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SUMMARY
This report concerns the planning application at the site of the former Robin Cousins Leisure Centre,
situated between the M5 motorway bridge, Portway, West Town Road and Avonmouth Football Club.
Built in 1979, the former leisure centre was run by the Council until a combination of the cost of
maintaining the building and dwindling numbers forced its closure in November 2005. The loss of the
leisure centre and community use was a concern for many and was raised in objections received
during the subsequent planning applications. Following its sale on the open market in 2011 and the
granting of planning permission, the building was then used by the applicant for commercial storage
and administration in association with its internet retail business. The site has remained vacant
following a fire at the building in March 2013. The applicant is now seeking full planning permission for
a self-storage facility comprising of a mix of single and double stacked metal storage containers along
with a small on-site office and some parking.
The application is being reported to committee following public interest the proposals have generated
from neighbouring residents and beyond. All of the comments received have raised objections to the
proposals on amenity, safety/security and highway grounds. Many of the responses consider that that
such a use is insensitive given the proximity of residential properties, with other self-storage facilities
readily available within the Avonmouth Industrial Area. Some of the comments received would prefer
the site to be re-developed for housing, although the constraints of the site make this problematic.
SITE DESCRIPTION
The application concerns the site of the former Robin Cousins Sports Centre, which is situated the
edge of Shirehampton and east of Avonmouth, six miles north of the city centre. The site is located
adjacent to the M5 motorway Bridge, just north of the A4 Portway and is accessed from Akeman Way
(which sits between the A4 Portway and West Town Road) via a long vehicular track off West Town
Road. Residential properties are situated just west of the site to the Portway and Maiden Way, with
rear gardens backing onto the perimeter of the site. There is a large playing field (football pitch)
located directly to the north east of the site, which is used by the Avonmouth football club. To the east
lies an area of trees and shrubs which acts as a buffer between the playing field and the M5
Motorway. The site itself at the time of this report mainly comprises of hardstanding with the remaining
remnants of the former leisure centre now demolished.
With the exception of a triangular piece of land to the northwest boundary, the site is unallocated
under the Site Allocations and Development Management Policies. The triangular area of land
comprises of uncultivated vegetation and which is fenced off from the neighbouring Avonmouth
football club. However this part of the site is designated open space under the Site Allocations and
Development Management Policies. The site is also located within the HSE outer zone of a Major
Hazard chemical installation, which is situated at Dalgety PLC in Avonmouth Docks, to the west.
RELEVANT PLANNING HISTORY
78/00569/P_N - Sports Centre and associated Site Works including hard play area and parking.
Granted.
78/03543/U_N - Sports Centre. Granted.
95/00733/F - Land under M5 Bridge adj: Robin Cousins Sports Centre West Town Road Avonmouth,
Bristol. Use for Car Boot Sales on Sundays between 12.00 p.m. to 5.00p.m. Refused for the following
reasons:- The application has been refused because of a direction under Article 14 of the Town and Country
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planning (General Development Procedures) Order 1995 (now Article 14 of The Town and Country
Planning (Development Management Procedure) (England) Order 2015). The Secretary of State for
Transport directs that planning permission be refused because the land is needed by contracts
undertaking the M5 bridge strengthening. Had the direction not been received it is likely that the
application would have been refused because of the detriment to amenity of local residents caused by
the increase of vehicular traffic into the area, increase in noise, fumes and litter associated with the
car boot sales.
11/05231/F - change of use of former sports centre to a mixed use B8 warehouse and B1 offices with
associated external alterations, erection of 72no solar photovoltaic panels and new boundary fencing.
Granted via committee on 4th April 2012.
12/04068/F - Proposed first floor extension to provide 326 sqm use Class B1 office space. Granted.
17/05622/N Demolition of remains of the former Robin Cousins Sports Centre building. Prior
Notification given.
APPLICATION
Planning consent is sought for the development of the site for self-storage which would be available
for use by the general public and commercial businesses to the rent space for storage purposes. This
would comprise of a total of 172 containers, 84 of which would be double stacked. The applicant adds
that the type and size of container may vary depending on market demand, although this will not
change the layout shown on plans in terms of the position and stacking of the containers. Parking
would be situated towards the front of the site to the entrance and which would also be the location for
the site office. The hours of operation would be 7:00am - 20:00pm Monday to Friday, 8:00am 18:00pm on Saturday, and 10:00am - 4:00pm on Sundays and bank holidays. Whilst it is intended
that the site will largely be run remotely with users having coded entry. The small secure office would
be available for occasional use by staff. Access would be via the existing track from Akeman Way
which will be widened, with the existing gated section moved back into the site to allow vehicles to pull
off the road before opening the gate. Access will be strictly controlled with mechanical and
electronically locking systems on the entrance gates with CCTV monitoring.
Since the application was submitted it has been revised following concerns raised by the Local
Planning Authority in regards to ecology, impact on residential amenity, highways, trees and
landscaping. The changes and additional information included the following:
- Reduction in the number of containers, removing a number of the double stacked along the western
boundary
- Revised layout plan
- Additional on-site tree planting
- Revised transport statement and trip rate data
- Addition of a bat survey
- Addition of a noise report
- Addition of a premises management plan
- Revised Ecological Management Plan
- Flood resilience measures
(See plans and supporting documents for details)
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PRE APPLICATION COMMUNITY INVOLVEMENT
The council expect all major planning proposals, including Reserved Matters applications, as well as
those that are below the major threshold but have significant local impact to comply with the
Statement of Community Involvement Guidelines. Whilst this is not a major application, the applicant
has provided a Community Involvement Statement (CIS) as part of their submission.
Process - According to the applicant's community involvement statement, consultation was
undertaken with two local stakeholder groups as suggested by the administrator of the Bristol
Neighbourhood Planning Network. Firstly, a meeting of the Avonmouth Community Group at St
Andrews Church Hall was attended by the applicant and project architect in January 2018. Question
raised included access, security fencing, opening hours, lighting, views from surrounding houses and
the football field, the height of development and planting as screening. The applicant then attended a
meeting of the Shirehampton Community Action Forum in February 2018 at the Shirehampton Public
Hall, where their draft proposals were tabled and various questions were answered.
Outcome - Concerns were raised about the business hours and that there would be strong resistance
to any 24-hour operation. Consequently the applicant agreed to limit hours of opening during
weekdays and weekends respectfully. Residents also wanted assurances that the scheme would not
cause any undue noise of light pollution, which the applicant has stated has been taken into
consideration.
RESPONSE TO PUBLICITY AND CONSULTATION
Neighbouring properties were consulted by individual letter about the planning application which was
also subject of a site notice. This generated 12 letters of objection. Following revisions to the
proposal, neighbouring properties were re-consulted by individual letter which resulted in a further 34
objections received on grounds including the following.
- This is an inappropriate use for the site/area
- Visually intrusive
- Loss of privacy
- The site would be better used for a community based development
- Traffic generation and increased pollution.
- Existing road infrastructure unsuitable, including inadequate access
- Loss of fully established trees/impact on ecology
- Noise pollution
- Light pollution
- Concerns over the lack of details of the acoustic barrier
- There are similar facilities in the area
- It would lead to drainage problems
- Lack of consultation with the neighbours from applicant
The Avonmouth Planning Group object to the application, citing the lack of public consultation the
applicant has carried out with residents.
The Shire Planning Group object to the application stating that by introducing storage units to this
area would cause unnecessary risk to the residents and an increase of traffic to and from the site that
would be unattainable. The access to the site can have no use, several applications have been turned
down due to the security risk afforded to its location underneath and alongside the Supports of the M5
Bridge
[According to the Council's planning records there has been only one planning application refused
which was proposed directly under the M5 motorway bridge for a car boot sales in 1995 - please refer
to planning history above]
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The proposed site itself was listed as usage for recreational purposes and is not suitable for any other
purpose due to access and security. The units being on two levels will affect the view, light and
privacy of the surrounding houses. As the site is now being cleared residents are finding there is no
fencing stopping children and pets accessing it. Constant security lights will be an issue as will the
noise of visitors. There are much more suitable and vacant areas in Avonmouth. How will the
applicants be able to respond quickly enough should there be any problems on site? Ideally the site
should be used for the Sporting, Leisure and possibly Swimming activities that
Shirehampton have proved is needed in their Community Plan.
OTHER COMMENTS
Arboricultural Team has commented as follows:An Arboricultural report and Tree protection Plan has been submitted in support of the application.
The proposed storage units will require the removal of two trees - neither tree is considered prominent
in the local area and I do not object to the loss of these, provided adequate mitigation is provided. The
applicant has committed to planting 6 trees as mitigation for tree loss - this is in line with the BTRS
within Policy DM17.
I am happy with the re-positioning and species selected for the replacement trees. Approve subject to
conditions for tree protection and landscaping.
Health And Safety Executive - HazSubCon has commented as follows:The Health and Safety Executive (HSE) do not advise against, consequently the HSE does not
advise, on safety grounds, against the granting of planning permission in this case. As the proposed
development is within the Consultation Distance of a major hazard pipeline you should consider
contacting the pipeline operator before deciding the case [please refer to Wales & West Utilities
comments]
Strategic and Citywide Policy has commented as follows:The playing fields to the north of the site will continue to be protected as reserved open space.
However, there has been a change to the boundary that removes the overlap with the application site.
The overlap was most likely an error in the original boundary, or else a throwback to a time when the
sports centre and playing fields were related. This mapping is not finalised or on public record as yet.
Flood Risk Manager has commented as follows:Please follow standing advice.
Transport Development Management has commented as follows:The submitted trip generation shows there would be a total of 10 movements in the morning peak and
9 in the PM peak. There will also be 122 daily trips. TDM have no concerns regarding the impact of
the development on the local highway network.
The section of Akerman Way underneath the M5 Bridge to West Town Road is not adopted. The
passing place is not at the approximate mid-way point as confirmed on the drawing, however given
visibility and the fact the land required for an additional passing place is not in the gift of the applicant
this provision is acceptable.

