door. However:







It assumes all vehicles have side doors, which is not always the case;
It does not take into consideration the height difference between the loading dock and the
vehicle. An examination of the technical specification of a Mercedes Sprinter Van, available
online at www.mercedes-benz.co.uk, indicates that depending on the model the vans floor
would sit between 0.3m and 0.4m below the 0.9m high loading dock. As a result a ramp would
need to be used. Depending on the weight of the items to be transferred this may require the
vehicle to be parked away from the loading dock so that the ramp has a gentle gradient. In
such circumstances it is possible that the vehicle would completely block the access road for
the length of time that is needed to load it as per the current situation.
It assumes only panel vans will use the loading dock, which is not the case. In this instance a
flatbed truck fitted with hiab (a loader crane) is being used to transfer an extremely heavy
sculpture onto the back of the truck. Such large vehicles would more than likely completely
block the access road.
It does not take into consideration the fact that the proposed hammerhead will make it easier
for vehicles to reverse directly back to the loading dock and as a result will encourage the form
of servicing the applicant does not want the tenants of the Winterstoke Centre to undertake.

Due to the conflicting evidence that has been submitted by both parties, a definitive position was
sought from the Councils Legal Services Department. They have confirmed that whilst the
Winterstoke Centre has a right of access this does not include a right to park. As such if anyone
wanted to access the site they would be required to move any vehicle. Furthermore any arrangements
over the provision and access to the loading bay would need to be agreed between both parties as
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the access road will be on private land. On this basis the proposed servicing arrangements are
deemed to be acceptable.
Surface / Layout / Turning Areas / Lighting
The applicant proposes to make the entire internal road layout a shared surface. To prevent residents
from having to walk in the road the applicant proposes to remove one of the gateposts. The applicant
had requested that the hammerhead be adopted to enable Bristol Waste vehicles to access the site.
However, as it does not meet the councils adoptable standard so this is not possible. Instead a private
waste contractor will be employed. Swept path analysis submitted for an 11.4m long refuse vehicle
indicates that in order to enter the site and emerge in a forward gear there is the risk that it may hit: i)
Vehicles parked on the left hand side of Lynwood Road (looking towards the site) if parking
restrictions are not provided on both sides ii) Any vehicle utilising the loading bay as due to the
difference in height any vehicle is likely to project further out into the carriageway iii) The new
retaining brick wall to the rear of the terraced houses even with the provision of an offset kerb.
Furthermore due to its geometry the driver may not have a sufficiently clear view of any approaching
vehicles thereby increasing the risk of head on collision or a rear end shunt. As the carpark serving
the Winterstoke and Luckwell Buildings has space for 22 cars, the access road should be wide
enough to allow two cars to pass each other within the bend. Both the access road and parking
spaces will be constructed from permeable paving. To prevent the discharge of any surface water
onto the adopted highway appropriate drainage must be provided within the curtilage of the site at the
point of access. To protect Lynwood House from being hit five bollards are proposed which will be set
back at least 0.45m from the edge of the carriageway. Bollards will also be provided to protect the
visitor cycle parking by the entrance to Luckwell House. All of the buildings will feature 0.5m wide
buffers. To protect the Winterstoke Centre and the rear of the terraced houses all of the parking
spaces will feature wheel bump stops.
All of the parking spaces are 2.4m wide x 4.8m long, with the exception of the parallel space and have
at least 6m manoeuvring space. All of the spaces designated for disabled residents have 1.2m wide
hatched areas with the exception of the parallel space, which also lacks 45˚ splays. The spaces will
be allocated, marked, signed and illuminated by bollard lighting, as will the footpaths. To improve
connectivity across the site, the site plan proposes providing a pedestrian/cycle link under the
Luckwell Building that will be protected by a bollard. This is acceptable.
Pedestrian Access To Winterstoke Road
Whilst pedestrians will be able to access the site from Lynwood Road and Luckwell Road it was
originally proposed that they could also utilise the private lane off of Winterstoke Road that serves the
western end of the Winterstoke Centre. However, as this is protected by a right of way it must be
appropriately delineated by a wall/fence/bollards with signage provided to indicate that it is not a
public right of way.
Car Parking / Cycle Parking
The application proposes 42 on-site parking spaces all of which will be allocated. Of these three
spaces will be suitable for disabled people. To enable the installation of Electric Vehicle Charging
Points at a future date the applicant proposes to install the necessary ducting. To encourage
sustainable travel the applicant proposes to fund a car club and vehicle on Luckwell Road. All of these
measures are acceptable. In respect of cycle storage space will be provided for 119 cycles. This will

Item no. 2
Development Control Committee A – 9 January 2019
Application No. 18/02302/F: Land Bounded By Winterstoke Road, Luckwell Road And Lynwood
Road Bristol BS3 3HH
consist of three internal stores for the blocks of flats which will comprise a mixture of Sheffield Stands
and two-tier racks which is acceptable. Each of the terraced houses will have a store within their rear
gardens. However, this would mean residents would have to carry their cycles through their homes
which is unacceptable and must be reconsidered. For the use of visitors seven Sheffield Stands will
be provided across the site.

Waste
The site plan submitted proposes that both the Luckwell and Lynwood Buildings will have internal
waste stores. As the hammerhead will not be sought for adoption, the applicant proposes to use a
private waste contractor to collect the waste. Whilst this is acceptable in the case of the Luckwell
Building the entrance to the store must be repositioned to the front of the building, thereby reducing
the distance crews will have to transport the bins. This is essential given that they can only
manoeuvre four wheeled bins a maximum of 5m.
In respect of the terraced houses integral waste stores are proposed within the small front gardens. It
is unclear however, based on the site plan submitted whether these will be large enough to
accommodate a refuse bin, two recycling boxes (44ltr and 55ltr) as well as kitchen waste bin and be
appropriately screened and secure against scavenging pests. This must be clarified. A Waste
Management Plan which sets out how waste will be managed, stored and collected is recommended,
which can be conditioned.
Construction Management
Due to the impact this proposal would have on the highway network during the demolition/construction
period the applicant must produce and submit a Construction Management Plan before work
commences. This would need to be adhered to throughout the construction period and should set out
details regarding:










Parking of vehicles of site operatives and visitors:
Routes for construction traffic
Hours of operation
Method of preventing mud being carried onto the highway
Pedestrian and cyclist protection
Proposed temporary traffic arrangements including hoardings and/or footway closures
Arrangements for turning vehicles
Arrangements to receive abnormal loads or unusually large vehicles
Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses
A Highway Condition Survey will also be required, the extent of which will be determined in
consultation with Highways Maintenance. This must be undertaken prior to investigation work,
demolition, siting of site compound/welfare facilities. The survey must consist of:



A plan to a scale of 1:1000 showing the location of all defects identified;
A written and photographic record of all defects with corresponding location references
accompanied by a description of the extent of the assessed area and a record of the date,
time and weather conditions at the time of the survey.
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Recommendations
Based on the additional information submitted Transport Development Management considers the
proposal acceptable on highway safety grounds. The following issues however do need to be
addressed:






The parallel disabled space should have 45˚ splays to enable vehicles to more easily access
the space.
Appropriate signage to be provided to indicate that the lane from the Winterstoke Centre to
Winterstoke Road is private and does not constitute a right of way.
Provide a canopy to protect the visitor’s cycle parking.
Cycle storage for the terraced houses must be reconsidered so that residents do not have to
transport cycles through their homes.
Reposition the doors to the waste store within the Luckwell Building so that they open directly
onto the footway.

Nature Conservation – No objection
The Council’s Biodiversity Officer has raised no objection to the application but has requested a
number of conditions related to demolition, bats and bird boxes and brown roofs.
Land Contamination – No objection
The Council’s Land Contamination Officer has commented as follows:
The proposed development is sensitive to contamination and is situated on and adjacent to land
which has been subject to land uses which could be a potential source of contamination. The Phase 1
and Phase 2 Geotechnical and Contaminated Land Investigation report, prepared by RSK Group
dated February 2018 reference 313843-R01 (00) has been reviewed as part of this consultation. The
report identified a number of contaminants of concern and recommendations for further works. The
survey was limited spatially due to the presence of existing buildings and operations, the existing
buildings earmarked for demolition have themselves been used for industrial purposes for many years
and asbestos containing materials noted. A number of above ground fuel storage tanks were
identified. There was also an issue with one of the ground gas monitoring points.
The presence of made ground on site may require removal and/or stabilisation, it is useful as part of
any future remediation strategy for details regarding the made ground can be provided. We also note
the SUDS strategy is to use an impermeable liner to create an attenuation tank of sorts, can the
applicants confirm the lifetime expectancy of such a liner? The product chosen should be adequately
resistant to contaminants present in the soils.
The Land Contamination Officer also recommended a number of conditions required for the site.
Air Quality – No objection
The Council’s Air Quality Officer has raised no objection to the proposed development.
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Pollution Control – No objection
The Council’s Environmental Health Officer (EHO) raised some concern about the potential for noise
from the Winterstoke Centre affecting nearby residents of the proposed development. However, given
that it would be difficult for a noise survey to catch every likely noise from the warehouse site, the
EHO has requested that a Noise Sensitive Premises Assessment condition is applied should
permission be granted.
This condition would require a scheme of noise insulation and ventilation measures for the Lynwood
building to be submitted and approved in writing by the Council prior to commencement of
development and to take into account the application and the provisions of BS 8233: 2014 " Guidance
on sound insulation and noise reduction for buildings”. The approved details shall be implemented in
full prior to the commencement of the use permitted and be permanently maintained.
Flood Risk – No objection
The Flood Risk Manager has commented as follows:
The drainage strategy is suitable in principle, I would recommend that our standard condition B35
Sustainable Drainage System (SuDS) be applied to this application.
COMMENTS FROM EXTERNAL CONSULTEES
Bristol Waste – No objection
Following a review of the documentation for the development, Bristol Waste has considered the waste
and recycling provision.
For the 8 individual houses we would provide the standard kerbside collection service. This would
consist of the following containers for each property:
Container

