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UPDATE FOLLOWING DEVELOPMENT CONTROL COMMITTEE B – 11 November 2020
BACKGROUND
At Bristol City Council Development Control Committee B 11th November 2020 meeting, the
Committee considered an application seeking prior approval for development of a two storey
extension comprising 14 additional flats at Grange Court, Grange Court Road, Henleaze. At the
meeting, members voted on a motion that the Committee was minded to refuse the application. This
was on the grounds of harmful impact to visual amenity, harmful impact to amenity to existing
residents and harmful impacts to highway safety resulting from a lack of car parking. The motion
succeeded with 9 votes for, 1 against. The application was deferred to allow for preparation of formal
reasons for refusal, with the application intended to return to the next meeting for determination. This
update report will provide further information in relation to certain matters raised at the previous
meeting as well as present the formal reasons for refusal for consideration by Committee. The update
should be read in conjunction with the information provided within the original report to Committee.
UPDATED MATTERS
EQUALITIES ASSESSMENT
At the previous meeting members queried the relevance of the Equalities Act to the application and
development. It was confirmed at the meeting that the public sector equalities duty was relevant to the
application and any decision. It was highlighted this would also have been relevant to the Secretary of
State and Parliament when consulting on and creating the legislation. Concerns were raised that the
development would unduly impact upon certain groups, specifically age; disability and maternity were
referenced within public forum statements.
The original report included a standard equalities assessment section which confirmed that during the
determination of the application due regard had 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.
The Local Planning Authority would now add to this that following the previous Committee meeting, it
has become clearer that groups including those with protected characteristics, namely age and
disability, are concerned that they would be unduly impacted by this development more than other
groups who do not share such protected characteristics.
Concerns raised reference disturbance and disruption to the lives of residents during construction
which may be felt more significantly to residents due to age or disabilities. This includes any potential
requirement to vacate their home during construction works although information is not available
confirming whether this would be necessary. It is suggested that disabled residents would be more
significantly impacted by construction works at the site given their access requirements. It is also
suggested that increased parking in the local area would unduly impact on existing residents due to
disabilities and age.
The Local Planning Authority acknowledges the presence of groups including protected
characteristics at the site. The assessment presented within the original report was within the
knowledge that groups including protected characteristics would be present at and surrounding the
site. The conclusions that the impacts of development were acceptable included consideration for
potential disadvantage to those who share a relevant protected characteristics as well as the
requirement to meet the specific needs of those with protected characteristics. For example, it is not
necessarily the case that age determines the amount of time people spend at home and therefore
certain groups would not experience construction disturbance more than others strictly on the basis of
age. Irrespective of this, it was found that construction impacts would be temporary in nature and not
represent permanent harm to amenity, including amenity experienced by those with protected
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characteristics. It was recommended disturbance and impact to amenity could be limited and
managed via a Construction Environmental Management Plan. This would include measures to
mitigate construction impacts to all residents, including specific measures as required to meet the
needs of those within protected groups. All recommendations and conclusions were reached with
regard to those who share protected characteristics.
It is noted that this equalities assessment has been undertaken on the basis of the level of information
available and relevant to the prior approval application process. This assessment would also apply to
subsequent submissions for approval of details required by conditions of any consent. In this case,
the proposal was found to qualify as permitted development in accordance with the relevant
legislation. As noted above, the public sector equalities duty would also have been required to be
discharged by national government when introducing this legislation. The Local Planning Authority is
satisfied it has also discharged its requirements under the public sector equalities duty and all other
requirements of the Equalities Act 2010.
LEGAL IMPLICATIONS
At the previous meeting, there was discussion of legal implications of the development in terms of
legal requirements for the freeholder and leaseholders respectively. Members were concerned that
any legal requirements stipulated within freeholds or leaseholds would be prejudiced by a decision on
the application. However, irrespective of the decision on this application; all other legislation,
established legal rights and requirements would remain active. Prior approval being given would not
supersede the contents of freeholds or leaseholds. All parties would still be bound by all relevant
