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SUMMARY
The application site relates to a disused early twentieth century public house known as the Three
Crowns, Blackswarth Road, St George West. The existing Three Crowns building occupies most of
the northern part of the site and comprises predominately a two storey red brick and terracotta
building. The public house also has a protruding single storey extension at its northern extent which
contained the former large pool room. The southern portion of the site comprises the former car park
and beer garden of the public house.
The public house is currently vacant and in a poor state of repair. Prior to its closure the public house
was operating on the ground floor with residential dwellings on the upper floors. The building is locally
listed and is listed as an Asset of Community Value, which gives people the chance to bid to buy and
take over the running of assets that are of value to the community should the landowner want to sell a
registered property.
The application seeks full planning permission for the change of use and extension of the public
house (Use Class C4) to form 9no. residential flats (Use Class C3).
To accommodate the proposed 9no. residential flats, a three storey extension to the south of the site
in the location of the former car park and beer garden and a single storey set back extension to the
existing single storey element of the public house at the north of the site are proposed.
The application proposes three pedestrian accesses, no vehicular access or car parking is proposed
for the site. The development proposes one large bike store to the rear with provision for 21no. bikes
and a covered and secured bin store at the front of the building hidden behind the existing stone wall.
Communal and private landscaped amenity space is also proposed around the building, including new
tree planting, seating and ornamental grasses.
During determination the plans were revised to provide additional amenity space for future occupiers.
The proposals seek to respect and enhance the setting and appearance of the existing public house.
The development would also enable the renovation and repointing of the frontage to the existing
Three Crowns.
60 objections have been received from members of the public relating to the proposed development
concerned with the loss of the public house, impact on parking and design of the proposed
extensions. No objections have been received from internal or external consultees.
Due to the level of public interest and the nature of the development including the issues arising; it is
considered appropriate for this application to come before Committee.
Key issues for the Committee Report concern the principle of development, design and impact on the
heritage asset, impact on amenity of existing and future residents, transport and access, flood risk
and sustainability.
In relation to the principle of development, it is considered that the change of use and loss of the
public house at the site is justified given the six public houses within a reasonable walking distance of
the site (15 minutes) which provide a range of services and facilities including lunch and evening
meals, ales, cider, live music, traditional pub games, sports TV and function rooms for hire. It is further
considered that the proposed residential use is acceptable given the site’s location and the fact the
development would contribute to the number of overall flats in the area and positively contribute to the
number of three bedroom properties in St George West.

Development Control Committee B – 25 September 2019
Application No. 19/02370/F : The Three Crowns Blackswarth Road Bristol BS5 8AS

Item no. 2

In terms of design, impact on the heritage asset and residential amenity it is considered that the finally
designs sufficiently address the previous concerns from the City Design Group (CDG). The CDG have
raised no objection to the revised plans and have welcomed the modification and adjustments to the
scheme during consultation. The site is also considered acceptable from a flood risk and sustainability
perspective.
From a transport and movement perspective, Transport Development Management (TDM) has fully
assessed the application and has raised no objection. TDM Officers consider that the applicant has
provided suitable mitigation for the lack of off-street parking through the proposed off-street highway
improvements as detailed within the Transport Statement submitted as part of the application. TDM
Officers have also considered the proposed cycle parking to be acceptable in line with their guidance.
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, the application is recommended for approval subject to the conditions attached
to this report and the agreement of a Unilateral Undertaking between Bristol City Council and the
applicant for the proposed off- site highways improvements.
SITE DESCRIPTION
The application site relates to a disused early twentieth century public house known as the
Three Crowns, Blackswarth Road, St George West.
The existing Three Crowns building occupies most of the northern part of the site and comprises
predominately a two storey red brick and terracotta building, with a steep pitched roof and boldly
modelled parapet and cornice with three gold crowns on its front. The public house also has a
protruding single storey extension at its northern extent which contained the former large pool room.
The southern portion of the site comprises the former car park and beer garden of the public house.
The public house is currently vacant and in a poor state of repair. Prior to its closure the public house
was operating on the ground floor with residential dwellings on the upper floors.
The surrounding area surrounding the site is predominately residential, characterised by dense
Victorian housing to the south and more modern housing to the east and north, with occasional
modern infill development. The site is located within walking distance of Church Road which contains
a number of local amenities and public transport links.
The building is locally listed and it’s listing both acknowledges its exterior and internal fixtures and
fittings of the public house as part of the building’s special interest.
In addition to the site being locally listed, the public house is listed as an Asset of Community Value,
which gives people the chance to bid to buy and take over the running of assets that are of value to
the community should the landowner want to sell a registered property.
RELEVANT HISTORY
The site has no relevant planning history, however a pre-application enquiry was submitted to the
Council in 2018 for the proposed change of use and redevelopment of the public house for residential
use.
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APPLICATION
The application seeks full planning permission for the change of use and extension of the public
house (Use Class C4) to form 9no. residential flats (Use Class C3).
To accommodate the proposed 9no. residential flats, a three storey extension to the south of the site
in the location of the former car park and beer garden and a single storey set back extension to the
existing single storey element of the pub at the north of the site are proposed.
The development proposes 7no. 3 bedroom, 6 bedspace flats (one comprising a maisonette over two
storeys), 1no. 3 bedroom, 5 bedspace flat and 1no. 2 bedroom, 3 bedspace flat. Six of the nine flats
would be located within the existing building or in the single storey extension and the additional three
would be located within the southern extension.
The application proposes three pedestrian accesses from Blackswarth Road one via the existing pub
entrance, one via the proposed southern extension and one via the proposed bin store. No vehicular
access or car parking is proposed for the site.
During the determination of the application concerns were raised by the City Design Group (CDG)
about the lack of amenity space for future occupiers and following this the plans were amended. The
revised plans remove part of the former pool room and single storey extension to the rear of the public
house to allow for more amenity space and relocate the lost flat to the proposed southern extension
through a third storey.
The proposals seek to respect and enhance the setting and appearance of the existing public house
by using complimentary brickwork to match with the existing, aluminium windows and a proposed zinc
clad roof to provide a modern and sustainable appearance. The development would also enable the
renovation and repointing of the frontage to the existing Three Crowns public house. The large, ornate
barback feature within the main bar area would also be retained as part of the proposed development.
The development proposes one large bike store to the rear with provision for 21no. bikes and a
covered and secured bin store at the front of the building hidden behind the existing stone wall.
Communal and private landscaped amenity space is also proposed around the building, including new
tree planting, seating and ornamental grasses.
RESPONSE TO PUBLICITY AND CONSULTATION
GENERAL RESPONSE FROM THE PUBLIC
The application was submitted and validated in May 2019. 79 neighbours were notified by letter during
the first consultation period; 51 representations were received from individual respondents to the
application, all in objection to the scheme.
During the second consultation (following submission of revised plans on 14 August 2019) a further 9
representations were submitted reiterating the points raised within the first round of public
consultation.
The following issues were raised:
•