Volume
(litres)
180
55

Width (mm)

Refuse bin
465
Green recycling
600
box
Black recycling box 45
540
Food waste bin
23
320
Kitchen caddy*
5
250
Garden waste bin** 240
570
*to be kept inside property **optional, paid for service

Depth (mm)

Height (mm)

740
400

1070
360

400
400
205
740

280
405
205
1070

The plans specify that each property will have adequate storage space to accommodate at least a
refuse bin, green recycling box, black recycling box and food waste bin. Whilst it is not a statutory
service it would be advisable to allow some additional space for a garden waste bin as these
properties do have gardens. Containers from all properties should be presented at the kerbside on the
relevant collection day.
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For the Winterstoke and Luckwell Buildings (16 apartments), we would recommend that the following
waste and recycling provision is allowed for:
Material

Collection frequency (per
week)

Container size (litres)

Number of bins

Plastic/Cans

1

360

1

Glass

1

240

1

Card

1

1100

1

Paper

1

240

1

Food

1

140

1

Refuse

1

1100

1

Total

6

For the Lynwood Building (44 apartments), we would recommend that the following waste and
recycling provision is allowed for:
Material

Collection frequency (per
week)

Container size (litres)

Number of bins

Plastic/Cans

1

360

2

Glass

1

240

1

Card

1

1100

1

Paper

1

240

1

Food

1

140

2

Refuse

1

1100

3

Total

10

This varies from what is indicated in the plans, which refer to ‘recycling’ bins. We collect recyclable
materials separated and in different sized bins. The requirements are therefore as detailed above.
Please note that given TDM is unable to adopt the internal access road and hammerhead the site
would be serviced by a private waste contractor.
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Crime Reduction Unit – No objection
Crime figures for Beat area BS104
Violence against the person 443
Criminal damage 105
Burglary 96
Although I would not deem this to be a high crime area I am now making the following
recommendations to mitigate the risk of incidents occurring as a result of the proposed application
being built, there has been no mention of security measures in the Design and Access statement;








During preliminary discussions with the Architects, concerns were raised that the site was
excessively permeable. Allowing for the fact that there are established rights of way from
Winterstoke Road and that vehicular access is required from Luckwell Road, it was
recommended that gates were installed at the pedestrian access under the Luckwell
apartments building. This walkway could potentially feel the least safe walkway to the
development as it has no natural surveillance from either side due to the end terrace on
Luckwell Road having no gable end and its proximity to the refuse store. There will be natural
surveillance from the terrace on the opposite side of Luckwell Road. Gates in this location
would not necessarily need to be kept locked, but would indicate clear demarcation from the
public road to private space. I also recommend that this walkway is lit.
Boundary treatment for the rear of the new and existing terrace on Luckwell Road should
ensure that these properties are not made vulnerable from the ‘opening up of the space.
Although the terraces will have natural surveillance from the 5 floor Lynwood building (building
2) opposite, I recommend that the rear boundary of the terraces should have a wall/fencing of
at least 1.8 m which may then have additional topping to 2.m.
The two pedestrian access points from Winterstoke Road are likely, in my view, to be used as
a cut through by bikes and mopeds from the often very congested Winterstoke Road through
to Luckwell Road. I recommend that the planned bollards are spaced at a distance designed to
prevent mopeds being able to access the paths or to have a physical barrier to stop
mopeds/motorised bikes from gaining access. These measures would also act to ‘slow ‘cycles
entering the site and avoid conflict with residents using the communal seating and play area.
With regard to physical security for the five floor Lynwood apartments building, Secured by
Design New Homes 2016 recommends the following measures;
1. Larger developments containing more than 25 dwellings or bedrooms shall have an
access control system providing the following attributes, access to the building via use of
a restricted electronic key fob, card or key.
2. Vandal resistant external door entry panel with an integral camera.
3. Remote release of the primary entry door set from the dwelling.
4. Audio/visual communication between the occupant and the visitor.
5. Capture (record) images in colour of people using the door entry panel.
6. Battery back-up facility of the resident entry features of the system.
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7. Unrestricted egress from the building should be afforded to the user in the event of an
emergency or power failure.


In addition, as larger developments incorporating multiple flats can suffer adversely from antisocial behaviour due to unrestricted access to all areas and floors of the building, unlawful free
movement may be curtailed through the use of an access control system with either of the
following, controlled lift access, each resident is assigned access to the floor on which their
dwelling is located via the use of a proximity reader, swipe card or key. Dedicated door sets on
each landing preventing unauthorised access from the corridor to the stairwell and or lift, each
resident being assigned access to the floor on which their dwelling is located. It is imperative
that the fire service should have unrestricted access to all floors in the event of an emergency
and the access control system must incorporate this.



The smaller Luckwell apartments building should also have a visitor door entry system and
compartmentalisation as stated for the Lynwood apartments.



Communal cycle storage and refuse areas should also have restricted access via an access
control system to mitigate the risk of cycle theft and arson.