processes and limitations required by other legislation. The Local Planning Authority has no access to
copies of the freehold or leaseholds for the site and therefore cannot comment on the content of
these. Even if the Local Planning Authority was aware of other legal limitations or requirements, it is
required to determine the application within the terms stipulated within The Town and Country
Planning (Permitted Development and Miscellaneous Amendments) (England) (Coronavirus)
Regulations 2020. This includes no reference to the content of other legislation and these separate
legal issues should be dealt with under the relevant legislative processes.
EXTERNAL APPEARANCE
Since the previous meeting, the Local Planning Authority has received guidance from a civil servant at
the Ministry of Housing, Communities and Local Government in relation to how external appearance
can be assessed under this legislation. It was recognised that it is down to the Local Planning
Authority to interpret the regulations and use their planning judgement in considering applications for
prior approval. A definitive interpretation of what the legislation means cannot be provided by
Secretary of State. It was noted that emerging appeal decisions and case law will likely play a role in
establishing correct interpretation of the legislation. However it was stated that “the policy intention is
that it is in the narrower sense, so how the additional stories fit in with the existing building. Rather
than whether the proposal fits in with the local vernacular.”
The final sentence implies that the intentions of the Ministry of Housing, Communities and Local
Government in producing the legislation was that external appearance relates to the existing building,
rather than the local area. This aligns with the assessment undertaken and presented by officers and
contrasts with interpretations submitted in public forum for the previous meeting. Nevertheless, appeal
decisions on this legislation are currently non-existent and case law has not been established. It is
therefore open to members to interpret the legislation and exercise their own planning judgement.
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REASONS FOR REFUSAL
Officers have drafted the following reasons for refusal based on discussion at the previous meeting.
These could be used if Members remain minded to refuse prior approval:
Highways impacts
1. The application is not supported by sufficiently robust evidence to demonstrate that there is
adequate on-street parking capacity to accommodate parking arising from the development
without safety and congestion issues. In addition to existing on street car parking relating to
adjacent schools, bowling club, church and homes, car parking relating to the proposed flats
would cause excessive congestion, increased complexity in navigation and manoeuvring as
well as reduced visibility. This is of particular concern given movements of pupils accessing
the adjacent schools. Increased conflict between pedestrians, cyclists and drivers would lead
to a material decrease in highway safety. The development therefore fails to contribute to a
safe environment which minimises conflicts between all highway users. The development also
fails to address the needs of people with disabilities and reduced mobility through lack of any
car parking provision. These factors would represent unacceptable transport and highways
impacts and conditions which are contrary to policy outlined at Section 9 of the National
Planning Policy Framework. The development therefore fails to pass the test outlined at
Condition A.2 – (1) (a) of Schedule 2, Part 20, Class A of The Town and Country Planning
(Permitted Development and Miscellaneous Amendments) (England) (Coronavirus)
Regulations 2020.
Impact to external appearance
2. The proposed extension would disproportionately increase the scale and mass of the building
which would harmfully unbalance the external appearance of the building. The extension
would cause the building to appear over scaled and excessively prominent within the context.
This would relate to the external appearance of the building when viewed including
surrounding buildings and trees. The proposed increase in scale would be of detriment to the
visual attractiveness of the building and would be unsympathetic to local character and result
in harm to the adjacent conservation area. The impact to the external appearance of the
building is found to be unacceptable due to conflict with policy outlined at Section 12 of the
National Planning Policy Framework. The development therefore fails to pass the test outlined
at Condition A.2 – (1) (e) of Schedule 2, Part 20, Class A of The Town and Country Planning
(Permitted Development and Miscellaneous Amendments) (England) (Coronavirus)
Regulations 2020.
Impact to amenity of existing residents
3. The proposed third and fourth floors would cause overlooking of adjacent existing dwellings.
Specifically, windows within the south elevation of the extension would afford views towards
27 Grange Park as well as 27 Grange Court Road. This would materially reduce privacy
experienced at these adjacent dwellings which would be harmful to quality of amenity. The
development would also be harmful to the amenity of existing occupiers of Grange Court as a
result of increased occupancy of the building and increased use of stairwells. As a result of
these factors, the development would fail create an environment which promotes residents
health and well-being, with a high standard of amenity for existing and future users. This is
contrary to policy outlined at Section 12 of the National Planning Policy Framework. The