•

Concerns about the design, appearance and materials of the scheme where it was
commented the extension onto Grindell Rd would not create a window and floor level
continuation; and that the shape / massing of the southern extension is out of keeping with the
existing building frontage;
Objection to the loss of a valuable community asset of local heritage value (Asset of
Community Value);
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Objection to the principle of development of flats in this location due to recent residential
development;
Concerns about the loss of light and overshadowing of surrounding properties, including of
adjacent Bartley Court and Grindell Road;
Concerns about the impact on privacy of residents at adjacent Bartley Court and Grindell
Road;
Concern that there is insufficient local resident parking (including at Blackswarth Road and St.
Patrick’s View) and objection to lack of on-site car parking proposed for the scheme, given its
location and size; and
Concerns that the proposed development contains no family housing.

One respondent raised concern about the absence of social housing proposed as part of the
development.
One respondent made comments in relation to the Drainage Strategy, where more clarity was
requested in relation to the resultant brownfield run-off rates and flow rate calculations; water quality
analysis; and allowance for long-term storage for Climate Change within the proposed development.
In addition to the above, other non-material planning considerations that were raised within public
consultation related to the general objection to the private interests of the developer.
RESPONSE FROM INTEREST GROUPS AND ORGANISATIONS
St George Community Network Development Group
A comment made neither in support nor objection was received from St George Community
Network Development Group. Key issues raised included:
•
•

Comment that the proposed development appears to be a sensible use of the space given that
the pub is run-down at present; and
Comment that while the pub was well-known for its pool facilities, it was of limited value as an
asset to the community.

Bristol Civic Society
A comment made neither in support nor objection was received from the Bristol Civic Society. Key
issues raised included:
•

Concern about the loss of this public house, however, commented that if the Council is
satisfied that the building is no longer viable as a pub or other community use, the Society
does not object to the residential use of the site and the proposal put forward.

The Planning Solutions Group
A comment made in objection was received from The Planning Solutions Group. Key issued raised
included:
•
•

Concern that the 9 public houses referred to in the vicinity do not provide the facilities that the
Three Crowns provides for the community (pool hall that supports local teams; county and
national leagues); and
Concern that the requirements of Policy DM6 are therefore not met through the proposed loss
of this community asset.
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Save the Three Crowns Community Group
A comment made in objection was received from Save The Three Crowns Community Group. Key
issued raised included:
•
•

Concern that the pub had served the community for over 200 years and that there are
substantial parts of the building that date from this time not as stated in the application; and
Noted that the building is recognised as an Asset of Community Value and on the local historic
list.

Overall, it was requested that BCC respect the wishes of the community, neighbours and
Asset of Community Value and refuse this unsuitable application.
COMMENTS FROM INTERNAL CONSULTEES
City Design Group – No objection
Modifications and adjustments to the scheme during consultation have removed the main urban
design concern: the quantity and quality of the amenity space offered could now be supported
following relevant conditions.
In terms of the built form at the corner, although it has now an additional storey, minor amendment is
required to respond to another important Urban Design and Conservation aspect: any development
on the site should highlight the distinctive facade of the historic public house. To achieve this, it is
highly recommended the reduction of the height of the new parapet to match the lower level of the
ornamental parapet of the pub house.
The restrained, contemporary architecture style of the south wing is welcome.
In terms of the general appearance, although we are satisfied with the materials described on drawing
No. PP 05, it is required more information and a clearly expressed design intent of what will be
achieved in terms of parapet roofs, deep window reveals, sills and other few common details of
brickwork and zinc cladding. Brick bonding and banding are expected to respond sympathetically to
the expression of the pub elevation.
Following receipt of the final comments from the CDG, revised elevations were submitted which
reduced the parapet height of the southern extension and a Design Intent Document was submitted in
support of the application.
Landscape – No objection
The reduced built form plan shown in the revised drawings has allowed a better landscape layout
around the building; more space for gardens to the rear and a better location for both the refuse bins
and cycle parking. I’ve had a few ideas to further improve the scheme in relation to detailing – see
attached pdf: •
•
•

a better alignment of the access path northerly building entrance
use of low railings to the back of highway to encourage a feeling of ownership for ground floor
residents
simplification of surface treatments in the garden spaces – as it stands too many are proposed

On this basis the scheme could be approved with regard to landscape design.
Since the receipt of the revised landscape comments, the landscape plans have been updated to
reflect the comments made above.
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Transport Development Management – No objection
The trips generated by 9 flats will not have any significant impact on the capacity of the highway
network.
The proposal includes off-site Highway improvement works to include tactile paving and drop-kerbs
either side of Grindell Road at the junction with Blackswarth Road. Improvements at this point are
welcome and the applicant has also proposed that waiting restrictions to be reviewed with a view to
more parking being made available adjacent to the site (for which a TRO fee would be required). As
vehicles will not be accessing the site the footway will also need to be reinstated across the
Blackswarth Road frontage.
The layout plan in appendix B show 21 cycle parking spaces are proposed, in secure stores and this
is acceptable.
The application does not propose to provide any off-street car parking. The parking surveys have
been updated in line with Bristol City Council guidance to illustrate availability of parking (denoted by a
car) within 150m of the site (taking into account waiting restrictions) and shows 8 and 9 parking
spaces being available on each survey. The applicant has also proposed to review the waiting
restrictions in the vicinity of the site which will require a TRO (Traffic Regulation Order) fee to be paid
of £5,724. Taking into account the above, TDM are satisfied that the parking can be accommodated
on the highway within a reasonable distance of the development.
In summary, TDM has raised no objection to this application subject to conditions and a Unilateral
Undertaking to agree the abovementioned highway measures.
Trees – No objection
The following condition is recommended:
Pre-occupation condition - Landscape (Soft and Hard) - (Minor applications)
Prior to completion or first occupation of the development hereby approved, whichever is the sooner;
details of treatment of all parts on the site not covered by buildings shall be submitted to and
approved in writing by the Local Planning Authority. The site shall be landscaped strictly in
accordance with the approved details in the first planting season after completion or first occupation of
the development, whichever is the sooner. Details shall include:
a)
b)
c)
d)
e)
f)
g)