Please note that following the provision of the Crime Reduction Unit’s comments the Applicant
amended the plans to incorporate a gate for the undercroft off Luckwell Road and the rear entrance
from Winterstoke Road and confirmed that all other comments would be addressed should planning
permission be granted.
RELEVANT POLCIES
National Planning Policy Framework – July 2018
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocations and Development
Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan
(Adopted March 2015) and (as appropriate).
In determining this application, the Local Planning Authority has had regard to all relevant policies of
the Bristol Local Plan and relevant guidance.
KEY ISSUES
(A) IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN PRINICPLE?
Loss of employment use
As the site is currently in employment use and in accordance Policy BCS8 the loss of employment
uses at the site is a key consideration in determining the principle of development for the site. Policy
BCS8 states that employment land outside of the Principle Industrial and Warehousing Areas should
be retained where it makes a valuable contribution to the economy and employment opportunities.
Policy DM13 further states that employment sites should be retained for employment use unless it can
be demonstrated that:
i. There is no demand for employment uses; or
ii. Continued employment use would have an unacceptable impact on the environmental quality
of the surrounding area; or
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iii. A net reduction in floorspace is necessary to improve the existing premises; or
iv. It is to be used for industrial or commercial training purposes.
Therefore in accordance with the above Policies, the Council would expect evidence of marketing
activity to be submitted with the application to demonstrate that the land is no longer viable or
valuable for employment uses.
An Economic Statement was submitted with the application which outlines that both employment sites
have been marketed by industry recognised commercial agents for longer than a year without any
serious commercial interest.
In relation to the former Kellaway site, the business moved out of the premises in July 2017 to new
premises on Vale Lane, Bedminster. The company moved as the subject premises were no longer
deemed to be fit for purpose and would not allow them to grow their business. The site is now vacant
and the site was marketed by ETP property consultants from March 2017 (for a period 1 year and 1
month at the time of submission). ETP marketed the freehold and leasehold interests of the property,
undertaking comprehensive marketing, which included marketing the site online, mailing and emailing
details to commercial property agents and the production of full marketing particulars to be made
available and sent to any interested parties.
During the marketing of the site many enquiries were received, however these were drawn from
residential property developers seeking planning conditional agreements. During the marketing
exercise, there was no serious interest from commercial users, including no offers received and no
site inspections requested due to the property/site no longer being attractive for commercial uses.
The other half of the application site is currently in use by the Winterstoke Garage (Use Class B2).
The owner plans to vacate the premises soon and move business operations to an adjacent site
(more suitably fronting Winterstoke Road), retaining employee levels within a modern and more
appropriate facility. The site to be made vacant was marketed by Lambert Smith Hampton from
February 2017 (for a period of 1 year and 2 months at the time of submission). Lambert Smith
Hampton undertook a comprehensive marketing campaign which included marketing the site online,
mailing and emailing details to commercial property agents and the production of full marketing
particulars to be made available and sent out to any interested parties.
During the first 7 months there was almost no serious interest in the site despite a lengthy, extensive
and wide-ranging marketing exercise. Further marketing endeavours were undertaken in late August
2017 to promote interest, however the process failed to deliver any unconditional offers. The only
serious interest which generated offers was for the redevelopment of the site for residential purposes.
In Lambert Smith Hampton’s professional opinion, the site could no longer be considered valuable
employment land. The property did not attract occupier interest due to its poor condition, poor external
space for loading access and the strong competition from higher quality and better specified industrial
premises on more established industrial estates in the locale.
Officers have reviewed the Economic Statement and supporting information submitted with the
planning application and noted that the unallocated employment site is no longer making a valuable
contribution to the economy and employment opportunities. The Council’s Economic Development
team has raised no objection to the planning application and it is considered that the loss of
employment land and change of use to residential is justified.
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Residential Use
In considering the principle of development and redevelopment of the site for residential use, it is also
important to consider whether the site would be appropriate for residential development.
Policy BCS1 states that South Bristol will be a priority focus for development and comprehensive
regeneration. With reference to the delivery of housing the policy aims for the provision of around
8,000 new homes of a mix of type, size and tenure within the South Bristol. The policy further outlines
that development within this part of the City will primarily occur on previously developed land.
Alongside Policy BSC1, Policy BCS20 requires that new development is primarily focused on
previously developed land.
Policy BCS5 sets out that the Core Strategy aims to deliver new homes within Bristol's existing built
up areas and between 2006 and 2026, 30,600 new homes will be provided in Bristol. The policy
further states that the development of new homes will primarily be on previously developed sites
across the city.
The Urban Living SPD states that development proposals should make the most efficient use of land
by delivering an optimum density for its site and location.
By proposing a large residential development, in a sustainable location on a previously developed
site, it is considered that the proposed development would accord with Policy BCS1 and BCS20 of the
Bristol Core Strategy.
The proposed development would deliver 67no. affordable dwellings within the existing built up area
of Bedminster. The site is considered to be in a sustainable location with access to a variety of public
transport offerings including bus routes on Luckwell Road and Winterstoke Road and would be in
close proximity to the Parson Street railway station.
Furthermore, the site would be located within an existing residential area to the north of Winterstoke
Road where a mix of both residential and commercial uses, within close proximity to each other is
already established. The delivery of the site would also help the Council to meet its target for new
homes and would provide a site of 100% affordable housing.
Conclusion
In conclusion, it is considered by Officers that the principle of the proposed development on the site is
supported.
(B) DOES THE PROPOSED DEVELOPMENT PROVIDE AN APPROPRIATE LEVEL AND MIX OF
AFFORDABLE HOUSING?
The proposed development falls within Use Class C3 of the Use Classes Order, meaning that it is
required to address the Council’s Affordable Housing Policies.
Policy BCS17 requires all residential developments of 15 dwellings or more to deliver 30% affordable
housing and to provide a mix of affordable housing units and contribute to the creation of mixed,
balanced and inclusive communities.
During the determination of the application an email was submitted to the Council confirming that
United Communities Housing Association have agreed terms with the Applicant to purchase the site
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and should planning permission be granted the site would come forward as a 100% affordable
housing, supported by a grant from Bristol City Council which has recently been approved.
Overall it is United Communities Housing Association’s intention to the deliver the site as 100%
affordable housing, however the Section 106 Agreement will only secure the policy complaint 13no.
affordable dwellings (when taking into consideration the Vacant Building Credit). These 13no.
affordable dwellings would be provided without grant funding and would be available in perpetuity in
the event that the site is not taken forward by United Communities Housing Association or another
Registered Provider.
The application is therefore in full accordance with Policy BCS17 by delivering a policy compliant
13no. affordable homes through a Section 106 Agreement. Members should give substantial weight to
the extent to which the proposals are contributing to the delivery of affordable housing through the
Section 106 Agreement, specifically the 13no. dwellings secured in this way.
Members may want to also give weight to the potential overall outcome of the total amount of
affordable housing proposed to be delivered at the site - another 54no. affordable dwellings for
Bedminster.
Officers consider that we have reached a stage where the proposals provide a policy compliant
scheme for affordable housing and that the opportunity exists to enable a high quality development
that (with the input of public subsidy) provides a good level of affordable housing.
(C) 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
local culture”.
Policies DM26-29 of the SADMP require development to contribute to the character of an area
through its layout, form, public realm and building design.
The Council’s City Design Group (CDG) has reviewed all original and revised planning plans and
drawings for the application and from the outset have tried to work with the Applicant to improve the
environmental quality of the proposed development.
Following the provision of the final revised plans the Council’s CDG have welcomed some of
proposed changes at the site, including the defensibility part of the central space which is now a more
suitable offering for the level of amenity. There has also been a reduction in the number of single
aspect apartments. The Applicant has also sought to address the comments from the Crime
Prevention Unit by providing a gate under the Luckwell Building undercroft off Luckwell Road and the
private lane from Winterstoke Road.
The Council’s CDG have confirmed that they do not now have any objection to the proposed
development which would warrant a refusal from a design perspective.
It is therefore considered that the proposed development is in accordance with Policy BSC21 and
Policies DM26-DM29 and should planning permission be granted an appropriately worded condition
would be applied to ensure that further large scale details are provided prior to the commencement of
development for all windows and doors and elevation treatments for the facades of all buildings.
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(D) WOULD THE PROPOSED DEVELOPMENT HAVE ANY 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 residents.
Policy DM29 states that new buildings should be designed to a high standard of quality, responding
appropriately to their importance and reflecting their function and role in the public realm.
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 overlooking, overbearing and
overshadowing.
Overlooking
In terms of overlooking, the nearest residential property to the proposed development is no. 192
Luckwell Road which would have a first floor window located some 13m in plan from the edge of the
eastern elevation of the proposed Lynwood Building. Concerns have therefore been raised about the
overlooking impact from the windows on this eastern elevation onto the existing Luckwell Road
terrace.
In response to this the Applicant has confirmed that the building has been positioned at a
perpendicular angle to the existing terrace to reduce any impact of overlooking and all windows on
this elevation would either be at a high cill level (minimum of 1.5m above finished floor level) or would
be at an oblique angle or behind a parapet to prevent overlooking.
Furthermore, when considering the perpendicular angle between the proposed building and existing
terrace, the separation distance would increase to 15.2m which is a marginal increase in the existing
separation distance between no. 192 Luckwell Road and the existing warehouses at the site. It is
therefore considered that the design of the Lynwood Building is sufficient to reduce any potential
impacts on residential amenity.
There were also some concerns raised that the fourth floor roof terraces of the Lynwood Building
would present a risk of overlooking. However, the Applicant has confirmed that the terraces are
positioned back from the roof edge by 1.5m and would have a parapet up-stand to prevent anyone on
the terraces looking directly down into the gardens of Luckwell Road.
Overbearing
In terms of overbearing, concerns have also been raised about the height of the proposed
development and in particular the five storey element of the Lynwood Building. Whilst it is
acknowledged that there are no other five storey buildings in close proximity to the site, it is
considered that the scale and height of the building is justified in this location. The tallest Lynwood
Building is located at the northern extent of the site and set back as far as possible so its visibility from
the road is reduced. Furthermore, the provision of roof terraces at the eastern and western elevations
of the fourth floor mean that the five storey height is only in the middle section of the building and
provides a step down in scale and massing.
The proposed terrace and other two flat blocks have also been designed to reflect the prevailing
heights in the surrounding area. The houses are all 2.5 storeys in height with the pitch and ridge
height of the proposed houses set to match that of the existing terrace. The Luckwell Building and
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Winterstoke Building have also been designed to reflect the height of the adjacent climbing centre
which at its highest point extends to four storeys and then steps down to three.
CDG have also concluded that given the existing long distance views of the climbing centre and the
surrounding industrial units, the proposed buildings were unlikely to be detrimental or overbearing in
the wider site context.
Overshadowing
In terms of overshadowing the Applicant submitted a Shadow Study for both the summer solstice (21
June) and the autumn equinox (21 September) for both the existing and proposed scenarios. The
study shows that at 15.00pm on the summer solstice the overshadowing to the gardens of nos. 190
and 192 Luckwell Road would marginally worsen as a result of the proposed development. The study
also shows at 15.00pm on the autumn equinox the overshadowing to the gardens of nos. 184 – 190
would worsen.
However, the proposed development would not result in any increased overshadowing to the
habitable rooms of the existing Luckwell Road terrace and whilst it is acknowledged that the
overshadowing to the gardens would marginally worsen during the summer solstice, when people are
most likely to use their gardens, it is considered that the impact of overshadowing is acceptable when
weighed in the balance.
In terms of impact on light to the adjacent Winterstoke Centre whilst it is acknowledged that light to
the centre is important, the proposed development would actually open up this part of the site through
the demolition of the existing warehouse buildings and enable more light to enter into the centre.
Overall it is considered that the proposed development is designed and sited in a way to avoid
adverse impacts on the amenity of residents and adjacent land uses in accordance with Policies
BCS21 and DM29.