Item no. 3
Development Control Committee A – 9 January 2019
Application No. 18/03064/F : The Old Sports Centre West Town Road Bristol BS11 9FQ
The applicant has not provided any swept path analysis. Although it may take excessive manoeuvring
for vehicles to turn within the site given it is highly unlikely for vehicles to reverse onto the adopted
highway TDM require no further information. Users of the storage containers will park adjacent to their
container. No concerns are raised regarding the level of marked parking bays or cycle parking.
Approve subject to conditions.
Environment Agency (Sustainable Places) has commented as follows:The EA did not wish to comment, please refer to the Standing Advice.
Contaminated Land Environmental Protection has commented as follows:Whilst the proposed development is not overly sensitive to contamination nearby receptors are (a
watercourse runs on the southern boundary and residential premises are adjacent). Historically this
site has been in disrepair since a fire a few years ago and the site is littered with debris that is likely to
contain asbestos containing materials. The land is suspected made ground.
No risk assessment has been submitted in relation to land contamination therefore we recommend
any planning consent includes conditions B11 B12 B13 and C1.
Pollution Control has commented as follows:I would confirm that I am happy with the acoustic report. We will just need to ensure, by condition, that
the noise barrier recommended as detailed is erected. I am happy with the Management plan with
regards to the supervision of the site. Approve subject to conditions including total noise from
development, adhering to the premises management plans and details of artificial lighting.
Highways England has commented as follows:Having reviewed the information submitted, Highways England were concerned that the storage units
adjacent to the south eastern site boundary (namely 24 units), were located within immediate
proximity of the M5 Avonmouth Bridge. The bridge is ranked within the top five critical national
infrastructure assets.
While it was noted that it is intended to implement control measures restricting storage of (potentially
hazardous) materials on site, the location of these units adjacent to the M5 Avonmouth Bridge was
considered to raise inherent resilience concern despite the control measures proposed. On this basis,
Highways England requested that the units adjacent to the south eastern boundary were therefore
relocated or omitted from the scheme.
Following revisions to the scheme, Highways England are satisfied that the layout of the proposed
facility would not interfere with the motorway infrastructure and therefore do not object to the
proposals. Approval should be subject to a condition for details of fence or similar along either side of
the access road to protect the infrastructure of the M5 bridge from being impeded.
Nature Conservation Officer has commented as follows:Because the bat, reptile and hedgehog surveys have now been undertaken, and the building
demolished on site following the method statement produced by ecological consultants, a condition
requiring the Precautionary Method of Working (PMW) pre-commencement is no longer required.
Please ensure permission is carried out in accordance with the PMW under the ecological
assessment as part of a compliance condition and the submission of details for a living roof to the
office, to be secured under a pre-commencement condition.
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Wales & West Utilities has commented as follows:Wales & West Utilities have no objections to these proposals, however our apparatus may be at risk
during construction works and should the planning application be approved then we require the
promoter of these works to contact us directly to discuss our requirements in detail. Should diversion
works be required these will be fully chargeable.
RELEVANT POLICIES
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) the Old Market Quarter Neighbourhood Development
Plan 2016 and Lawrence Weston Neighbourhood Development Plan 2017.
In determining this application, the Local Planning Authority has had regard to all relevant policies of
the Bristol Local Plan and relevant guidance.
EQUALITIES ASSESSMENT
During the determination of this application due regard has been given to the impact of this scheme in
relation to the Equalities Act 2010 in terms of its impact upon key equalities protected characteristics.
These characteristics are age, disability, gender reassignment, marriage and civil partnership,
pregnancy and maternity, race, religion or belief, sex and sexual orientation. There is no indication or
evidence (including from consultation with relevant groups) that different groups have or would have
different needs, experiences, issues and priorities in relation this particular proposed development.
Overall, it is considered that the determination of this application would not have any significant
adverse impact upon different groups or implications for the Equalities Act 2010.
KEY ISSUES
(A) IS THE PRINCIPLE OF DEVELOPMENT ACCEPTABLE?
The previously developed areas of the site are unallocated under the provisions of the Site Allocations
and development Management Policies. There is a small triangular piece of undeveloped land which
is designated as open space (see key issue B). The previous authorised use of the site was as a
sports centre which is classed as a community facility (a use that falls within Class D2 of the Use
Classes Order). The loss of sports centres in recent years, along with other leisure facilities across the
city, had become an issue which has generated concerns from the local community. In respect of this
site the previous extant permission (11/05231/F) has already considered the issue of the loss of
community use and established that the change from a community to employment/commercial use
has been accepted. The policies of the Bristol Core Strategy and Site Allocations and Development
Management policies, generally promote growth in employment, providing that there will be no
adverse environmental impact, visual appearance, industrial nuisance factors, transport/highway
impacts and impact upon residential amenity.
It is therefore considered that the principle of the proposed development for commercial use is
acceptable, subject to the specific policy considerations set out in the Core Strategy and Site
Allocations and Development Management policies. The acceptability of the proposal in detail is set
out in the following key issues.