a scaled plan showing vegetation to be retained and trees and plants to be planted;
proposed hardstanding and boundary treatment;
a schedule detailing sizes and numbers of all proposed trees/plants;
A table illustrating the following details:
The soil volume available for each tree;
The soil volume required for each tree, when fully grown / mature;
Maintenance schedule to ensure successful establishment and survival of new planting,
including watering quantities and schedule.

There shall be no excavation or raising or lowering of levels within the prescribed root protection area
of retained trees unless agreed in writing by the Local Planning Authority. Any new tree(s) that die(s),
are/is removed, become(s) severely damaged or diseased shall be replaced and any new planting
(other than trees) which dies, is removed, becomes severely damaged or diseased within five years of
planting shall be replaced. Replacement planting shall be in accordance with the approved details
(unless the Local Planning Authority gives its written consent to any variation).
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Reason: Required to safeguard and enhance the character and amenity of the area, to provide
ecological, environmental and bio-diversity benefits and to maximise the quality and usability of open
spaces within the development, and to enhance its setting within the immediate locality in accordance
with DM15 and DM17.
Informative:
The following British Standards should be referred to:
a.
b.
d.
e.
f.
g.
h.
i.

BS: 3882:2015 Specification for topsoil
BS: 3936-1:1992 Nursery Stock - Part 1: Specification for trees and shrubs c.
BS:
3998:2010 Tree work - Recommendations
BS: 4428:1989 Code of practice for general landscaping operations (excluding hard surfaces)
BS: 4043:1989 Recommendations for Transplanting root-balled trees
BS: 5837 (2012) Trees in relation to demolition, design and construction - Recommendations
BS: 7370-4:1993 Grounds maintenance part 4. Recommendations for maintenance of soft
landscape (other than amenity turf).
BS: 8545:2014 Trees: from nursery to independence in the landscape - Recommendations
BS: 8601:2013 Specification for subsoil and requirements for use

Flood Risk – No objection
We particularly welcome the suggestion for SuDS measures such the permeable paving surrounding
the development. Please can confirmation from Wessex Water be provided to show they are satisfied
with the new surface water connection into the sewer. The connectivity of the existing rain water pipes
also needs to be confirmed.
Therefore, we recommend that condition B35 of the BCC Conditions & Reasons and Advices is
applied to ensure these details are provided:
"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".
Contamination – No objection
The planning application has been reviewed in relation to land contamination. The applicants are
referred to the following
•
•
•
•
•

Bristol Core Strategy - BCS23 Pollution
Local Plan ' DM34 Contaminated Land
National Planning Policy Framework (2018) Paragraphs 118, 120, 170, 178, 180
Planning Practice Guidance Note https://www.gov.uk/guidance/land-affected-bycontamination
https://www.bristol.gov.uk/planning-and-building-regulations-for-business/land- contaminationfor-developers
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The Desk Study has been reviewed an overall we concur with the proposal for further assessment.
Other sites locally have had elevated concentrations of arsenic, lead & PAH compounds. The
following conditions are recommended to be applied to any future consent:
Amended B11
A site specific risk assessment and intrusive investigation shall be carried out to assess the nature
and extent of the site contamination and whether or not it originates from the site. The investigation
and risk assessment must be undertaken by competent persons and a written report of the findings
must be produced. The results of this investigation shall be considered along with the Desk Study
prepared by Wesson Environmental dated submitted with the original application. The written report of
the findings shall be submitted to an approved in writing by the Local Planning Authority prior to any
works (except demolition) in connection with the development, hereby approved, commencing on site.
This investigation and report must be conducted and produced in accordance with DEFRA and the
Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11' and
BS10175:2011 +A2 2017: Investigation of Potentially Contaminated Sites - Code of Practice.
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.
Standard conditions B12 B13 and C1
COMMENTS FROM EXTERNAL CONSULTEES
Wessex Water – No objection
The developer has confirmed that flows will be limited to 7.2 l/s for the 1 in 30 year event and provide
attenuation for subsequent flows above the 1 in 30 years, this is currently acceptable to Wessex
Water.
The Coal Authority – No objection
I have reviewed the proposals and confirm that the application site falls within the defined
Development High Risk Area; therefore within the application site and surrounding area there are coal
mining features and hazards which need to be considered in relation to the determination of this
planning application. The Coal Authority records indicate that the site has been subject to both
recorded and historic unrecorded underground coal workings at shallow depth.
The planning application is supported by a Coal Mining Risk Assessment (ref: P8835 – CMRA.1,
dated 12th March 2019) prepared for the proposed development by GRM Development Solutions Ltd.
This Assessment has been informed by an appropriate range of sources of information.
Based on this review of existing geological, historical and coal mining information the report author
identifies that the Rag seam outcrops 2m to the southern part of the site. The shallowest seam
underlying the Rag seam are the Devil’s Coal (19m below the Rag), the Buff Coal (29m below the
Devils) and the Parrot Coal (20m below the Buff). Section 4 concludes that whilst coal workings are
likely to have taken place beneath the site due to the depth and extraction thickness these are not
considered to pose a risk at the surface.
As our records indicate that workings have taken place at shallow depth, I have discussed this
particular case with our Mining Information Team who concur with the 5m depth to rock head.
However our records indicate that the Buff Seam is between 0.3m – 3m thick and at a depth of 15m;
not 45m as identified by GRM Development Solutions Ltd. In addition, shallow coal workings that
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required stabilisation works (drill and grouting programme) were identified within a site to the north of
this application site.
We consider that sufficient doubt exists on the exact ground conditions present beneath this site and
therefore, at least one borehole should be drilled to confirm the depth, thickness and condition of the
coal seams. The nature and extent of these works will require the Licensing and Permitting
Department of the Coal Authority as part of the permissions process.
The applicant has provided the required Coal Mining Risk Assessment, however, due to conflicting
evidence, we consider it prudent that the applicant establishes the exact ground conditions present
beneath the site. This will enable a suitably qualified and experience person to confirm and design an
appropriate mitigation strategy such as grouting and stabilisation works, specific foundation design
and / or gas protection measures, if deemed necessary, to ensure the safety and stability of the
proposed development.
Therefore, in order to ensure that sufficient information is provided by the applicant to demonstrate to
the LPA that the site is safe and stable for the development proposed you may wish to consider the
imposition of planning conditions, which cover the issues set out below.
Prior to the commencement of development:
•
•
•