(E) WOULD THE PROPOSED DEVELOPMENT HAVE ANY ADVERSE IMPACT ON THE AMENITY
OF FUTURE OCCUPIERS?
Policy BCS21 of the Core Strategy states that high quality design should consider the amenity of both
existing and future residents.
Policy BCS23 states that in locating and designing development, account should be taken of the
impact of existing sources of noise or other pollutions on the new development and the impact of the
new development on the viability of the existing uses by reason of its sensitivity to noise or other
pollution.
Policy DM35 states that noise-sensitive development in locations likely to be affected by existing
sources of noise such as busy roads, railway lines, aerodromes, industrial/commercial developments,
waste, recycling and energy plant and sporting, recreation and leisure facilities, will be expected to
provide an appropriate scheme of mitigation to ensure adequate levels of amenity for future occupiers
of the proposed development.
As part of the consideration for the application, consultation was undertaken with the Council’s
Environmental Health Officer (EHO) to assess whether the existing surrounding land uses would have
an adverse impact on the amenity of future of occupiers in terms of noise.
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The EHO raised some concerns about the potential for noise from the Winterstoke Centre affecting
nearby residents of the proposed development. However, given that it would be difficult for a noise
survey to catch every likely noise from the Winterstoke Centre, the EHO has requested that a Noise
Sensitive Premises Assessment condition is applied should planning permission be granted.
This condition requires the details of the proposed scheme of noise insulation and ventilation
measures in accordance with the provisions of BS 8233: 2014 "Guidance on sound insulation and
noise reduction for buildings” for the Lynwood Building be submitted and approved in writing to the
Council prior to commencement of development. The approved details shall then be implemented in
full prior to the commencement of the use permitted and be permanently maintained.
It is therefore considered that with the proposed measures of control governed by the condition, the
adjacent Winterstoke Centre would not adversely impact on the amenity of future occupiers.
(F) WOULD THE PROPOSED DEVELOPMENT SATISFACTORILY ADDRESS TRANSPORT AND
MOVEMENT ISSUES?
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.
Policies DM27, DM28 and DM32 in tern deal with layout and form, public realm and recycling and
refuse provision in new developments. Policy DM27 specifically outlines that Proposals should not
prejudice the existing and future development potential of adjoining sites or the potential for the area
to achieve a coherent, interconnected and integrated built form.
Transport Development Management (TDM) have removed their objection to the proposed
development related to a conflict between the existing loading bay at the Winterstoke Centre and the
proposed vehicular access route for the site. However, there is an outstanding objection to the
application from Public Transport in relation the upgrading the bus stop on Luckwell Road.
Winterstoke Centre Loading Bay
TDM’s primary concern for the site was the potential conflict between the existing Winterstoke Centre
loading bay and the proposed site access. Currently the Winterstoke Centre utilise part of an Lshaped loading dock at the end of Lynwood Road. They also have a legal right of access over a
square shaped area at the end of Lynwood Road (hatched in blue on the appended Land Registry
Title BL91552 in the Supporting Documents pack) for unrestricted loading and unloading of vehicles
at all times.
This area of land, whilst granted unrestricted access for the Winterstoke Centre, is within the
Applicant’s ownership as is the current loading dock utilised by the Winterstoke Centre and therefore
as part of the proposed development the Applicant intends to retain and respect this right of access
for employment purposes and improve the existing loading dock for the Winterstoke Centre by
increasing it in size by 250% and providing a new return leg to the dock which would enable users to
reverse up to the dock and load / unload parallel to the Winterstoke Centre and entrance to the
proposed site. The improved loading dock would also remove the existing canopy, pillars and existing
structures which currently prevent access from one part of the loading bay to the other.
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The Applicant considers this parallel loading bay arrangement and dock improvements are
appropriate as they believe it would reflect the current loading arrangements in place for the centre as
described in their submitted statutory declarations. However, the current loading bay arrangements
have been disputed by the Winterstoke Centre in their legal representation and statutory declarations,
expressing concern about the potential conflict between the loading bay and proposed site access.
Evidence submitted by the Applicant in the form of several letters, a legal representation and emails,
including three statutory declarations from the previous owners and occupiers of the site and the
adjacent Kellaway loading bay suggest that the presence of the loading bay and the proposed access
would not present a conflict as the bay could be loaded from a parallel position, which is how the two
adjacent loading bays have allegedly been previously operated.
Written correspondence has also been provided by the Applicant outlining that discussions were held
with both the management and those who work at the Winterstoke Centre prior to the submission of
the application, and the proposed development has been designed to secure and retain their right of
access and loading.
However, since these initial discussions it is apparent that there has been a breakdown in
communication between the Winterstoke Centre and the Applicant with several strong objections, a
legal representation and nine statutory declarations submitted by both the owners of the Winterstoke
Centre and their tenants. These letters relate to the proposed interaction between the residential
development, its proposed access and the existing operations at the Winterstoke Centre.
The Winterstoke Centre have stated that delivery vehicles ranging from small vans to 8 tonne trucks
regularly serve the site delivering and removing large stone and metal sculptures, sound equipment
etc. and these movements are essential for the operation of the Winterstoke Centre and their tenants.
They have further suggested that due to the presence of a solid structure between the Winterstoke
Centre loading bay and the former Kellaway loading bay it is not possible for vehicles to be loaded
parallel to their bay as suggested by the Applicant. As a result the Winterstoke Centre have
suggested that the majority of vehicles have not been loading parallel to their bay but have reversed
back to the loading bay at a perpendicular angle to load, apart from in the case of very large vehicles
which must load parallel. They have also stressed that they are entitled to “park in any position on the
area referred to, including all loading bay areas. Users of the Winterstoke Centre are entitled to and
do park in any position on that area while they load and unload. On frequent occasions, as is
evidenced in the objections and the statutory declarations now submitted in reply to the application,
the vehicles can be present for hours at a time. The application envisages the removal of a significant
part of the current loading bay, and the creation of a through road. It should be self-evident that if
planning permission were granted on the current application, on many occasions when the owner and
tenants lawfully utilise the easement, there would be significant conflict with the new residents,
delivery and servicing vehicles.”
Given the conflicting views presented by the Applicant and the Winterstoke Centre it has been difficult
for TDM to ascertain the full picture of how the Winterstoke Centre currently operates but in any event
for the purposes of the determination of this application what is significant is how the access can be
used in law.
Following the submission of the legal representations from the Applicant’s solicitor, the Winterstoke
Centre’s solicitor and a legal review by the Council’s solicitor, the Council are satisfied that whilst the
Winterstoke Centre have a right of access for loading and unloading, this does not allow them to park
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or to obstruct the access point to the site. Further, the enforcement of a private right of way of this
nature is a private law matter given that the access to the site will not be adopted but the planning
authority needs to be satisfied that the access arrangements can operate satisfactorily as proposed.
The legal right of the Winterstoke Centre is a right of way which is a right of passage and a right to
load and to unload, not a right to remain, to park or to obstruct.
The Solicitor acting for the Applicant has confirmed that under the terms of the Exception and
Reservation on the title to the land;




Vehicles belonging to Winterstoke Centre are not permitted anywhere outside of the Loading
Area,
They are not allowed by the Exception and Reservation to be unattended (loading and
unloading must by definition be an attended activity),
The Winterstoke Centre are not allowed to park, nor unreasonably obstruct the Loading Area
shown coloured blue on the plan.

In summary following a legal review by the Council’s Legal Services Department the access is
deemed acceptable in highways terms. It is acknowledged that there are private rights over the new
access but any issue regarding those rights and their enforcement is a private law matter that would
need to be resolved between the landowners and outside the planning system.
Transport Statement and Travel Plan
The Applicant submitted a Transport Statement and Travel Plan with the application which concluded
that due to the number bus routes that are accessible within a moderate walk of the site, coupled with
the fact that the city centre/key employment sites can also be reached on foot/cycle, the site is within
a sustainable location. The Transport Statement also included a TRICs assessment which concluded
that whilst the extant use would generate 223 two-way trips, the proposed use would generate just
177 two-way trips, resulting in a net reduction of 46 two-way trips on an average day.
In terms of parking, the site proposes 42no. allocated parking spaces at the site which TDM consider
to be a shortfall of 6no. spaces. However, the Applicant have submitted a Parking Survey conducted
in July 2018 which indicates that there were at least 26no. offsite parking spaces within 150m of the
site. Whilst some of these spaces have been discounted, due to the requirement for parking
restrictions on Lynwood Road and the fact that TDM considers that dangerously parked vehicles
should not be included, the evidence would suggest that there is sufficient space on-street to cope
with any overspill parking and TDM have not objected the proposed provision.
The Travel Plan submitted with the application also contains a number of measures to discourage the
use of the private car including a travel information pack and free taster public transport tickets.
However despite the measures included in the submitted plan, TDM have requested an update to the
Travel Plan through a pre-occupation condition.
Traffic Regulation Order
As the existing vehicle crossovers on Luckwell Road would no longer be required, the Applicant has
agreed to reinstate the footway to full kerb height, for which a Section 171 Licence and a Section 278
Agreement would be required. To ensure that large vehicles such as fire engines and refuse vehicles
can safely access the site, the Applicant has also agreed to install double yellow lines along the
northern side of Lynwood Road and the southern side of Lynwood Road nearest the sites access
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point. The costs of the associated Traffic Regulation Order would be secured through a Section 106
Agreement.
The Applicant has also agreed to a contribution to provide a car club space on Luckwell Road which is
required to designate and enforce the bay, all lining and signing required and provide a vehicle and
membership for all residents of the development for a period of at least three years.
Bus Stop
Whilst the Applicant has agreed to pay for the upgrading of the Marsh Lane (northbound) bus stop
because they are unable to provide any additional land to facilitate the installation of a shelter, the
Public Transport Infrastructure Team have objected to the application. Public Transport consider the
existing bus stop not fit for purpose and that improved facilities including a bus shelter and real time
information should be provided to provide a more viable alternative to single person car trips to
encourage modal shift.
Whilst Public Transport’s objection to the scheme is a material consideration for the application, it is
considered that:




The site is located within a sustainable location with good access to employment and public
transport.
The existing bus stop has a raised kerb that provides level access.
The provision of additional land for a bus shelter would likely result in the loss of developable
land and impact on the number of affordable housing units in what is quite a challenging site,
when considering the access arrangements and adjoining uses.