Item no. 3
Development Control Committee A – 9 January 2019
Application No. 18/03064/F : The Old Sports Centre West Town Road Bristol BS11 9FQ
(B) IS THE LOSS OF OPEN SPACE ACCETABLE?
The land that was formally occupied by the leisure centre is not designated under the provisions of the
local plan. However a rectangular area of undeveloped land measuring approximately 95 square
metres to the northwest corner of the site, would be used to form part of the storage facility. This area
of land is Designated Open Space, as detailed in the Site Allocations and Development Management
Polices Local Plan. Policy DM17 states that development on part, or all of an important open space
as designated will not be permitted unless the development is ancillary to the open space use.
However, on considering this reference should be made to paragraph 97 of the National Planning
Policy Framework (July 2018) which states that open space, sports and recreational buildings and
land, including playing fields, should not be built on unless:
a) An assessment has been undertaken which has clearly shown the open space, buildings or land to
be surplus to requirements; or
b) the loss resulting from the proposed development would be replaced by equivalent or better
provision in terms of quantity/quality in a suitable location; or
c) The development is for alternative sports and recreational provision, the benefits of which clearly
outweigh the loss of the current or former use.
The designation can be traced back to the site's former use as a leisure facility which included the
large playing field to the north. After the closure of the former centre, the area around the building
including the triangular piece of land was partitioned. The remaining area of playing field which is
substantial in size, is now used by the Avonmouth football club. The triangular area of land is fenced
off and has been for a number of years becoming overgrown an unusable. It does not form part of the
Avonmouth football club and would be surplus to the function of the club if it did. The previous
planning consents to for the change of use included this parcel of land, although those proposals did
not include the building of structures on the triangular piece of land. Consequently the Council's
Strategic City Planning Team (Policy) are currently reviewing the designation as part of the Local plan
review, removing the overlap from the application site, meaning it would be unallocated in line with the
rest of the site. The land north of the application site boundary covering the Avonmouth football club
would remain protected as designated open space.
Given the above considerations the proposal in regard to the parcel of land would accord to
paragraph 97 a) of the NPPF.
(C) WOULD THE PROPOSAL HARM THE RESIDENTIAL AMENITY OF ADJOINING OCCUPIERS?
Policy BCS21 of the Bristol Development Framework Core Strategy along with policy DM29 of the
Site Allocations and Development Management Policies requires that proposals safeguard the
amenities of existing development.
The nearest residential properties are situated west of the site onto Maiden Way and Akeman Way,
however there are also properties further south and east to the Portway and West Town Road
respectfully. Consequently the proposed self-storage facility has drawn a number of strong objections
from residents who cite this to be an inappropriate development for this location. The main concerns
are with regard to noise pollution, visual intrusion and pollution from any increased vehicular
movements.
Following the submission of revisions it is noted that all the containers closest to the western
boundary would be single storey in order to limit visual impact and to ensure that they will largely be
screened by the existing hedging, which the applicant seeks to retain on the boundaries of the site. As
such, the visual impacts of the proposed storage containers on the surrounding area should therefore
be limited.
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The proposed hours of operation are largely in line with most commercial office hours. The gated
access would be time activated meaning that customers would not be able to access the facility
outside the trading hours. The findings of the noise assessment were derived from a baseline noise
survey which demonstrated that the site is already affected by relatively high levels of noise, primarily
from the M5. The assessment assumes that a barrier fence would be provided around parts of the site
perimeter as shown on the revised proposed site plan, and which can be secured by condition. Based
on this assessment it is therefore concluded that the noise impact is considered low and not
detrimental to the closest noise sensitive receptors.