Item no. 1
Development Control Committee B – 9 December 2020
Application No. 20/03831/ND : Grange Court Grange Court Road Bristol BS9 4DW
development therefore fails to pass the test outlined at Condition A.2 – (1) (g) of Schedule 2,
Part 20, Class A of The Town and Country Planning (Permitted Development and
Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020.
However, in light of the conclusions outlined within the original report to committee (beneath), the
formal recommendation of officer’s remains that prior approval should be given subject to the
conditions beneath:
RECOMMENDED

Prior Approval GIVEN

Time limit for commencement of development
1.

Prior Approval Time Limit
The development hereby permitted under Schedule 2, Part 20, Class A of The Town and
Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020 must be completed within a period of 3 years starting with the
date prior approval is granted.
Reason: As required by condition A.2. (2) of Schedule 2, Part 20, Class A of The Town and
Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020.

Pre commencement condition(s)
2.

Construction Management Plan
No development shall take place, including any demolition works, until a construction
management plan or construction method statement has been submitted to and approved in
writing by the Local Planning Authority. The approved plan/statement shall be adhered to
throughout the demolition/construction period. The plan/statement shall provide for:
o

24 hour emergency contact number;

o

Hours of operation;

o

Parking of vehicle of site operatives and visitors (including measures taken to ensure
satisfactory access and movement for existing occupiers of neighbouring properties
during construction);

o

Routes for construction traffic;

o

Locations for loading/unloading and storage of plant, waste and construction materials;

o

Method of preventing mud being carried onto the highway;

o

Measures to protect vulnerable road users (cyclists and pedestrians)

o

Any necessary temporary traffic management measures;

o

Arrangements for turning vehicles;

o

Arrangements to receive abnormal loads or unusually large vehicles;

o

Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses.
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Reason: In the interests of safe operation of the adopted highway in the lead into development
both during the demolition and construction phase of the development.
3.

Site Specific Construction Environmental Management Plan
No development shall take place until a site specific Construction Environmental Management
Plan has been submitted to and been approved in writing by the Council. 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 plan should include, but not be limited to:
*

Procedures for maintaining good public relations including complaint management,
public consultation and liaison

*

Arrangements for liaison with the Council's Pollution Control Team

*

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.

*

Deliveries to and removal of plant, equipment, machinery and waste from the site must
only take place within the permitted hours detailed above.

*

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.

*

Bristol City Council encourages all contractors to be 'Considerate Contractors' when
working in the city by being aware of the needs of neighbours and the environment.

*

Control measures for dust and other air-borne pollutants. This must also take into
account the need to protect any local resident who may have a particular susceptibility
to air-borne pollutants.

*

Measures for controlling the use of site lighting whether required for safe working or for
security purposes.

*

Measures to ensure that demolition and construction works will not disadvantage those
who share relevant protected characteristics more than those who do not, as well as
measures to meet the specific needs of those with protected characteristics during
demolition and construction

Reason: In the interests of the amenities of surrounding occupiers during the construction of
the development.
4.

Further details: External materials
Prior to installation, full details of proposed external materials including manufacturers
specification, product details and samples (if required) demonstrating finished appearance,
colour, profile and texture shall be submitted to and approved by the Local Planning Authority.
This will include details of bricks, render, roof cladding, roof fascia, windows, window sill
coping, infill panels, cycle parking and bin store bricks, roofing and timber doors. The
development shall then be completed in full accordance with the approved materials prior to
occupation of the development unless otherwise agreed in writing by the Local Planning
Authority.
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Reason: To ensure the impact of the extension to the external appearance of the building is
satisfactory and materials used are sympathetic.
5.

Further details: Cycle parking security
Prior to installation, further details of measures to secure the cycle parking shall be submitted
to and approved by the Local Planning Authority. This will include details of access locks and
illumination. The development shall then be completed in full accordance with the approved
security measures prior to occupation of the development unless otherwise agreed in writing
by the Local Planning Authority.
Reason: To ensure cycle parking is adequately secured in order to encourage use of the
facilities and deliver associated transport and highways benefits.

Pre occupation condition(s)
6.

Implementation/Installation of Refuse Storage and Recycling Facilities – Shown on Approved
Plans
No building or use hereby permitted shall be occupied or 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 adopted highway (including the footway), except on the
day of collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises; protect the general
environment; prevent any obstruction to pedestrian movement and to ensure that there are
adequate facilities for the storage and recycling of recoverable materials.

7.

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

Post occupation management
8.