As such, when weighed in the balance, the issue of not providing a bus shelter with real time
information is not considered sufficient to warrant a recommendation for refusal in this case.
Cycle Parking / Waste
The development proposes 119 no. cycle spaces which meets the Council’s minimum requirement.
All proposed flat blocks would have internal secure communal bike stores. The 8no. terraced houses
would have secure bike sheds in their rear gardens and visitor cycle spaces are proposed. TDM have
raised concerns about the location of the bike store for the residential properties in the rear gardens
given that there will be no rear access. However, the levels at the rear of the site would preclude a
rear access and the Crime Prevention Officer has raised concerns about a rear access for the
houses. It is therefore considered that the location of the bike stores is acceptable.
In addition to the communal bike stores, the Luckwell and Lynwood Buildings would have secure
internal bin stores and the terraced houses would all have their own external bin store. Given that
TDM are unable to adopt the hammerhead and internal access road the site will be served by a
private waste contractor and a Waste Management Plan will be conditioned should planning
permission be granted. All bin stores would meet the policy requirements and would be located within
5m of the highway.
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Construction Management
During consultation some concerns were raised about construction management, as such a
Construction Management Plan condition will be required should planning permission be granted,
which will cover both traffic and environmental management during demolition and construction.
It is therefore considered that the proposed development is acceptable in highways and transport
terms and accords with Policies BCS10 and DM23.
(G) IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN TERMS OF FLOOD RISK?
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 site is located with Flood Zone 1, an area identified at low risk of flooding. The application is
accompanied by a Flood Risk Assessment and Drainage Strategy which have been reviewed by the
Council’s Flood Risk Manager.
The Flood Risk Manager has raised no objection to the Drainage Strategy and has confirmed that the
outline FRA and Drainage Strategy are deemed acceptable in principle. The Flood Risk Manager has
requested that a detailed Sustainable Urban Drainage Strategy condition is applied.
On the basis of the information submitted with the application and the planning conditions which
would be imposed should planning permission be granted, it is considered that the proposed
development is in accordance with Policies BCS15 and BCS16.
(H) IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN TERMS OF NATURE
CONSERVATION?
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.
The proposals have been reviewed the Council’s Biodiversity Officer and they have raised no
objection subject to the implementation of a series of conditions related to demolition, bird and bat
boxes and brown roofs.
A comprehensive landscape plan has also been submitted with the application which proposes a
number of urban trees within the site. A doorstep play area with natural play and pergola feature with
climbing plants and trellises are also proposed to better enclose the space and provide some natural
green features within an otherwise urban setting. The Landscape Plans have been reviewed by the
Council’s CDG and they have raised no objection.
It is considered that the proposed development is in accordance with Policy DM19 with regards to
nature conservation and green infrastructure.
(I) DOES THE PROPOSED DEVELOPMENT ADOPT AN APPROPRIATE APPROACH TO
SUSTAINABLE DESIGN AND CONSTRUCTION?
Policies BCS13-15 concern climate change and sustainable design, energy and construction. The
policies require development to contribute to both mitigating and adapting to climate change, and to
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meeting targets to reduce carbon dioxide emissions. They require development in Bristol to include
measures that reduce carbon emissions from residual energy use by at least 20%.
The Energy and Sustainability Statement submitted with the application demonstrates that through the
use of PV panels across the development, a carbon dioxide saving of 20.1% can be achieved, which
aligns with the policy requirement. Other sustainable features of the site include the provision of
brown roofs and electric charging points.
In conclusion the proposed development is considered to be in accordance with Policies BCS13-15.
CONCLUSION
Notwithstanding the objection from Public Transport regarding the lack of provision of a bus shelter
and associated real time information, the proposed development is considered to be in accordance
with all other relevant policies in the Core Strategy and Site Allocations & Development Management
Policies document.
This application would not only deliver a policy compliant level of affordable housing but is also
expected to deliver all 67no. dwellings as affordable homes making a significant contribution to
Bristol’s housing needs in an existing sustainable location. The loss of employment land at the site
has been justified and it is considered that the design of the development has sufficiently overcome
issues of layout, appearance, amenity (for both existing and future residents), overlooking and
overbearing.
Given the scale and complexity of the site, the proposed development has been assessed under a
broad range of headings within this report and having carefully considered the technical information
and policy context, the application is recommended for approval subject to the conditions attached to
this report and the signing of the Section 106 Agreement.
CIL
How much Community Infrastructure Levy (CIL) will this development be required to pay?
The CIL payable is £ 181,975.22
RECOMMENDATION

GRANT subject to Planning Agreement

(A) That the Applicant be advised that the Local Planning Authority is disposed to grant planning
permission, subject to the completion, within a period of six months from the date of this
committee, or any other time as may be reasonably agreed with the Service Director, 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)

13no. affordable dwellings (3no. houses and 10no. flats) with a tenure of 3 x 3 bed shared
ownership houses and 5 x 1 bed and 5 x 2 bed social rent flats;
v) £5,395 – contribution for a Traffic Regulation Order for double yellow lines to prevent parking
along Lynwood Road and at the junction with Luckwell Road and at entrance of the site
and southern side of Lynwood Road;
vi) £5,395 – contribution for a Traffic Regulation Order to enforce a car club bay; and
vii) £3,500 – contribution for Travel Plan Management and Audit Fee.
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(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:

CONDITIONS
1. Full planning permission

The development hereby permitted shall begin before the expiration of three years from the date
of this permission.
Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended by
Section 51 of the Planning and Compulsory Purchase Act 2004.

Pre-commencement condition(s)
2. Further large scale details before relevant element started
Detailed drawings of the following shall be submitted to and be approved in writing by the Local
Planning Authority before the relevant part of work is begun. The detail thereby approved shall be
carried out in accordance with that approval.
a)
b)
c)
d)
e)
f)

All windows and doors;
Elevations showing design details of façade treatments;
Roof design for the Lynwood Building 2;
45˚ splays for parallel disabled parking space;
Lighting for shared surface access, car parking spaces and footpaths; and
Appropriate signage to indicate that the private lane to the Winterstoke Centre is private and does
not constitute a right of way.
Reason: In the interests of visual amenity, the character of the area and highway safety.

3. Highway Works – General Arrangement Plan
No development shall take place until general arrangement plan(s) to a scale of 1:200 indicating
the following works to the adopted highway have been submitted and approved in writing by the
Local Planning Authority






Reconstruction and resurfacing of the footway to full kerb height along the entire length of the site
on Luckwell Road
Remove keep clear lines on Luckwell Road by removing and relaying the surface course of the
adopted highway
Indicating proposals for:
Existing levels of the highway tying into building threshold levels
Alterations to waiting restrictions or other Traffic Regulation Orders to enable the works
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Locations of lighting, signing, street furniture, street trees and pits
Structures on or adjacent to the highway
Extent of any stopping up or dedication of new highway (including all public rights of way shown
on the definitive map and statement)
No development should take place over the route of the public right of way prior to the
confirmation of a Town & Country Planning Act 1990 path diversion/stopping up order
Prior to occupation these works shall then be completed to the satisfaction of the Highway
Authority and approved in writing by the Local Planning Authority. For further information contact
the Highway Authority’s Transport Development Management Team by emailing
transportdm@bristol.gov.uk
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 Highway
Authority’s technical approval and inspection fees paid before any drawings will be considered
and approved.

4. Construction Management Plan
No development shall take place including any works of demolition until a construction
management plan or construction method statement has been submitted to and been approved in
writing by the Local Planning Authority. The plan must demonstrate the adoption and use of the
best practicable means to reduce the effects of noise, vibration, dust and site lighting. The
approved plan/statement shall be adhered to throughout the construction period. The statement
shall provide for:


-

-

-

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.
Measures for controlling the use of site lighting whether required for safe working or for security
purposes.
Parking of vehicles of site operatives and visitors.
Routes for construction traffic.
Method of preventing mud being carried onto the highway.
Pedestrian and cyclist protection.
Proposed temporary traffic arrangements including hoardings and/or footway closures.
Arrangements for turning vehicles.
Arrangements to receive abnormal loads or unusually large vehicles
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-

Methods of communicating the Construction Management Plan to staff, visitors and neighbouring
residents and businesses.
Reason: In the interests of safe operation of the highway and amenities of surrounding occupiers
in the lead into development both during the demolition and construction phase of the
development.

5. Highways Condition Survey
No development shall take place (including investigation work, demolition, siting of site
compound/welfare facilities) until a survey of the condition of the adopted highway has been
submitted to and been approved in writing by the Local Planning Authority. To agree the extent of
the area to be surveyed contact the Highway Authority’s Transport Development Management.
Team by emailing transportdm@bristol.gov.uk The survey must consist of:



A plan to a scale of 1:1000 showing the location of all defects identified;
A written and photographic record of all defects with corresponding location references
accompanied by a description of the extent of the assessed area and a record of the date, time
and weather conditions at the time of the survey.
N.B. No building or use hereby permitted shall be occupied or the use commenced until any
damage to the adopted highway has been made good to the satisfaction of the Highway
Authority.
Reason: To ensure that any damage to the adopted highway sustained throughout the
development process can be identified and subsequently remedied at the expense of the
developer.