The remote use of access to the site by visitors has also raised a concern from a number of residents.
In response to this the applicant has provided a premises management plan, setting out how the
facility would operate and where residents can report any disturbance or anti-social incidents should
any arise. According to the Design & Access Statement, lighting will be required for the roadways and
upper level walkways, but restricted to ensure there is limited light overspill. Further details can be
secured by condition to ensure that there is no intrusive light beyond the confines of the site.
On considering the above the Pollution Control Officer has raised no objections to the proposal
subject to the site being developed in accordance with the construction management statement, and
once opened operating fully in accordance with the premises management plan, with details of noise
and lighting levels conditioned as part of any approval.
On considering the above it is concluded that the proposals will not unacceptably harm the residential
amenity of neighbouring occupiers.
(D) WOULD THE PROPOSED DEVELOPMENT HAVE IMPLICATIONS IN TERMS OF NATURE
CONSERVATION INTERESTS?
The applicant has included a Preliminary Ecological Appraisal (PEA) as part of the proposal and
which states that further reptile and hedgehog (footprint tunnel) surveys are required. This includes
surveys of the remnants of the fire-damaged building on the site which could support roosting bats.
Consequently the applicant provided further information including a bat survey and ecological
management plan in response to the concerns raised by the Nature Conservation Officer. This
included details of a site clearance methodology, mitigation and general long-term management of the
site post construction. On considering the additional supporting documentation, the Nature
Conservation Officer is satisfied with the measures.
The application is accompanied by an arboricultural report which has identified a mix of Category B
(moderate quality) and Category C (low quality) trees and groups which have either 10 or 20 year
years' life expectancy on the site. None of the trees are protected by Tree Preservation Orders. The
report outlines proposed works to the trees and notes that two trees, an Alder which is a category B
and Sycamore which is a category C, will be removed. Six new trees are proposed to be planted, all
as indicated on the proposed site plan. This would be in accordance with the Bristol Tree replacement
Standards (and policy DM17 compliant). The site plan also indicates a range of new shrub planting
around the site.
Following revisions to the plans the Arboricultural Officer is satisfied with the proposals subject to
conditions for tree protection and tree planting as part of any approval.
(E) DO THE PROPOSALS SATISFACTORILY ADDRESS HIGHWAY AND TRANSPORTATION
ISSUES?
Fundamental transport and movement objectives of the local plan include the promotion of
sustainable transport choices to include cycling, walking, and public transport. Policy BCS10 of the
Bristol Development Framework Core Strategy, along with policy DM23 of the Site Allocations and
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Development Management Policies are particularly relevant in achieving these objectives.
The proposal has generated objections on the grounds that it would result in considerable increase in
traffic to the area to the detriment of the surrounding streets in terms of highway safety and increases
in noise and pollution. Following discussions with the Local Planning Authority, the application
submitted a revised transport statement which clarified the following.
With regard to access, this would be improved from Akeman Way according to the applicant. There
would be a new gated entrance with a mechanical key pad entry system erected within the site 11m
from the kerb. This will allow cars and vans to pull off Akeman Way before entering the driveway that
leads beneath the bridge up to the existing main site entrance. The access into the site will be
available for cars and vehicles up to 7.5t (box van) in weight only. No other vehicles are anticipated
bar for the delivery of containers during the construction phase only.
With regards to movements the applicant has provided trip rate data at the request of the Local
Planning Authority. The submitted information shows that there would be a total of 10 movements in
the morning peak and 9 in the PM peak, with up to 122 daily trips. Given the historic use of the site as
a leisure facility would have generated greater trip rates, it is not considered that a refusal could be
justified on grounds of vehicular movements to and from the site.
The proximity of the site to the M5 bridge had drawn a holding objection from the Highways England
due to concerns that some of the containers may interfere with the bridge infrastructure, especially in
terms of any hazardous materials that may be stored in the containers. However following revisions to
the site including reducing the number of containers and clarification of the nature of storage,
Highways England are satisfied with the proposals. This is subject to a condition securing the erection
of a boundary fence along the accessway to the facility, to prevent any interference to or obstruction
of the motorway bridge infrastructure.
The proposed revised site layout plan shows 6 visitor car parking spaces located beyond the security
gate at the front of the site with cycle parking within the site both for staff, and any visitors (although
they are unlikely to use this if they are customers using the containers). It is anticipated that users of
the storage containers will park adjacent to their containers where there is available space.
Consequently Transport Development Management has no concerns regarding the level of marked
parking bays or cycle parking within the site.
Given the above the proposal would satisfactorily address highway and transportation issues.
(F) DO THE PROPOSALS SATISFACTORILY ADDRESS HEALTH AND SAFETY ISSUES?
The Health and Safety Executive (HSE) set consultation distances (CD) around major hazard sites
and pipelines where there is an assessed risk and likely effects of major accidents or incidents at the
installation or pipeline. In this instance, Dalgety PLC in Avonmouth Docks located west of the site
along with a major hazardous pipeline owned by Wales & West Utilities are classified as major hazard
sites by HSE.
The application site is located within the outer zone of a Major Hazard installation. However on
considering the nature of the proposals and the relative low numbers of staff required to operate the
facility, the HSE have not advised against the development on safety grounds. With regard to the
major pipeline, Wales & West Utilities do not object to the proposals, however they advise that the
applicant discuss the details of the proposal with them to ensure the proposal would not affect their
assets. Overhead power lines run to the south of the site, with one pylon situated close to the
entrance. However the area immediately around the pylon would comprise of landscaping and
therefore the proposed development would not impede on the electricity infrastructure.
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(G) IS THE PROPOSED DESIGN AND LAYOUT ACCEPTABLE?
The proposed site plan illustrates the layout of the containers around the site with landscaped areas
comprising new tree planting, hedging and fencing along the boundaries which would help to provide
a softer setting to the site. The containers will remain freestanding and moved around the site as and
when required. The double stacked containers will be accessed via simple walkways. It is understood
that the containers will be colour co-ordinated as part of the brand for the business. The proposed
'container' office will be raised above the driveway level by 0.4m and will have gross internal area of
16.0 m2. It will be clad in profiled metal and is insulated. The building will have 3no. solar panels
mounted on its flat roof. The overall development is very much a functional development in terms of
design. However given then it would be surrounded by green infrastructure it would have limited visual
impact on the surrounding area, with only clear views of it via the M5 bridge.
Given the above considerations the proposed design and layout would be acceptable.
(H) WOULD THE PROPOSAL SATISFY THE CITY'S OBJECTIVES WITH REGARD TO
SUSTAINABILITY AND CLIMATE CHANGE?
Policies BCS13, BCS14, BCS15 and BCS16 of the adopted Core Strategy give clear guidance on
sustainability standards to be achieved in any development, and what measures to be included to
ensure that development meets the climate change goals of the development plan. Applicants are
expected to demonstrate that a development would meet those standards by means of a sustainability
statement.
Applying the principles of proportionality, it would not be expected that the nature of this development
would be able to deliver all the sustainable measures required under the policy. The applicant has
identified that the site office would be able to house solar panels as set out in the sustainability and
energy assessment. According to the manufacturer's technical guidance, they have the potential to
exceed the 0.75 kWP output required to meet the residual carbon emissions saving target. This would
help yield a saving of 21% in residual energy according to the energy table therefore compliant with
policy.
The applicant also states that there is scope for a living roof to be installed on the office structure
which is welcomed. With regard to the rest of the site, the applicant states the potential for living
(green/brown) roofs has been considered but in this case, given the nature of the development it is
simply not practical for them to install such roofs onto the containers for a number of reasons. These
include the requirement to change containers every 5 years due to maintenance issues and other
structural constraints.