Restriction of use of roof
The roof area of the extension hereby permitted shall not be used as a balcony, roof garden or
similar amenity area without the grant of further specific planning permission from the Local
Planning Authority.
Reason: To safeguard the amenities of the adjoining premises.

9.

Restriction of parking level on site
Parking within the development site is to be restricted to the areas allocated on the approved
plans and shall not encroach onto areas allocated on the plans for other uses.
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Reason: To control the level of parking on the site and to safeguard the uses of other areas.
10.

Protection of parking and servicing provision
The areas allocated for vehicle parking, loading and unloading, circulation and manoeuvring
on the approved plans shall only be used for the said purpose and not for any other purposes.
Reason: To ensure the provision and availability of satisfactory off-street parking and
servicing/loading/unloading facilities for the development.

11.

External Works to Match
All new external work and finishes and work of making good shall match existing original work
adjacent in respect of materials used, detailed execution and finished appearance except
where indicated otherwise on the approved drawings.
Reason: In the interests of visual amenity and the character of the area.

List of approved plans
12.

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.
Parking Survey Technical Note, received 9 October 2020
A001 Site location plan, received 20 August 2020
A101 (A1) Existing floor plans, received 4 November 2020
A201 Existing elevations, received 20 August 2020
A300 (A1) Proposed site plan, received 4 November 2020
A301 (A1) Proposed floor plan, received 4 November 2020
A401 Proposed elevations, received 20 August 2020
A501 Existing and proposed roof plan, received 20 August 2020
A601 Additional structures, received 20 August 2020
Design note, received 20 August 2020
Covering Statement, received 20 August 2020
Reason: For the avoidance of doubt.

Advices
1

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.
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2

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.

3

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).

4

All species of bats and their roosts are legally protected. Prior to commencement of
development, a bat building inspection survey should be undertaken by a suitably qualified
ecological consultant. Any signs of other legally protected or priority species such as nesting
birds should also be recorded during the survey in the form of a report which incorporates
further recommendations including ecological mitigation proposals. In order to comply with
Natural England's Standing Advice with respect to legally protected species, a bat building
inspection survey is required which meets the latest Bat Conservation Trust survey guidelines.
The bat inspection survey should be accompanied by the results of a data search from the
Bristol Regional Environmental Records Centre. The bat building inspection survey is required
to prevent the risk of a criminal offence being committed under the wildlife legislation.
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For information, this is a copy of the original report to Development Control Committee B 11th
November 2020.
SUMMARY
The current application is made under permitted development rights introduced by national
government on 1st August 2020. This legislation allows the upward extension of three storey blocks of
flats by up to two additional storeys without requiring an application for full planning permission. An
application seeking the prior approval of the Local Planning Authority is however required to be made
prior to commencement. This report relates to such an application for prior approval.
The application relates to Grange Court which is a three storey flat block dating from the 1970s. It is
located to the northern side of Grange Court Road in Henleaze. This is adjacent to Red Maids' High
School Infant & Junior School and opposite Sacred Heart Catholic Church and Henleaze Bowling
Club. The building presently comprises 21 flats. It is positioned back from the road within a large,
landscaped site. It is constructed from buff brick and includes a flat roof.
The development seeks to utilise permitted development rights conveyed under Schedule 2, Part 20,
Class A of The Town and Country Planning (Permitted Development and Miscellaneous
Amendments) (England) (Coronavirus) Regulations 2020 to extend the building upwards by two
storeys to create 14 additional flats.
Following public consultation, a total of 233 objections have been received. The application has been
referred for determination at Development Control Committee by Westbury-on-Trym and Henleaze
ward councillors Geoff Gollop, Liz Radford and Steve Smith. The application has also been
commented on by Darren Jones, Member of Parliament for Bristol North West. Significant concerns
have been voiced by residents both at the site itself and in the surrounding area in relation to the
impact of the development. Concerns include but are not limited to: construction noise and
disturbance; increased parking on local streets and highway safety issues; the impact of the
development to the character and appearance of the area; the impact to living conditions and amenity
at and surrounding the site; and procedural matters relating to the application.
The Local Planning Authority can confirm that the site does qualify with the terms of the legislation
and can utilise the permitted development rights. This is subject to prior approval of impacts relating
to:
(a)

transport and highways impacts of the development;

(b)

air traffic and defence asset impacts of the development;

(c)

contamination risks in relation to the building;

(d)

flooding risks in relation to the building;

(e)

the external appearance of the building;

(f)

the provision of adequate natural light in all habitable rooms of the new dwellinghouses;

(g)

impact on the amenity of the existing building and neighbouring premises including
overlooking, privacy and the loss of light; and

(h)

whether because of the siting of the building, the development will impact on a protected view
identified in the Directions Relating to Protected Vistas dated 15 March 2012(a) issued by the
Secretary of State.