6. Further site investigation
Following demolition but prior to construction, an additional 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 Phase 1 and Phase 2
Geotechnical and Contaminated Land Investigation report, prepared by RSK Group dated
February 2018 reference 313843-R01 (00). 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
Agencys 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.
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7. Land affected by contamination - Submission of Remediation Scheme
Following demolition no construction 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 must be submitted
to and approved in writing by the Local Planning Authority. The scheme must include all works to
be undertaken, proposed remediation objectives and remediation criteria, timetable of works and
site management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
8. 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.
9. 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
approved 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.
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10. Demolition
The demolition of the buildings shall be carried out using a ‘soft strip’ method. Areas of the
building with fibre-concrete sheeting including roofing and fascias shall be dismantled by hand.
Reason: To conserve legally protected bats in the event that they are found to be roosting.
Guidance: All species of bats and their roosts are legally protected. Soft stripping is a
precautionary measure in case legally protected bats are roosting in a building. For example
ridges and roof tiles should be lifted off vertically rather than slid off, and linings within the roof
and any wooden cladding, soffits or similar which provide crevices should also be removed with
care. Demolition of buildings is best carried out between April to October inclusive to avoid
disturbing hibernating bats. If bats are encountered all demolition or construction work should
cease and the Bat Conservation Trust (Tel 0845 1300 228) should be consulted for advice.
11. Brown Roofs

Prior to commencement of the relevant part of the works, a method statement shall be submitted
to and approved in writing by the Local Planning Authority for the creation of brown living roofs on
site which do not employ a significant area of Sedum (Stonecrop). This shall include details of the
layout and area, construction, design (to include the provision of features for invertebrates,
mounds and troughs, seeding and planting) and maintenance of the living roofs. The
development shall be carried out in accordance with the statement or any amendment approved
in writing by the Local Planning Authority.
Reason: To conform with Policy DM29 in the Local Plan.
Guidance: The roofs should be covered with local low-nutrient status aggregates (not topsoil) and
no nutrients added. Ideally aggregates should be dominated by gravels with 10 - 20% of sands.
On top of this there should be varying depths of sterilised sandy loam between 0 - 3 cm deep. An
overall substrate depth of at least 10 cm of crushed demolition aggregate or pure crushed brick is
desirable. The roofs should include areas of bare ground and not be entirely seeded (to allow wild
plants to colonise) and not employ Sedum (stonecrop) because this has limited benefits for
wildlife. To benefit certain invertebrates the roofs should include local substrates, stones, shingle
and gravel with troughs and mounds, piles of pure sand 20 – 30 cm deep for solitary bees and
wasps to nest in, small logs, coils of rope and log piles of dry dead wood to provide invertebrate
niches (the use of egg-sized pebbles should be avoided because gulls and crows may pick the
pebbles up and drop them). Deeper areas of substrate which are at least 20 cm deep are
valuable to provide refuges for animals during dry spells. An area of wildflower meadow can also
be seeded on the roof for pollinating insects. Please see www.thegreenroofcentre.co.uk and
http://livingroofs.org/ for further information and the following reference: English Nature (2006).
Living roofs. ISBN 1 85716 934.4
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Pre-occupation condition(s)
12. Noise Sensitive Premises Assessment
No commencement of use shall take place until a scheme of noise insulation and ventilation
measures for the Lynwood building has been submitted to and approved in writing by the Council.
The scheme shall take into account application and the provisions of BS 8233: 2014 "Guidance on
sound insulation and noise reduction for buildings”. The approved details shall be implemented in
full prior to the commencement of the use permitted and be permanently maintained.
The recommended design criteria for dwellings are as follows:
-

Daytime (07.00 - 23.00) 35 dB LAeq 16 hours in all rooms & 50 dB in outdoor living areas.
Nightime (23.00 - 07.00) 30 dB LAeq 8 hours & LAmax less than 45 dB in bedrooms.
Reason: To interests of amenity for future occupiers.

13. Further details of waste storage for the terraced dwellings
The terrace houses shall not be occupied until there has been submitted to and approved in
writing by the Local Planning Authority further details of the proposed waste storage. The details
will confirm that the waste storage is provided in a secure and covered space with the correct
capacity. No building or use hereby permitted shall be occupied or the use commenced until the
waste storage have been completed in accordance with the approved plans.
Reason: To ensure the provision of secure cycle and waste storage.
14. Implementation/Installation of Refuse Storage and Recycling Facilities – Shown on approved
plans
The Lynwood Building and Luckwell Building shall not 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.
15. Waste Management Plan

No building or use hereby permitted shall be occupied or use commenced until a waste
management plan setting out how waste will be stored and collected has been submitted to and
been approved in writing by the Local Planning Authority. The measures shall thereafter be
implemented in accordance with the approved waste management plan.
Reason: To ensure appropriate waste management facilities are provided to accommodate all
waste generated by the development.
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16. Renewable Energy Generation Measures

The development hereby approved shall not be occupied until the respective solar photovoltaic
panels shown on the approved plans have been installed and are operational. Thereafter the
solar panels shall be maintained as fully operational in perpetuity at all times, unless otherwise
agreed in writing by the Local Planning Authority.
Reason: To secure sufficient renewable energy generation to satisfy Core Strategy Policy BCS14.
17. Completion of Vehicular Access - Shown on approved plans

No building 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.

18. Completion of Pedestrian and Cyclists Access - Shown on approved plans

No building hereby permitted shall be occupied or the use commenced until the means of access
for pedestrians and cyclists have been constructed in accordance with the approved plans and
shall thereafter be retained for access purposes only.
Reason: In the interests of highway safety.
19. Reinstatement of Redundant Accessways - Shown on approved plans

No building 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 to full kerb
height in accordance with the approved plans. An Excavation Licence (Section 171 Licence) must
be obtained before starting any work on the adopted highway. For full information visit
www.bristol.gov.uk/highwaylicences
Reason: In the interests of pedestrian safety.
20. Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans

No building hereby permitted shall be occupier or the use commenced until the car/vehicle
parking area shown on the approved plans has been completed, and thereafter, the area shall be
kept free of obstruction and available for the parking of vehicles associated with the development.
Reason: To ensure that there are adequate parking facilities to serve the development.
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21. Completion and Maintenance of Cycle Provision – Shown on approved plans

No building 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.
22. Travel Plan – Submitted

Prior to occupation or use commenced, evidence that the pre-occupation elements of the
approved Travel Plan have been put in place shall be submitted to and approved in writing by the
Local Planning Authority.
The approved Travel Plan shall then be implemented, monitored and reviewed in accordance with
the agreed Travel Plan to the satisfaction of Local Planning Authority unless agreed in writing by
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.
23. Street Name and Numbering

No building or use hereby permitted shall be occupied or the use commenced until of the name
and numbering of any new house(s) and/or flats/flat conversion(s) on existing and/or newly
constructed streets has been submitted to and been approved in writing by the Local Planning
Authority.
Any new street(s) and property naming/numbering must be agreed in accordance with Bristol City
Councils Street Naming and Property Numbering Policy and all address allocations can only be
issued under the Town Improvement Clauses Act 1847 (Section 64 & 65) and the Public Health
Act 1925 (Section 17, 18 & 19). For full information visit www.bristol.gov.uk/registeraddress
Reason: To ensure that all new properties and streets are registered with the emergency
services, Land Registry, National Street Gazetteer and National Land and Property Gazetteer to
enable them to be serviced and allow the occupants access to amenities including but not limited
to; listing on the Electoral Register, delivery services, and a registered address on utility
companies databases.
24. Car Club
No building or use hereby permitted shall be occupied or use commenced until details of a Car
Club Services Scheme in accordance with a contract to be entered into by the developer and an
approved Car Club provider shall be submitted and approved in writing by the Local Planning
Authority. The Car Club Services Scheme shall comprise:
 The allocation of x car club parking spaces
 The provision of vehicles
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Provision of car club membership for all eligible residents of the development for a minimum of
3 years
The phasing at which the scheme will be introduced

Reason: In order to reduce the need for excessive car ownership
25. Car Park Management Plan

No building or use hereby permitted shall be occupied or use commenced until a car park
management plan setting out how the car park will be managed has been submitted to and been
approved in writing by the Local Planning Authority. The measures shall thereafter be
implemented in accordance with the approved car park management plan.
Reason: To ensure the safe operation of approved car park(s).
26. Electric Vehicle Charging Points

No building or use hereby permitted shall be occupied or use commenced until details of the total
number of car parking spaces, the number/type/location/means of operation and a programme for
the installation and maintenance of Electric Vehicle Charging Points and points of passive
provision for integration of future charging points has been submitted to and been approved in
writing by the Local Planning Authority prior to construction of the above ground works. The
Electric Vehicle Charging Points as approved shall be installed prior to occupation.
Reason: To promote sustainable travel, aid in the reduction of air pollution levels and help
mitigate against climate change.
27. Management and Maintenance of Private Streets

No building or use hereby permitted shall be occupied or use commenced until details of
proposed arrangements for future management and maintenance of proposed carriageways,
footways, footpaths and landscaped areas not put forward for adoption within the site has been
submitted to and been approved in writing by the Local Planning Authority. Following occupation
of the first dwelling on the site, the streets shall be maintained in accordance with the approved
management and maintenance details.
Reason: To ensure that all private streets and landscaped areas are appropriately managed and
maintained to ensure the safety of all users.
28. Implementation of Hard Landscape Works – Shown on Approved Plans