On considering the above it is concluded that the proposal would satisfy objectives with regard to
sustainability and climate change.
(I) DOES THE PROPOSAL RAISE ANY FLOODING ISSUES?
The site falls within flood zone 2 which has a medium risk of flooding. In accordance with the National
Planning Policy Framework (NPPF) 2018, policy BCS16 of the Core Strategy states that development
will follow a sequential approach to flood risk management, giving priority to the development of sites
with the lowest risk of flooding. However, as the proposal is on a site with a previous planning
permission for a comparable commercial use (see 11/05231/F), which according to the applicant was
implemented, and would therefore still be extant. Therefore the principle of development has already
been decided and the requirements under the sequential test are therefore not required. Furthermore
it can also be argued that the proposal would result in a suitably flood-resilient design operating with
relatively few staff, which is likely to be preferable, also negating the necessity for a sequential test.
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The National Planning Policy Framework and National Planning Practice Guidance also give more
details on how different uses should be determined depending on their flood vulnerability. The
guidance identifies that the proposed facility as 'less vulnerable' given its primary use is for storage.
As the proposal is for a less vulnerable use within flood zone 2, the Environment Agency's standing
advice applies in terms of a site specific flood risk assessment (FRA).
The applicant states that the proposals accord with the principles of adopted Council Policy with
regard to Flood Risk and Water Management, as well as the West of England Sustainable Drainage
guidance.