The undertaking of the scheme of intrusive site investigations, designed by a competent
person and adequate to properly assess the ground conditions on the site and establish the
risks posed to the development by past coal mining activity;
The submission of a report of findings arising from the intrusive site investigations and any
remedial works and/or mitigation measures considered necessary;
Implementation of the remedial works and/or mitigation measures.

The Coal Authority has no objection to the proposed development, subject to the imposition of a
planning condition or conditions to secure the above.
The following statement provides the justification why the Coal Authority considers that a precommencement condition is required in this instance:
The undertaking of intrusive site investigations, prior to the commencement of development, is
considered to be necessary to ensure that adequate information pertaining to ground conditions and
coal mining legacy is available to enable appropriate remedial and mitigatory measures to be
identified and carried out before building works commence on site. This is in order to ensure the
safety and stability of the development, in accordance with paragraphs 178 and 179 of the National
Planning Policy Framework.
RELEVANT POLICIES
National Planning Policy Framework – February 2019
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.
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KEY ISSUES
(A) IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN PRINCIPLE?
Loss of public house / community asset
Policy BCS12 of the Bristol Core Strategy outlines that existing community facilities should be
retained, unless it can be demonstrated that there is no longer a need to retain the use or where
alternative provision is made.
In terms of whether a pub is considered to be a community facility, the supporting text to policy
BCS12 states the following:
“The term Community facilities is wide-ranging and can include community centres and childcare
facilities, cultural centres and venues, places of worship, education establishments and training
centres, health and social care facilities, sport and recreation facilities and civic and administrative
facilities. It may also include other uses whose primary function is commercial but perform a social
or community role i.e. sport, recreational and leisure facilities including local pubs. Such services
and facilities provide a focus for local people, helping to promote better personal contact between
groups and individuals and generating community spirit and a sense of place. Together, they are
essential to the quality of life of people living and working in Bristol and can help to reduce levels of
depravation and social exclusion and improve health and wellbeing.”
The supporting text therefore places greatest importance on non-commercial uses that provide social
or welfare benefit to the community. Leisure facilities may be considered a community use, although
the policy does not assert that this is always the case. For example, a pub, in an area where there is
no other such provision, may be of importance to the community to facilitate social interaction to a
degree that it is considered a community facility, however this is not necessarily the case where there
is alternative provision within the vicinity that provides leisure and social opportunities for local
residents.
Policy DM6 specifically deals with public houses and states that proposals involving the loss of
established public houses will not be permitted unless it is demonstrated that:
i.
ii.

The public house is no longer economically viable; or
A diverse range of public house provision exists within the locality.

Where development is permitted any extensions or alterations should not harm the identity or
architectural character of the public house.
The supporting text for Policy DM6 states that the applicant will need to provide evidence of a range
of pubs in the locality that can collectively continue to meet the needs and expectations of the whole
community. This will include a good choice of pub environments offering a diverse range of services
and community and leisure activities. As a guide the locality should include all other surrounding
public houses within a reasonable walking distance.
An Alternative Site Assessment was submitted with the planning application which demonstrates
there are 6 traditional public houses within a 15 minute walk of the site offering a number of services
as outlined below:
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Ref
1

Name
The Dark
Horse

Address
172-174
Church Road
Redfield
Bristol BS5
9HX

Facilities
Ale and Cider available. Lunchtime
and evening meals provided. Dog
friendly, family friendly,
accommodation, live music, real fire
provided, wi-fi available. Opening
hours are Monday - Wednesday
4pm to Midnight. Thursday 4pm –
1am. Friday - Saturday Midday to
2am Sunday Midday to Midnight

Walking
distance
6
minutes

2

George and
Dragon

140A Church
Rd, Bristol
BS5 9HN

This is another real ale pub with
sports TV viewing area. There is a
central L-shaped bar with the pool
table and dartboard to the left, and
comfortable lounge seating to the
right. Opening hours are Monday to
Saturday 11am to 11pm and on
Sunday Midday to 10.30pm.

7 minutes

3

St George’s
Hall

203 Church
Road Bristol
BS5 9HL

This pub has a range of facilities
including real ale, register Quiet Pub.
It has disabled access, serves
lunchtime meals and evening meals.
It has a real fire, a pub garden,
smoking area, and Wi-Fi

7 minutes

4

The Old
Stillage

145-147
Church Road
Bristol BS5
9LA

This pub sells real ale. It provides
lunchtime meals, with disabled
access throughout. It has a function
room, pub garden live music,
traditional pub games, smoking area
and sports TV showing BT sport.