Following review, no concerns are raised either by the public or by the LPA relating to impacts of the
development in terms of air traffic and defence asset impacts, contamination risks, flooding risks,
natural light in the proposed flats or protected views. The key issues are therefore transport and
highways impacts, the external appearance of the building and impact on the amenity of the existing
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building and neighbouring premises. No other matters can be considered in determination of the
application in accordance with guidance relating to the determination of prior approval applications.
Transport and Highways Impacts
The site is well located to provide access to local shops and services in both Henleaze and Westburyon-Trym by foot and by bike. The site also has good public transport access via bus services. No
additional car parking is proposed on site however. The LPA has considered the highways
implications of the development carefully in collaboration with Transport Development Management. A
site visit has been undertaken and parking survey commissioned and reviewed. Despite limitations
associated with snapshot parking surveys, this indicated there is good availability of car parking in
close proximity of the site, including around school collection time. Given these results, the extent of
car parking likely associated with 14 flats and existing highways restrictions including double yellow
lines and school keep clear zig zags, it is concluded that the development would not be directly
associated with highways impacts which would be of sufficient harm to warrant the refusal of prior
approval.
External Appearance
In relation to the external appearance of the building, the extension does represent a considerable
increase in scale to the existing building. However on balance, the Local Planning Authority does not
find that this would harm the external appearance of the existing building. It is noted that the
legislation only requires assessment of the impact to the external appearance of the building itself and
does not reference impact to the wider area. When assessed in this regard, it is not found that the
extension would cause unacceptable impact to the external appearance of the building.
Amenity of the Existing Building and Neighbouring Premises
In terms of impact the amenity of the existing building and neighbouring premises, it is recognised that
the development will have a substantial impact on the lives of residents during construction. The LPA
sympathises with this and proposes to attach conditions requiring submission of Construction
Management Plan and Construction Environmental Management Plan to any prior approval given.
Due to the temporary nature of construction impacts, these would not warrant withholding prior
approval however. Due to large separation distances from neighbouring properties, the extension is
not found to result in loss of light, outlook or privacy which would be harmful to amenity and living
conditions experienced at neighbouring sites.
In light of the preceding assessment, the application is found to accord with all criteria of Schedule 2,
Part 20, Class A of The Town and Country Planning (Permitted Development and Miscellaneous
Amendments) (England) (Coronavirus) Regulations 2020. The development qualifies as permitted
development under the terms of this legislation. The Local Planning Authority has considered the
issues which require its prior approval. Following review, it is found that subject to conditions, the
impact of development would be acceptable. It is therefore officers' recommendation to Committee
that prior approval is given subject to conditions.
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SITE DESCRIPTION
The site is located to the northern side of Grange Court Road, Henleaze and relates to a residential
site containing a detached three storey block of flats known as 'Grange Court'. The building is
positioned approximately 20m from the road, with a parking forecourt and garages to the west and
landscaped garden to the south and east. The site is accessed from dropped kerb located to the
northern side of the street. The building dates from the 1970's and contains a total of 21 flats. These
are accessed via four separate entrances and stairwells. The building is three storeys in height and
has a flat roof. It is constructed with buff brickwork. The front and rear elevations include long
horizontal bands of windows, with no windows within the side elevations. The site also includes 21
single storey garages located to the western side of the site.
The surrounding area is predominantly residential in use and character, with some institutional uses
also. The site shares boundaries with Red Maids' High School with the Infant & Junior School located
to the west and the High School situated to the north. To the eastern side, the site shares boundaries
with dwellings including 27 Grange Park, 15 Grange Park and 27 Grange Court Road. These are all
two storey houses. Henleaze Bowling Club and Sacred Heart Catholic Church are located opposite to
the southern side of Grange Court Road. The site is adjacent to the boundary of The Downs
Conservation Area which includes Red Maids' High School to the north. Henleaze Town Centre is
approximately 300m south of site and Westbury-on-Trym Town Centre is 600m north of the site.
PLANNING HISTORY
70/00878/U_U