The applicant has submitted a Flood Risk Assessment (FRA) as part of the application which
recommends that flood resilient construction measures are used, including flood proof doors to each
unit and the office 'Portacabin'. The office would also sit on legs which will raise it 400mm above the
ground level. This is above the predicted flood level as described in the accompanying FRA.
Nevertheless, the applicant suggests that they could sign up to the Environment Agency's flood
warning system and in the event of flooding likely to occur the site could be evacuated and closed well
before flooding were to occur. The use of flood proof doors would help mitigate the effects of potential
flooding. As such it is considered that the proposed development would not be at risk in the case of
any extreme flood event.
In terms of site drainage, the application is supported by drainage proposals following site
investigations by Structural Solutions. The proposals accord with the principles of adopted Council
Policy BCS16: Flood Risk and Water Management, as well as the West of England Sustainable
Drainage guidance. If strictly necessary, the applicant adds that further details for sustainable
drainage can be provided as a condition of any future consent. It is considered that the detailed
design for this can be secured by condition.
(J) DOES THE PROPOSAL ADEQUATELY ADDRESS CONTAMINATED LAND ISSUES?
Whilst the proposed development is not directly sensitive to contamination, there are nearby receptors
such as a watercourse on the southern boundary and residential premises adjacent which are. The
recent history of the site has been one of disrepair and then fire damage with debris likely to contain
asbestos containing materials according to the Council's Land Contamination Officer. As no risk
assessment has been submitted in relation to land contamination to date, it is recommended that any
approval of the scheme is subject to standard land contamination conditions.
CONCLUSION
The principle of development is acceptable given the previous consents that allowed the change from
a leisure centre to an employment/commercial use. Part of the development would be built on land
designated as open space, however this relates to the former use of the site, and the land in question
is no longer of recreational value given its condition and inaccessibility. It is concluded that the
proposed use would not have a detrimental impact on the residential amenity of the neighbouring
properties situated to the west of the site. The details of the proposal have demonstrated that the use
would be able to co-exist with the residential properties through managed operation. The mitigation
measures which are proposed with the development, and in particular during the construction phase,
would not compromise the ecological interests of the site.
In respect of highway considerations, the proposal is acceptable and would not constitute a hazard
either within the site or to the surrounding highway network. It would not result in unacceptable
increase in vehicular movements in the surrounding area. The proposed landscaping measures once
fully implemented would help retain the existing levels of green infrastructure. The proposed tree replanting regime would accord with the BTRS to the satisfaction of the Council. The proposal has
demonstrated that the site would not pose any environmental health and safety concerns in terms of
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flooding or land contamination subject to conditions.
Given these considerations approval of the application is recommended for approval subject to
conditions.
COMMUNITY INFRASTRUCTURE LEVY
How much Community Infrastructure Levy (CIL) will this development be required to pay?
Development of less than 100 square metres of new build that does not result in the creation of a new
dwelling; development of buildings that people do not normally go into, and conversions of buildings in
lawful use, are exempt from CIL. This application falls into one of these categories and therefore no
CIL is payable.
RECOMMENDED

GRANTED subject to condition(s)

Time limit for commencement of development
1.

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

Pre commencement condition(s)
2.

Construction management plan
No development shall take place including any works of demolition until a construction
management plan or construction method statement has been submitted to and been
approved in writing by the Local Planning Authority. The approved plan/statement shall be
adhered to throughout the construction period. The statement shall provide for:
Parking of vehicle of site operatives and visitors
routes for construction traffic
hours of operation
method of prevention of mud being carried onto highway
pedestrian and cyclist protection
proposed temporary traffic restrictions
arrangements for turning vehicles
Reason: In the interests of safe operation of the highway in the lead into development both
during the demolition and construction phase of the development.

3.

Land affected by contamination - Site Characterisation
No development shall take place until an investigation and risk assessment, in addition to any
assessment provided with the planning application, and has been completed in accordance
with a scheme to assess the nature and extent of any contamination on the site, whether or
not it originates on the site. The contents of the scheme should be submitted to and be
approved in writing by the Local Planning Authority. The investigation and risk assessment
must be undertaken by competent persons and a written report of the findings must be
produced. The written report is subject to the approval in writing of the Local Planning
Authority. The report of the findings must include:
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(i) a survey of the extent, scale and nature of contamination;
(ii) an assessment of the potential risks to:
* human health,
* property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,
* adjoining land,
* groundwaters and surface waters,
* ecological systems,
* archaeological sites and ancient monuments;
(iii) an appraisal of remedial options, and proposal of the preferred option(s).
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11'.
Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors
4.

Land affected by contamination - Submission of Remediation Scheme
No development shall take place until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks to human health,
buildings and other property and the natural and historical environment has been prepared,
submitted to and been approved in writing by the Local Planning Authority. The scheme must
include all works to be undertaken, proposed remediation objectives and remediation criteria,
timetable of works and site management procedures. The scheme must ensure that the site
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990
in relation to the intended use of the land after remediation.
Reason: To ensure that risks from land contamination is understood prior to works on site both
during the construction phase to the future users of the land and neighbouring land are
minimised, together with those to controlled waters, property and ecological systems, and to
ensure that the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors.

5.

Land affected by contamination - Implementation of Approved Remediation Scheme
In the event that contamination is found, no development other than that required to be carried
out as part of an approved scheme of remediation shall take place until the approved
remediation scheme has been carried out in accordance with its terms. The Local Planning
Authority must be given two weeks written notification of commencement of the remediation
scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out must be
produced, and be approved in writing of the Local Planning Authority.
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
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be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.
6.

M5 Motorway bridge
Prior to the commencement of development, details for a close-boarded fence or similar
barrier not less than 2 metres high along either side of the site access road, should be
submitted to the satisfaction of the Local Planning Authority and Highways England prior to the
occupation of the development, and thereafter retained for the lifetime of the development.
Reason: To ensure the safe operation of the Strategic Road Network.

7.

Acoustic fence
Prior to commencement of development, detailed drawings of the proposed acoustic fence
shall be submitted to and be approved in writing by the Local Planning Authority. The detail
thereby approved shall be carried out fully in accordance with the approved details and
completed before the occupation of the development, and thereafter retained for the life of the
development.
Reason: In the interests of visual amenity and to ensure the fence complies with the
requirements of the Noise Assessment (Acoustics Report A1371 R01) dated 2nd November
2018.