No building herby permitted shall be occupied or the use commenced until the landscaping
proposals hereby approved have been carried out in accordance with the approved plans, unless
a revised programme is agreed in writing with the Local Planning Authority.
Reason: To ensure that the appearance of the development is satisfactory.
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29. Bird and Bat Boxes

Prior to occupation of the development details provided by a qualified ecological consultant shall
be submitted to and approved in writing by the Local Planning Authority providing the
specification, orientation, height and location for built-in bird nesting and bat roosting
opportunities. This shall include six built-in swift bricks or boxes and two built-in bat boxes.
Development shall be undertaken in accordance with the approved details.
Reason: To help conserve legally protected bats and birds which include priority species.
Guidance: Examples of built-in bird and bat boxes are available from:
http://www.ibstock.com/sustainability-ecozone.asp
http://www.nhbs.com/brick_boxes_for_birds_eqcat_431.html
Bat boxes should face south, between south-east and south-west. Bat boxes should be erected
at a height of at least four metres, close to hedges, shrubs or tree-lines and avoid well-lit
locations. Bat boxes which are being placed on buildings should be placed as close to the eaves
(if present) as possible.
Swifts
Internal nest trays or boxes are particularly recommended for swifts. Swift bricks are best
provided in pairs or groups (e.g. at least two or three on a building, avoiding windows). This is
because they are usually colonial nesters. Swift boxes/bricks are best located on north, north-east
or east facing walls, at least 5 metres high, so that there is a clear distance (drop) below the swift
boxes/bricks of 5 metres or more so that there is space for the swifts to easily fly in and out of the
boxes. Locating swift boxes under the eaves (where present) is desirable. One of the best
designs is those by Schwegler because they are very durable. See below for some websites with
examples of swift boxes:http://www.nhbs.com/schwegler_swift_box_16_tefno_173237.html
http://swift-conservation.org/Shopping!.htm
Further guidance is available at:
http://www.swift-conservation.org/InternalNestTrays.htm
Reason: To help conserve legally protected bats and birds which include priority species.
Post occupation management condition(s)
30. Noise from plant & equipment affecting residential
The rating level of any noise generated by plant & equipment as part of the development shall be
at least 5 dB below the background level as determined by BS4142: 2014 Methods for rating and
assessing industrial and commercial sound.
Reason: To safeguard the amenity of nearby premises and the area generally.
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31. 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. Use of Refuse and Recycling facilities
Activities relating to the collection of refuse and recyclables and the tipping of empty bottles into
external receptacles shall only take place between 08.00 and 20.00 Monday to Saturday and not
at all on Sundays or Bank Holidays.
Reason: To safeguard the amenities of nearby occupiers
32. Hard and Soft Landscape Works - Shown

The landscaping 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 Local Planning
Authority. All planted materials shall be maintained for five years and any trees or plants
removed, dying, being severely damaged or becoming seriously diseased within 5 years of
planting shall be replaced with others of similar size and species to those originally required to be
planted.
Reason: To ensure that the appearance of the development is satisfactory.
33. 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:
3187-PA-102-F Proposed Block Plan, received 18 December 2018
3187-PA-103-D Proposed Demolition Plan, received 18 December 2018
3187-PA-105-K Site Plan Ground Floor, received 18 December 2018
3187-PA-106-G Site Plan First Floor, received 18 December 2018
3187-PA-107-E Site Plan Second Floor, received 19 June 2018
3187-PA-108-E Site Plan Third Floor, received 19 June 2018
3187-PA-109-E Site Plan Fourth Floor, received 19 June 2018
3187-PA-110-G Luckwell Road Buildings Ground Floor, received 12 September 2018
3187-PA-111-F Luckwell Road Buildings First Floor, received 19 June 2018
3187-PA-112-E Luckwell Road Buildings Second Floor, received 19 June 2018
3187-PA-113-E Luckwell Road Buildings Third Floor, received 19 June 2018
3187-PA-114-E Luckwell Road Buildings Roof Plan, received 19 June 2018
3187-PA-120-B Luckwell Road Buildings Elevations, received 30 April 2018
3187-PA-125-A Building 3 Elevations, received 30 April 2018
3187-PA-130-I Lynwood Road Apartments Ground Floor, received 18 December 2018
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3187-PA-131-H Lynwood Road Apartments First Floor, received 18 December 2018
3187-PA-132-F Lynwood Road Apartments Second Floor, received 19 June 2018
3187-PA-133-F Lynwood Road Apartments Third Floor, received 19 June 2018
3187-PA-134-F Lynwood Road Apartments Fourth Floor, received 19 June 2018
3187-PA-135-F Lynwood Road Apartments Roof Plan, received 19 June 2018
3187-PA-136-D Lynwood Road Apartments Elevations, received 12 September 2018
3187-PA-137-B Lynwood Road Apartments Elevations and Sections, received 12 September
2018
3187-PA-140-B Lynwood Road Comparative Access Plans, received 18 December 2018
3187-PA-141-A Play Area Plan, received 25 October 2018
3187-PA-142 Lynwood Road Enhanced Loading Bay Plan, received 30 November 2018
3187-PA-154-B Shadow Study Summer Solstice, received 30 April 2018
3187-PA-155-B Shadow Study Autumn Equinox, received 30 April 2018
3187-PA-160-B Site Elevations, received 30 April 2018
3187-PA-167-C Aerial View 1 Luckwell Road, received 30 April 2018
3187-PA-168-B Aerial View 2 Winterstoke Road, received 30 April 2018
3187-PA-170 Street View, received 12 September 2018
3187-PA-175 View across Courtyard, received 12 September 2018
3187-PA-176 View from Unit 1, received 12 September 2018
3187-PA-180-B Detail Shadow Study Summer, received 30 April 2018
3187-PA-182-A Detail Shadow Study Autumn, received 30 April 2018
3187-PA-184-B Views from Nos 184-192 (First Floor Rear Window), received 12 September 2018
3187-PA-190-A Separation Diagrams, received 19 July 2018
3187-PA-191-A Site Context & Height: Section AA, received 19 July 2018
902-01-A Landscape Proposals, received 17 October 2018
CTP-17-522-SK04 Proposed TRO Plan, received 25 October 2018
Air Quality Assessment, received 30 April 2018
Broadband Connectivity Statement, received 30 April 2018
Ecological Appraisal, received 30 April 2018
Energy & Sustainability Statement, received 30 April 2018
Flood Risk and Drainage Strategy, received 30 April 2018
Noise Impact Assessment, received 30 April 2018
Pergola Structure, received 30 April 2018
Transport Statement, received 30 April 2018
Geotechnical and Contamination Reports, received 30 April 2018

Reason: For the avoidance of doubt.
ADVICES
1. Vegetation Clearance

All species of wild birds, their eggs, nests and chicks are legally protected until the young have
fledged. If site clearance or tree or hedge removal is undertaken on site whilst birds are nesting,
which is typically between 1st March and 30th September inclusive, then a check is
recommended beforehand by a qualified ecological consultant. Where checks for nesting birds
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are required they should be undertaken by a qualified ecological consultant no more than 48
hours prior to the removal of vegetation or the demolition of, or works to buildings.
2. Works on the Public Highway

The development hereby approved includes the carrying out of work on the adopted highway.
You are advised that before undertaking work on the highway you must enter into a highway
agreement under Section 278 of the Highways Act 1980 with the Council, which would specify the
works and the terms and conditions under which they are to be carried out. Contact the Highway
Authority’s Transport Development Management Team by emailing 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 Councils cost's in undertaking the following actions:
I. Drafting the Agreement
II. A Monitoring Fee equivalent to 15% of the planning application fee
III. Approving the highway details
IV. Inspecting the highway works
3. Traffic Regulation Order (TRO)

You are advised that a Traffic Regulation Order (TRO) is required. You must submit a plan to a
scale of 1:1000 of an indicative scheme for a TRO, along with timescales for commencement and
completion of the development. Please be aware that the statutory TRO process is not
straightforward; involving the public advertisement of the proposal(s) and the resolution of any
objections. You should expect a minimum of six months to elapse between the Highway
Authority’s TRO Team confirming that it has all the information necessary to enable it to proceed
and the TRO being advertised. You will not be permitted to implement the TRO measures until
the TRO has been sealed, and we cannot always guarantee the outcome of the process. We
cannot begin the TRO process until the appropriate fee has been received. To arrange for a TRO
to be processed contact the Highway Authority’s Transport Development Management Team by
emailing transportdm@bristol.gov.uk
N.B. The cost of implementing any lining and signing required by the TRO is separate to the TRO
fees, which solely cover the administration required to prepare, consult, amend and seal the TRO.
4. Impact on highway network during construction

The development hereby approved and any associated highway works required, is likely to
impact on the operation of the highway network during its construction (and any demolition
required). You are advised that before undertaking any work you must contact the Highway
Authorities Network Management Team by emailing traffic@bristol.gov.uk to discuss any
temporary traffic management measures required, such as footway, Public Right of Way or
carriageway closures or temporary parking restrictions 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.
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5. Private Road
You are advised that as a result of the proposed layout and construction of the internal access
road, the internal access road will not be accepted for adoption by the Highway Authority under
Section 38 of the Highways Act 1980. The development will be bound by Sections 219 to 225 (the
Advance Payments Code) of the Highways Act 1980, unless and until you agree to exempt the
access road. The exemption from adoption will be held as a Land Charge against all properties
within the application boundary. Contact the Highway Authorities Transport Development
Management Team by emailing DMengineering@bristol.gov.uk

Supporting Documents
2.