8 minutes

5

The Red Lion

206 Whitehall
Road Bristol
BS5 9BP

The facilities at this pub include
evening meals, pub garden, dog
friendly, family friendly, events,
function room, traditional pub games,
live music real fire smoking area and
wi-fi The pub plays a big part in the
local "Redfest" week at the start of
August. Live music features on many
nights featuring the local
"underground scene" and can be loud
at weekends. Quieter folk music on
Wednesdays. Customers can choose
the recorded music at other times.
Vegetarian and Vegan pizzas are
served 5-9.30pm Weds to Sunday
with plans to introduce other dishes
which will also be vegetarian. Dogs
welcome on leads.

10 minutes
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The
Packhorse

166-168
Lawrence Hill
Bristol BS5
0DN
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This is a traditional public house with 15 minutes
two bars. It provides traditional pub
games, a sports TV and smoking
area. Opening hours are midday to
midnight
Mon-Sat,
Closed
on
Sundays.

As demonstrated by the table above there are a number of public houses within reasonable walking
distance of the site which provide a range of services and facilities including lunch and evening meals,
ales, cider, live music, traditional pub games, sports TV and function rooms for hire. A number of the
pubs are also family and dog friendly.
The above list was reviewed and verified by Planning Officers and it is considered that there is a
diverse range of public houses within the locality, meeting the second requirement of Policy DM6.
Similarly, in line with policy BCS12, the above assessment demonstrates that even if the pub were
considered a community facility, its loss would not be considered to be harmful to a degree that would
warrant resistance to redevelopment of the premises for other purposes appropriate for the area.
It is therefore considered that the change of use of The Three Crowns public house, which has been
vacant for a number of years, would be acceptable.
The Council’s Economic Development team also reviewed the proposals during the pre- application
stage and did not raise any objection to change of use of the public house given the diverse range of
public houses within the vicinity. It is therefore considered that the loss of the vacant public house and
the change of use to residential is justified in accordance with Policy BCS12 and Policy DM6.
Whilst it is acknowledged that the application site is also identified as an Asset of Community Value
on the Bristol City Council Asset of Community Value List, which gives people the chance to bid to
buy and take over the running of assets that are of value to the community should the landowner want
to sell a registered property. This does not mean that planning permission for a change of use cannot
be granted for assets on the list. The current landowner is not looking to sell the site so there has not
been a recent opportunity for a community bid to buy and as outlined above it is considered that the
change of use of the public house is acceptable.
Residential use
In considering the principle of development and redevelopment of the site, it is also important to
consider whether the site would be appropriate for residential use.
Policy BCS5 concerns housing provision and states the Core Strategy aims to deliver new homes
within the built up area to contribute towards accommodating a growing number of people and
households in the city. Provision of new homes will be in accordance with the spatial strategy for
Bristol set out in this Core Strategy and it is envisaged that 30,6000 new homes will be provided in
Bristol between 2006 and 2026.
Policy BCS20 states that development should maximise opportunities to re-use previously developed
land.
By proposing residential development, in a sustainable location on a previously developed site, it is
considered that the proposed development would accord with Policy BCS20. The site is considered to
be in a sustainable location with access to a variety of local amenities, public transport offerings
including bus routes along Church Road and within close proximity to Lawrence Hill train station. The
site was also formerly in partial residential use associated with the flats above the public house.
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The proposed development would deliver 9no. two and three bedroom flats within an existing
residential area. Census data shows that the St George West ward where the site is located
comprises approximately 63% houses, 37% flats, with 23% one bedroom properties, 44% two
bedroom properties and 27% three bedrooms. On this basis, the application would contribute to the
number of overall flats in the area and positively contribute to the number of three bedroom
properties, no objections are raised to the mix of housing proposed.
It is therefore considered that residential development in this location is acceptable and would accord
with Policy BCS5 and Policy BCS20, the proposed mix would not contribute to a local imbalance of
housing type or size.
(B) IS THE DESIGN OF THE PROPOSED DEVELOPMENT ACCEPTABLE AND DOES IT HARM
THE HERITAGE ASSET?
Paragraph 190 of the National Planning Policy Framework (NPPF) 2018 states that in determining
planning applications, local planning authorities should require an applicant to describe the
significance of any heritage assets affected, including any contribution made by their setting. It also
states that when considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be).
Policy BCS21 advocates that new development should deliver high quality urban design that
contributes positively to an area's character and identity, whilst safeguarding the amenity of existing
development.
Policy BCS22 states that development proposals will safeguard or enhance heritage assets and the
character and setting of areas of acknowledged importance including historic buildings both nationally
and locally listed.
Policies DM26-29 (inclusive) of the Site Allocations & Development Management Policies require
development to contribute to the character of an area through its layout, form, public realm and
building design.
Policy DM31 further outlines that proposals affecting locally important heritage assets should ensure
they are conserved having regard to their significance and the degree of any harm or loss of
significance.
The Council’s CDG comprising Urban Design, Landscape and Conservation have reviewed all original
and revised plans and drawings for the application and from the outset have sought to work with the
Applicant to refine the designs.
Following the submission of the original drawings feedback was received from the CDG raising
concerns about the lack of amenity space for future occupiers and the location of the proposed bin
and bike stores.
Following receipt of these comments the Applicant has amended the plans for the application to
reduce the scale of the building at the rear and provide more amenity space around the building, they
have also sought to relocate the bike and bin store so that these are now hidden and do not detract
from the historic fabric of the locally listed building.
To compensate for the loss at the rear of the building, an additional storey is proposed on the
southern side extension. Following discussions about this side extension and some refinement to the
roof design, to reduce the height of the new parapet to match the lower level of the ornamental
parapet of the public house, the Urban Design Officer and Conservation Officer have raised no
objection to the revised development.
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The restrained, contemporary architectural style of the south wing is also welcomed and through the
submission of Design Intent Document the CDG have confirmed their acceptance of the proposed
materials and design features of the development.
The proposals have also been carefully considered from a conservation perspective given the locally
listed status of the building and it is considered that the revised designs, including the proposed
materials and lowered parapet are acceptable and would safeguard and enhance the heritage asset
by bringing it back into active use. Internally the large and ornate barback feature has been retained
and will provide interest in the entrance hall for some of the flats.
The landscape design and proposed amenity space has been refined during the determination period
and the requests from the Landscape Officer incorporated into the final design. The reduced built form
has allowed for a better landscape layout around the building, allowing for more space for gardens to
the rear and a better location for both the refused bins and cycle parking.
The CDG have raised no objection to the revised plans and have welcomed the modification and
adjustments to the scheme during consultation.
It is therefore considered that the proposed development is acceptable from a design and heritage
perspective and would conserve the special interest of the locally listed heritage asset in accordance
with Policy BCS21, Policy BCS22, Policies DM26-29 (inclusive) and Policy DM31.
(C) WOULD THE PROPOSED DEVELOPMENT HAVE ANY ADVERSE IMPACT ON 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 and overshadowing.
Overlooking
In terms of overlooking, the nearest residential properties to the proposed development are located
within Bartley Court approximately 6m to the north of the existing single storey extension. As part of
the proposed development, 1no. maisonette and part of 1no. flat are proposed within this existing
extension and the proposed single storey extension above. To reduce the impact of overlooking to
Bartley Court, oblique windows are proposed within this portion of the proposed development to
ensure that there are no windows directly facing each other. All views out of the proposed flats would
be directed towards the rear of the building and overlooking the outdoor amenity space and frosted