8.

Artificial Lighting (external)
No commencement shall take place until a report detailing the lighting scheme and predicted
illuminance levels at neighbouring residential properties has been submitted to and approved
in writing by the Council.
The scheme shall include a plan illustrating the illuminance levels across the development site
up to and including nearby off site residential windows and gardens which may be affected.
The level of illuminance should be appropriate to the character of the surrounding area as a
whole.
Artificial lighting to the development must meet the Obtrusive Light Limitations for Exterior
Lighting Installations in table 2 of the Institute of Light Engineers Guidance Notes for the
Reduction of Obtrusive Lighting, GN01:2011.
Reason: In order to safeguard the amenities of adjoining residential occupiers and the
nocturnal ecological interests of the site.

9.

Protection of Retained Trees during the Construction Period
No work of any kind shall take place on the site until the protective fences have been erected
around the retained trees in the position and to the specification shown on Drawing No.
BHA_324_02. The Local Planning Authority shall be given not less than two weeks prior
written notice by the developer of the commencement of works on the site in order that the
council may verify in writing that the approved tree protection measures are in place when the
work commences. The approved fence(s) shall be in place before any equipment, machinery
or materials are brought on to the site for the purposes of the development and shall be
maintained until all equipment, machinery and surplus materials have been removed from the
site. Within the fenced area(s) there shall be no scaffolding, no stockpiling of any materials or
soil, no machinery or other equipment parked or operated, no traffic over the root system, no
changes to the soil level, no excavation of trenches, no site huts, no fires lit, no dumping of
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toxic chemicals and no retained trees shall be used for winching purposes. If any retained tree
is removed, uprooted or destroyed or dies, another tree shall be planted at the same place and
that tree shall be of such size and species, and shall be planted at such time, as may be
specified in writing by the council.
Under no circumstances should the tree protection be moved during the period of the
development and until all works are completed and all materials and machinery are removed.
Landscaping works within protected areas is to be agreed with the Local Planning Authority
and carried out when all other construction and landscaping works are complete.
Reason: To protect the retained trees from damage during construction, including all ground
works and works that may be required by other conditions, and in recognition of the
contribution which the retained tree(s) give(s) and will continue to give to the amenity of the
area in line with Policy DM17.
10.

Living roof
Before the relevant part of work is begun, a method statement provided by a qualified
ecological consultant shall be submitted to and approved in writing by the Local Planning
Authority for the creation of a living roof on the proposed main office building on site which
include wildflowers and does 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 shown on a site plan including stone and log piles, piles of pure sand 20 to 30
cm deep, coils of rope and areas of bare ground, varying depths of substrate varying from 10
to at least 20 cm in height with troughs and mounds shown in profile on a plan, details of the
seed mix and planting) and maintenance of the living roof. The use of egg-sized pebbles shall
be avoided because gulls and crows may pick the pebbles up and drop them. 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 which states that 'proposals for new
buildings will be expected to incorporate opportunities for green infrastructure such as green
roofs, green walls and green decks

11.

Renewable energy - PV
Prior to installation, details of the PV panels (including the exact location, dimensions, design/
technical specification) together with calculation of C02 emissions reductions to achieve a
minimum 20% reduction on residual emissions from renewable energy in line with the
approved sustainability statement should be submitted to the Local Planning Authority and
approved in writing. The panels shall be installed prior to the commencement of the use and
thereafter retained.
Reason: To ensure that the development contributes to mitigating and adapting to climate
change and to meeting targets to reduce carbon dioxide emissions

12.

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.
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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.
Pre occupation condition(s)
13.

Land affected by contamination - Reporting of Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of Condition 3 and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of Condition 4,
which is to be submitted to and be approved in writing by the Local Planning Authority.
Following completion of measures identified in the approved remediation scheme a verification
report must be prepared, which is subject to the approval in writing of the Local Planning
Authority in accordance with condition 5.
Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.

14.

C26

Flood Evacuation Plan - Commercial Property

No building or use herby permitted shall be occupied or the use commenced until the applicant
has submitted to and had approved in writing by the Local Planning Authority a Flood Warning
and Evacuation Plan (FEP). This Plan shall include the following information:
* command & control (decision making process and communications to ensure activation of
FEP);
* training and exercising of personnel on site (H& S records of to whom and when);
* flood warning procedures (in terms of receipt and transmission of information and to whom);
* site evacuation procedures and routes; and
* provision for identified safe refuges (who goes there and resources to sustain them).
The FEP shall be reviewed at intervals not exceeding 3 years, and will form part of the Health
& Safety at Work Register maintained by the applicant.
Reason: To limit the risk of flooding by ensuring the provision of a satisfactory means of flood
management on the site
15.

Noise from development
All recommendation detailed in the Noise Assessments submitted with the application shall be
implemented in full prior to the commencement of the use permitted and be permanently
maintained.
Reason: In order to safeguard the amenities of adjoining residential occupiers.
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16.

Tree planting plan - Landscaping
The development hereby approved shall not be used until details for replacement planting, in
line with Bristol Tree Replacement Standard (Policy DM17), to be illustrated on a landscaping
plan are submitted to and approved in writing by the Local Planning Authority. It shall include:
- A schedule detailing sizes and numbers of all proposed trees/plants
- Sufficient specification to ensure successful establishment and survival of new planting.
The planting 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
program, details of which shall be submitted to and agreed in writing by the local planning
authority. All planted materials shall be maintained for 5 years and any trees removed, dying,
being severely damaged or become seriously diseased within 5 years of planting shall be
replaced with others of a similar size and species to those originally required to be planted.
Reason: To ensure that the appearance of the development is satisfactory and in line with
Bristol City Council Policy DM17

17.