Land bounded by Winterstoke Road, Luckwell Road & Lynwood Road
1.
2.
3.
4.
5.

Site location plan
Aerial view Luckwell Road
Land registry title
Proposed block plan
Proposed site elevations
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Title Number : AV40269
This title is dealt with by HM Land Registry, Gloucester Office.
The following extract contains information taken from the register of the above title
number. A full copy of the register accompanies this document and you should read that
in order to be sure that these brief details are complete.
Neither this extract nor the full copy is an 'Official Copy' of the register. An
official copy of the register is admissible in evidence in a court to the same extent
as the original. A person is entitled to be indemnified by the registrar if he or she
suffers loss by reason of a mistake in an official copy.
This extract shows information current on 24 JUL 2017 at 10:27:34 and so does not take
account of any application made after that time even if pending in HM Land Registry
when this extract was issued.

REGISTER EXTRACT
Title Number

: AV40269

Address of Property

: 194 Luckwell Road, Bristol (BS3 3HE)

Price Stated

: £440,000

Registered Owner(s)

: JULIAN ERNEST MILLIGAN and LOUISA MILLIGAN of 176-180
Kellaway Avenue, Bristol BS6 7YL.

Lender(s)

: HSBC Bank PLC
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Title number AV40269
This is a copy of the register of the title number set out immediately below, showing
the entries in the register on 24 JUL 2017 at 10:27:34. This copy does not take account
of any application made after that time even if still pending in HM Land Registry when
this copy was issued.
This copy is not an 'Official Copy' of the register. An official copy of the register
is admissible in evidence in a court to the same extent as the original. A person is
entitled to be indemnified by the registrar if he or she suffers loss by reason of a
mistake in an official copy. If you want to obtain an official copy, the HM Land
Registry web site explains how to do this.

A: Property Register
This register describes the land and estate comprised in
the title.
CITY OF BRISTOL
1

(16.01.1979) The Freehold land shown edged with red on the plan of the
above Title filed at the Registry and being 194 Luckwell Road, Bristol
(BS3 3HE).

2

The Conveyance dated 11 December 1978 referred to in the Charges
Register is expressed to grant the following rights:"TOGETHER WITH the right in common with the owner or occupier for the
time being of the adjoining premises
(a) To use the boiler and fuel tank marked on the plan annexed hereto
for the purpose of the heating and supply of water to the premises
hereby conveyed but only so long as there shall be no independent
heating installation serving the premises hereby conveyed
(b) To use the sprinkler valve installation on the premises
(c) to draw water from the water pipe marked green on the plan attached
hereto
(d) To use the central heating installation fire and other apparatus
used and serving the premises hereby conveyed with the adjoining
premises the Purchaser bearing its proportionate part of the cost of
maintenance and insurance thereof."
NOTE: Copy plan filed.

3

The Conveyance dated 11 December 1978 referred to above contains the
following provision:"IT IS HEREBY DECLARED that the wall marked A - B on the plan annexed
hereto is a party structure."

B: Proprietorship Register
This register specifies the class of title and
identifies the owner. It contains any entries that
affect the right of disposal.

Title absolute
1

(29.08.2002) PROPRIETOR: JULIAN ERNEST MILLIGAN and LOUISA MILLIGAN of
176-180 Kellaway Avenue, Bristol BS6 7YL.

2

(29.08.2002) RESTRICTION: No disposition by a sole proprietor of the
land (not being a trust corporation) under which capital money arises
is to be registered except under an order of the registrar or of the
Court.

3

(29.08.2002) The price stated to have been paid on 12 August 2002 for
the land in this title and in title AV61911 was £440,000.

4

(29.08.2002) The Transfer to the proprietor contains a covenant to
observe and perform the covenants referred to in the Charges Register
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B: Proprietorship Register continued
and of indemnity in respect thereof.
5

(27.01.2012) RESTRICTION: No disposition of the registered estate by
the proprietor of the registered estate is to be registered without a
written consent signed by the proprietor for the time being of the
Charge dated 22 December 2011 in favour of HSBC Bank PLC referred to in
the Charges Register.

C: Charges Register
This register contains any charges and other matters
that affect the land.
1

A Conveyance of the land in this title dated 11 December 1978 made
between (1) Arthur Albert Farmer and June Nora Collins (Vendors) and
(2) Rowland Adams (Metals) Limited (Purchaser) contains the following
covenants:"The Purchaser hereby covenants with the Vendors so as to bind the
property hereby conveyed into whosesoever hands the same may come and
to benefit and protect the adjoining property of the Vendors that the
Purchaser and its successors in title will not at any time interfere
with or permanently cut off the water supply to the fire prevention
appliances common to both premises hereby conveyed and the Vendors'
adjoining property."
NOTE: Copy plan filed.

2

The land is subject to the following rights reserved by the Conveyance
dated 11 December 1978 referred to above:"EXCEPTING AND RESERVING to the Vendors or their successors in title
owners or occupiers for the time being of the adjoining premises a
right of way at all times and for all purposes (including loading and
unloading vehicles) over that part of the premises hereby conveyed as
is shown hatched red on the said plan."
NOTE: The land hatched red on plan to Conveyance dated 11 December 1978
has been tinted blue on the filed plan.

3

(27.01.2012) REGISTERED CHARGE dated 22 December 2011 affecting also
title AV61911.

4

(27.01.2012) Proprietor: HSBC BANK PLC (Co. Regn. No. 14259) 40-54-47
of Securities Processing Centre, P.O. Box 6304, Coventry CV3 9JY.

End of register
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This is a copy of the title plan on 24 JUL 2017 at 10:27:34. This copy does not take account of any application made after that time even if still pending in HM Land
Registry when this copy was issued.
This copy is not an 'Official Copy' of the title plan. An official copy of the title plan is admissible in evidence in a court to the same extent as the original. A person
is entitled to be indemnified by the registrar if he or she suffers loss by reason of a mistake in an official copy. If you want to obtain an official copy, the HM Land
Registry web site explains how to do this.
HM Land Registry endeavours to maintain high quality and scale accuracy of title plan images.The quality and accuracy of any print will depend on your printer,
your computer and its print settings.This title plan shows the general position, not the exact line, of the boundaries. It may be subject to distortions in scale.
Measurements scaled from this plan may not match measurements between the same points on the ground.
This title is dealt with by HM Land Registry, Gloucester Office.
© Crown Copyright. Produced by HM Land Registry. Further reproduction in whole or in part is prohibited without the prior written permission of Ordnance
Survey. Licence Number 100026316.

A PA R T M E N T T Y P E K E Y:

1 B e d / 2 Pe rso n

2 Be d / 3 P erso n

2 Be d / 4 P erso n
Existing loading bay platform
and area adjacent enhanced
with return, and retained for
use/access by building on
adjoining site. Existing access
steps, pedestrian gate and
gatepost retained to maintain
secure access to adjacent
property.

3 Be d / 5 P erso n

L Y N W O O D

R O A D

Wheel bump stops in
car parking spaces
Gatepost removed to allow
better access. Site delineated
by use of contrast paving
across site entrance - as
shown.

6.8

Hammerhead for vehicles to
carry out a three point turn

40.
s68
tre

me

New tree set in tree
grille - installed flush
with paving

Pedestrian crossing point.

5

Allocated
parking area 14No. spaces

s

Lynwood Road
‘extended’ into site
New tree set in tree
grille - installed flush
with paving

Pedestrian route to courtyard
under building and separate
from vehicular way.

0.4

L14

FF

es

es

tr
me
6.5

Bollards to protect
building bay over

.
5m

tr
me

Wider space where
existing building
alongside.

Private
terrace

tre
me

6.4

New tree set in tree
grille - installed flush
with paving

6.1

Kerb set off face of
new boundary wall

.23

Refuse

New brick faced
retaining/boundary wall
between site access road and
rear gardens of existing
houses.

Secondary
Entrance
(Building 2)

Bollards denoting perimeter of site.

6m

4

res

et
.8 m

es

etr
4.4
Bollard

11
10
9

Private
terrace

8
7

6

5

4

3

2

1

r

clea

res

met

Forecourts and integral
refuse areas to the
front of each house

Private garden to
house - partially
paved / turfed

House Bike
storage
Allocated
parking area 5No. spaces

4.

8

Private
terrace

m

et

re

s

Private garden to
house - partially
paved / turfed

Private
terrace

Bike Storage 40No. Bikes
Private
terrace

Allocated
parking area 8No. spaces
Communal seating area /
outdoor play space

Private garden to
house - partially
paved / turfed

6 metres
Allocated
parking area 10No. spaces

For details see drawing
no. 3187_PA 141 and
Bridges Design
Associates drawing no.
902_01A

House Bike
storage

Wheel bump stops
in car parking
spaces

Guest Bike
Parking

Private garden to
house - partially
paved / turfed

Private
terrace
Existing right of way
retained, with gated
access/egress from site.

Bike Storage 40No. Bikes

House Bike
storage

Principal
Entrance
(Building 3)

>0
.5

Bollards
.

Principal
Entrance
(Building 1)

1.

5m

5 metres

Refuse

K

17/12/18

Enhanced loading bay shown.

J

25/10/18

Gates added.

I

16/10/18

Cross reference to doorstep play drawing
and landscaping plan.
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