glass would be proposed for the six windows facing Bartley Court.
In terms of the impact of overlooking to the south of the site, 100 and 100A Grindell Road are located
approximately 13m south of the proposed extension on the other side of the road. This separation
distance is consistent with the terrace properties further up Grindell Road which face each other and it
is therefore considered that the impact of overlooking is acceptable.
Overbearing
In terms of overbearing it is considered that the scale of the proposed development is acceptable and
would not be out of keeping within the immediate context. The northern wing of the proposed
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development has been restricted to two storeys to reduce the impact on the adjacent flat block.
Where the three storey elevation is proposed at the southern wing this has been designed to be lower
than the existing ridge line of the public house roof. The three storey elevation is also considered to
be acceptable given the context of the three storey 100-100A Grindell Road and the four storey
apartment blocks on the other side of Blackswarth Road.
Overshadowing
In terms of overshadowing the existing Three Crowns public house already overshadows the
properties within Bartley Court and it is therefore considered that the impact of overshadowing would
not considerably worsen as a result of the proposed development.
The proposed extension within the northern wing, closest to Bartley Court has been restricted to two
storeys and part of the existing extension at the rear has been removed during the design
development, providing betterment to some residents of Bartley Court. On balance it is therefore
considered that the proposed development would not have a significant overshadowing impact.
Overall it is considered that the proposed development is designed and sited in a way to avoid
adverse impacts on the amenity of existing residents in accordance with Policy BCS21 and Policy
DM29.
(D) WOULD THE PROPOSED DEVELOPMENT HAVE ANY ADVERSE IMPACT ON THE AMENITY
OF FUTURE OCCUPIERS?
The adopted Bristol Core Strategy Policy BCS15 outlines that sustainable design and construction will
be integral to new development in Bristol. In delivering sustainable design and construction,
development should ensure flexibility and adaptability, allowing future modification of use or layout,
facilitating future refurbishment and retrofitting.
Policy BCS18 makes specific reference to residential developments providing sufficient space for
everyday activities and space which should be flexible and adaptable, by meeting appropriate space
standards. The Core Strategy states that building to suitable space standards will ensure new homes
provide sufficient space for everyday activities.
Policy BCS21 further outlines that development in Bristol is expected to safeguard the amenity of
existing development and create a high-quality environment for future occupiers.
The Core Strategy is supported by the Bristol City Council Space Standards Practice Note which
outlines that the Council has established the principle of applying The UK Government’s Technical
housing standards – nationally described space standard (March 2015) (‘housing space standards’) to
new residential development through the Bristol Development Framework.
The Note outlines that the provision of sufficient living space within new homes is an important
element of good housing design and a pre-requisite for basic living. Potential residents of new homes
should be provided with sufficient space for basic daily activities and needs.
The proposed development meets the nationally described space standards for all 9no. flats. All flats
would also have access to outdoor amenity space, provided through a mixture of private garden areas
and communal areas with seating, lawn and planting features.
It is therefore considered that the proposed development would be acceptable in terms of amenity for
future occupiers and accord with Policies BCS15, BCS18 and BCS21.
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(E) 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 turn deal with layout and form, public realm and recycling and
refuse provision in new developments.
The proposed development includes 21no. cycle spaces in secure stores at the north east corner of
the site which has been found to be acceptable by Bristol City Council’s Transport Development
Management (TDM) department. A communal refuse and recycling store for all proposed flats has
been proposed at the south west corner of the site in accordance with policy DM32.
The site is situated within walking/cycling distance of amenities and sustainable transport routes (i.e.
bus services). TDM is satisfied that there would be no significant impact on traffic as a result of the
proposed development with the Transport Officer commenting that that the number of trips generated
by 9no. flats would not have a significant impact on the capacity of the highway network.
There is no off-street parking proposed as part of the development. In consideration of the Parking
Surveys carried out by the applicant, TDM has found this to be acceptable in this case. It is
considered that there would be sufficient parking capacity on the highway to accommodate any further
cars which would be generated by this development. Additionally, the applicant has proposed off-site
highway improvements to mitigate this issue. As set out with the revised Transport Statement which
can be viewed as part of the application documents, it is proposed to introduce tactile paving and
drop-kerbs either side of Grindell
Road at the junction with Blackswarth Road (to improve flow around the site) and to review the waiting
restrictions in the vicinity of the site with a view to more parking being made available adjacent to the
proposed dwellings. These measures have been found to be acceptable by TDM officers and would
be secured by way of a unilateral undertaking (UU) should consent be granted to the proposed
development.
Should planning permission be granted, then the Applicant would also be required to submit a
Construction Management Plan to confirm how the development would be constructed in a way that
would not result in adverse impacts on the highway network. This would include details of vehicle
parking for site operatives, deliveries to site and to ensure that no mud is taken onto the highway. The
proposed development would be required to be constructed in accordance with the approved
Construction Management Plan.
In summary, subject to conditions and the agreement of a UU it is considered that the proposed
development would adequately address transport and movement issues in line with policies BCS10
and DM23.
(F) 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.
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The site is located within Flood Zone 1, an area identified at low risk of flooding. The application is
accompanied by a Flood Risk Assessment and Sustainable Drainage Strategy which have been
reviewed by the Council’s Flood Risk Manager.
The Flood Risk Manager has raised no objection to the Drainage Strategy and has particularly
welcomed the suggestion for SuDS measures such the permeable paving surrounding the
development. The Flood Risk Manager has requested that a detailed Sustainable Urban Drainage
Strategy condition is applied. Wessex Water has also confirmed that the Applicant has confirmed that
flows would be limited to 7.2 l/s for the 1 in 30 year event and provide attenuation for subsequent
flows above the 1 in 30 years, which is acceptable to Wessex Water.
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.
(G) DOES THE PROPOSED DEVELOPMENT ADOPT AN APPROPRIATE APPROACH TO
SUSTAINABLE DESIGN AND CONSTRUCTION?
Policies BCS13, BCS14 and BCS15 of the adopted Core Strategy give guidance on sustainability
standards to be achieved in any development, and what measures should be included to ensure that
development meets the climate change goals of the development plan. The policies require
development in Bristol to include measures that reduce carbon emissions from residual energy use by
at least 20%. Sustainable design and construction should be integral to new development.
The Sustainability Statement and Energy Statement submitted with the application demonstrate that
through the use of solar PV panels, a carbon dioxide saving of 20.15% could be achieved, which
aligns with the policy requirement.
In conclusion the proposed development is considered to be in accordance with Policies BCS13-15.
CONCLUSION
The proposed development is considered to be in accordance with all relevant policies in the Core
Strategy and Site Allocations and Development Management Policies document.
The proposed development would deliver 9no. residential dwellings which would contribute to the
housing mix and supply within the locality. The change of use and loss of the public house is
considered acceptable given the diverse range of public houses within the locality.
It is further considered that the design of the proposed development would be acceptable and would
provide a good environment for future occupiers, whilst preserving the locally listed heritage asset and
bringing it back in to active use. The proposed development is also considered acceptable from a
transport, flood risk and sustainability perspective.
Given the scale and existing status 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 Unilateral Undertaking.
CIL
How much Community Infrastructure Levy (CIL) will this development be required to pay? The CIL
payable is £40,415.63
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RECOMMENDATION Grant subject to planning condition(s)
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 conditions
1. Highway works – General Arrangement Plan
No development shall take place until general arrangement plan(s) to a scale of 1:200 showing the
following works to the adopted highway has been submitted to and approved in writing by the Local
Planning Authority.
-