Energy and Sustainability in accordance with statement
The development hereby approved shall incorporate the energy efficiency measures,
renewable energy, sustainable design principles and climate change adaptation measures into
the design and construction of the development in full accordance with the Climate Change &
Sustainability Statement (Energy Saving Experts, received 7th June 2018) prior to occupation.
A total 21.1% reduction in carbon dioxide emissions beyond Part L 2013 Building Regulations
in line with the energy hierarchy shall be targeted, and a minimum 20% reduction in carbon
dioxide emissions below residual emissions through renewable technologies shall be
achieved.
Reason: To ensure the development incorporates measures to minimise the effects of, and
can adapt to a changing climate in accordance with policies BCS13 (Climate Change), BCS14
(sustainable energy), BCS15 (Sustainable design and construction), and DM29 (Design of new
buildings).

18.

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

19.

Completion and Maintenance of Cycle Provision - Shown on approved plans
No building or use hereby permitted shall be occupied or the use commenced until the cycle
parking provision shown on the approved plans has been completed, and thereafter, be kept
free of obstruction and available for the parking of cycles only.
Reason: To ensure the provision and availability of adequate cycle parking.
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Post occupation management
20.

Precautionary Method of Working (PMW)
The development hereby approved shall accord with the measures set out in the approved
Precautionary Method of Working (PMW) set out in the Ecological management Plan (received
9th November 2018) with respect to vegetation and site clearance and the potential presence
of nesting birds and legally protected reptiles and any other legally protected and priority
species including badgers and hedgehogs.
Reason: To ensure the protection of legally protected and priority (Section 41) species which
are a material planning consideration.

21.

Premises Management Plan
The premises shall only be used in accordance with the Premises Management Plan received
9th November 2018 submitted with the application.
Reason: in the interests of residential amenity

22.

Hours open to customers
No customers shall remain on the premises outside the hours of 07:00-20:00 Monday to
Friday, 08:00-18:00 on Saturday, and 10:00- 16:00 on Sundays and bank holidays.
Reason: To safeguard the residential amenity of nearby occupiers.

23.

Container Office
The proposed container office shall be set at a minimum of 0.4m above the existing ground
level.
Reason: To reduce flood risk to the proposed development.

25.

Flood resilience
The development shall be carried out fully in accordance with the measures set out under the
approved details of the flood resilient construction measures received 9th November 2018.
Reason: To reduce flood risk to the proposed development.

List of approved plans
26.

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.
1646(L)00 Location map, received 18 June 2018
1646(L)02 Existing site plan, received 18 June 2018
1646(L)05 A Existing site topographical survey, received 13 September 2018
1646(L)06 Existing elevations, received 18 June 2018
1646(L)07 Existing sections and elevations, received 18 June 2018
1646(L)08 Existing sections and elevations, received 18 June 2018
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1646(L)10 D Proposed site plan, received 4 December 2018
1646(L)11 A Proposed indicative part sections and elevations, received 9 November 2018
1646(L)12 B Proposed sections and elevations, received 12 December 2018
1646(L)13 B Proposed sections and elevations, received 12 December 2018
1646(L)14 B Proposed sections and elevations, received 12 December 2018
1646(L)15 Proposed gated entrance, received 18 June 2018
1646(L)16 A Proposed office, received 9 November 2018
510 Drainage contributing areas plan, received 18 June 2018
511 Outline drainage strategy option a - gravity system, received 18 June 2018
Climate change and sustainability statement, received 18 June 2018
Premises Management Plan, received 9 November 2018
Reason: For the avoidance of doubt.

Advices
1.

The living 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 roof 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 roof 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

2.

Advisory Note - PV design guidance
The applicant is reminded that evidence that the PV design has been approved by an MCS
(Microgeneration Certification Scheme) accredited installer to ensure shading is taken into
account within the energy generation calculations should be submitted within energy
statements and PV details.

3.

Construction site noise: Due to the proximity of existing noise sensitive development and the
potential for disturbance arising from contractors' operations, the developers' attention is
drawn to Section 60 and 61 of the Control of Pollution Act 1974, to BS 5528: Parts 1 and 2:
2009 Noise and Vibration Control on Construction and Open Sites code of practice for basic
information and procedures for noise and vibration control" and the code of practice adopted
by Bristol City Council with regard to "Construction Noise Control". Information in this respect
can be obtained from Pollution Control, City Hall, Bristol City Council, PO Box 3176, Bristol
BS3 9FS.

4.

BS Standard - tree work: Any works should be completed in accordance with British Standard
3998: Recommendations for tree work, you are advised that the work should be undertaken by
a competent and suitably qualified tree contractor.

5.

Tree Protection: You are advised to refer to BS5837 : 2012 Trees in relation to construction
for detailed information on types of tree protection, protection zones and other relevant
matters.
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6.

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

7.

Wessex Water requirements: It will be necessary to comply with Wessex Water's main
drainage requirements and advice and further information can be obtained from
http://www.wessexwater.co.uk.

8.

You are advised that the planting season is normally November to February.

9.

Wales and West Utilities gas pipelines may be at risk during construction and you should
contact PlantProtectionEnquiries@wwutilites.co.uk before starting any work.

10.

National Grid
As the development is situated close to overhead power lines, you should contact the National
Grid for further advice at the following address:
Land and Development Group
National Grid Transco
NGT House
Warwick Technology Park
Gallows Hill
Warwick
CV34 6DA
Tel: 01926 653000
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