Drop-kerbs and tactile paving either side of Grindell Road at the junction with Blackswarth
Road;
Reinstated full height kerb across the Blackswarth Road frontage of the site;
Resurfaced footway with edging kerbs to delineate boundary between the site and the footway

Where applicable indicating proposals for:
-

Existing levels of the finished highway tying into building threshold levels

-

Alterations to waiting restrictions or other Traffic Regulation Orders to enable the works
Signing, street furniture, street trees and pits
Structures on or adjacent to the highway
Extent of any stopping up, diversion or dedication of new highway (including all public rights of
way shown on the definitive map and statement) No development shall take place over the
route of any 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 be completed to the satisfaction of the Highway Authority and
approved in writing by the Local Planning Authority.
Reason: In the interests of public safety and to ensure that all road works associated with the
proposed development are: planned; approved in good time (including any statutory processes);
undertaken to a standard approved by the Local Planning Authority and are completed before
occupation
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 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.
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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
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.
3. Land affected by contamination - Site Characterisation
A site specific risk assessment and intrusive investigation shall be carried out to assess the nature
and extent of the site contamination and whether or not it originates from the site. The investigation
and risk assessment must be undertaken by competent persons and a written report of the findings
must be produced. The results of this investigation shall be considered along with the Desk Study
prepared by Wesson Environmental dated submitted with the original application. The written report of
the findings shall be submitted to an approved in writing by the Local Planning Authority prior to any
works (except demolition) in connection with the development, hereby approved, commencing on site.
This investigation and report must be conducted and produced in accordance with DEFRA and the
Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11' and
BS10175:2011 +A2 2017: Investigation of Potentially Contaminated Sites - Code of Practice.
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.
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.

Development Control Committee B – 25 September 2019
Application No. 19/02370/F : The Three Crowns Blackswarth Road Bristol BS5 8AS

Item no. 2

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 be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.
6. 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".
7. Coal Mining Risk
No development shall take place until a scheme of intrusive site investigations, designed by a
competent person and adequate to properly assess the ground conditions on the site and establish
the risks posed to the development by past coal mining activity and a report on the findings and
arisings from the intrusive site investigations and any remedial works and/or mitigation measures
considered necessary has been prepared, submitted to and been approved in writing by the Local
Planning Authority. The implementation of the remedial works and/or mitigation measures must be
carried out in accordance with the approved scheme.
Reason: To ensure that adequate information pertaining to ground conditions and coal mining legacy
is available to enable appropriate remedial and mitigation measures to be identified and carried out
before building works commence on site.
8. Further details before relevant element started – design
Further details (including detailed drawings at the scale of no less than 1:10 where relevant) 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) The detailed design of all openings: doors and windows. Including information in relation to reveal
depth and cill details
Reason: In the interests of visual amenity and the character of the area.

Development Control Committee B – 25 September 2019
Application No. 19/02370/F : The Three Crowns Blackswarth Road Bristol BS5 8AS

Item no. 2

9. Sample Panels before specified elements started
Sample panels of the all external materials to the building demonstrating the colour, texture, face
bond and pointing are to be erected on site and approved in writing by the Local Planning Authority
before the relevant parts of the work are commenced. The development shall be completed in
accordance with the approved details before the building is occupied.
Reason: In order that the external appearance of the building is satisfactory.
Pre-occupation conditions
10. Landscaping Works
Prior to completion or first occupation of the development hereby approved, whichever is the sooner;
details of treatment of all parts on the site not covered by buildings shall be submitted to and
approved in writing by the Local Planning Authority. The site shall be landscaped strictly in
accordance with the approved details in the first planting season after completion or first occupation of
the development, whichever is the sooner. Details shall include:
a) a scaled plan showing vegetation to be retained and trees and plants to be planted;
b) proposed hardstanding and boundary treatment;
c) a schedule detailing sizes and numbers of all proposed trees/plants;
d) A table illustrating the following details:
e) The soil volume available for each tree;
f) The soil volume required for each tree, when fully grown / mature;
g) Maintenance schedule to ensure successful establishment and survival of new planting, including
watering quantities and schedule.
There shall be no excavation or raising or lowering of levels within the prescribed root protection area
of retained trees unless agreed in writing by the Local Planning Authority. Any new tree(s) that die(s),
are/is removed, become(s) severely damaged or diseased shall be replaced and any new planting
(other than trees) which dies, is removed, becomes severely damaged or diseased within five years of
planting shall be replaced. Replacement planting shall be in accordance with the approved details
(unless the Local Planning Authority gives its written consent to any variation).
Reason: Required to safeguard and enhance the character and amenity of the area, to provide
ecological, environmental and bio-diversity benefits and to maximise the quality and usability of open
spaces within the development, and to enhance its setting within the immediate locality in accordance
with DM15 and DM17.
11. Materials and Design Intent
Development shall be carried out in accordance with the materials and design intent specified on the
approved plans (PP05B Proposed Elevations and the Design Intent Document) unless otherwise
agreed in writing by the Local Planning Authority.
Reason: To ensure that the external appearance of the building is satisfactory.
12. 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
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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.
13. Implementation/Installation of Refuse Storage and Recycling Facilities – Shown on approved
plans
The development 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.
14. 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.
15. 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.
16. Reinstatement of Redundant Accessways - Shown on Approved Plans
No building or use hereby permitted shall be occupied or use commenced until the footway has been
reinstated to full kerb height, where any vehicle crossover(s) are redundant, in accordance with the
approved plans and retained in that form thereafter for the lifetime of the development.
Reason: In the interests of pedestrian safety.
17. 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.
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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.
Post occupation management conditions
18. Non Opening and Obscured Glazed Window
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking and/or re-enacting that Order) the proposed southern
wing windows facing Bartley Court shall be non-opening and glazed with obscure glass to a
specification to be agreed with the Local Planning Authority and shall be permanently maintained
thereafter as non-opening and obscure glazed.
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy.
19. No Further Windows
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking and/or re-enacting that Order) no windows, other than
those shown on the approved plans shall at any time be placed in the southern wing elevation of the
building facing Bartley Court hereby permitted without the grant of a separate planning permission
from the Local Planning Authority.
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy.
20. 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:
PP01 Site Location Plan, received 16 May 2019
PP04 Proposed Floor Plans, received 14 August 2019
PP05B Proposed Elevations, received 2 September 2019
Landscape General Arrangement Plan, received 2 September 2019
Landscape Hardworks Plan, received 2 September 2019
Landscape Softworks Plan, received 2 September 2019
Landscape Illustrative Site Plan, received 2 September 2019
Design Intent Document, received 12 September 2019
Reason: For the avoidance of doubt.
ADVICES
I016 BS Standard - Tree Work
Any works should be completed in accordance with British Standard below, and you are advised that
the work should be undertaken by a competent and suitably qualified tree contractor.
a.
b.

BS: 3882:2015 Specification for topsoil
BS: 3936-1:1992 Nursery Stock - Part 1: Specification for trees and shrubs c.

BS:
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d.
e.
f.
g.
h.
i.

Item no. 2

3998:2010 Tree work - Recommendations
BS: 4428:1989 Code of practice for general landscaping operations (excluding hard surfaces)
BS: 4043:1989 Recommendations for Transplanting root-balled trees
BS: 5837 (2012) Trees in relation to demolition, design and construction - Recommendations
BS: 7370-4:1993 Grounds maintenance part 4. Recommendations for maintenance of soft
landscape (other than amenity turf).
BS: 8545:2014 Trees: from nursery to independence in the landscape - Recommendations
BS: 8601:2013 Specification for subsoil and requirements for use

I021A Alterations to Vehicular Access
The development hereby approved includes the carrying out of alterations to vehicular access(s). You
are advised that before undertaking work on the adopted highway you will require a Section 184
Licence from the Highway Authority which is available at www.bristol.gov.uk/highwaylicences
The works shall be to the specification and constructed to the satisfaction of the Highways Authority.
You will be required to pay fees to cover the Councils costs in undertaking the approval and
inspection of the works.
I025A Minor 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 any work on the adopted highway you must enter into a highway
agreement under Section 278 of the Highways Act 1980 with the council.
You will be required to pay fees to cover the council's costs in undertaking the approval and
inspection of the works. Contact the Highway Authority's Transport Development Management Team
at transportDM@bristol.gov.uk
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.
I026A 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 at
transportdm@bristol.gov.uk
N.B. The cost of implementing any lining, signing or resurfacing required by the TRO is separate to
the TRO fees, which solely cover the administration required to prepare, consult, amend and seal the
TRO.
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I043A Impact on the 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 to contact the Highway Authorities Network Management Team at traffic@bristol.gov.uk
before undertaking any work, to discuss any temporary traffic management measures required, such
as footway, Public Right of Way, 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.
I045A Restriction of Parking Permits - Future Controlled Parking Zone/Residents Parking
Scheme
You are advised that the Local Planning Authority has recommended to the Highways Authority that
on the creation of any Controlled Parking Zone/Residents Parking Scheme area which includes the
development, that the development shall be treated as car free / low-car and the occupiers are
ineligible for resident parking permits as well as visitors parking permits if in a Residents Parking
Scheme.
I058 Sustainable Drainage System (SUDS)
The development hereby approved includes the construction/provision of a sustainable drainage
system. You are advised to contact the Highway Authority’s Flood Risk Management Team at
flood.data@bristol.gov.uk before any works commence.
commdelgranted
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Alternative sites – plan
Proposed elevations
Landscape soft works plan
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