21 two-bedroom flats with 21 garages and parking spaces for visitors
GRANTED - 15.05.1970

APPLICATION
The application is made pursuant to Schedule 2, Part 20, Class A of The Town and Country Planning
(Permitted Development and Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020.
It seeks the prior approval of the Local Planning Authority for construction of new dwellinghouses, in
this case a total of 14 flats which would be within a two storey extension to the roof of Grange Court.
The proposed extension would align with the existing external walls of the building, increasing the
height by two storeys. The extension would be 54m in width, 12m in depth and 5m in height. It would
be constructed with materials to match the existing building. This would include buff brickwork,
brickwork banding details, white window frames with white spandrel panels.
The proposed flats would be accessed from extended versions of the existing four stairwells. All 14
proposed flats would all include three bedrooms. Two double bedrooms would be located to the
northern side of the building and a single bedroom and living area to the southern side.
Two new cycle parking stores are proposed on site. A bin store is also proposed. The bin store would
be located to the western side of the building along with one of the cycle parking stores. The further
cycle parking store would be located in the north western corner of the site adjacent to the western
bank of existing garages. The proposed stores would be constructed with brick and include timber
access doors. Cycle parking for a total of 30 bikes is proposed in the form of 15 Sheffield stands. No
on site car parking is proposed.
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COMMUNITY INVOLVEMENT
The application has been advertised and public consultation undertaken in accordance with the
requirements outlined at Paragraph B, Schedule 2, Part 20, Class A of The Town and Country
Planning (Permitted Development and Miscellaneous Amendments) (England) (Coronavirus)
Regulations 2020. This outlines that the local planning authority must give notice of the proposed
development—
"(a) by site display in at least one place on or near the land to which the application relates for not
less than 21 days of a notice which—
(i)
describes the proposed development;
(ii)
provides the address of the proposed development; and
(iii)
specifies the date by which representations are to be received by the local planning
authority;
(b) by serving a notice in that form on all owners and occupiers of the flats within existing block of
flats; and
(c) by serving a notice in that form on any adjoining owner or occupier”.
The local planning authority has undertaken public consultation in full accordance with the
requirements of the regulations above. No further community involvement is legally required in
relation to this application type.
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 approval of this application would not have any significant adverse
impact upon different groups or implications for the Equalities Act 2010.
RESPONSE FROM PUBLICITY AND CONSULTATION
The 21 flats at the site plus 4 neighbouring properties with which the site shares boundaries were sent
neighbour notification letters relating to the application. A site notice was also displayed at the site
advertising the application.
The 21 day expiry date from issuing of letters was 1st October 2020. Public submissions have been
accepted to the point of publication of this report however.
A total of 234 responses have been received in relation to the application, with 233 raising objections
and 1 comment raising support for the development.
Grounds of objection are summarised as follows:
o

Residents and leaseholders were not informed of the application by the freeholder prior to
submission

o

Impact to living conditions and lives of residents at the site during construction due to
disruption and noise pollution
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o

Impact of construction works to those currently shielding and isolating within the building due
to COVID-19 pandemic

o

Increased traffic and parking on local streets which may cause highway safety issues

o

Impact of construction traffic including deliveries to highway safety with particular regard to
adjacent schools

o

Traffic and parking issues exacerbated at certain times of day by schools, church and bowling
club

o

Scale of extended building will be out of place with the surrounding area

o

The building will be an eyesore and will be higher than surrounding trees

o

Impact of taller building to the wider neighbourhood skyline, increased dominance of building
will be overbearing

o

Additional massing disproportionate to original design

o

Impact to privacy experienced at adjacent properties including school to north

o

Loss of light and overshadowing of neighbouring properties

o

Impact of increased occupation and use of building in terms of fire safety through fire escape
routes and fire services access

o

Costs associated with recent works for replacement of roof should be repaid to residents if
works go ahead

o

Landscaping including trees may be damaged by construction works such as equipment and
plant

o

Impact of light spill from the larger building effecting living conditions experienced at
neighbouring properties

o

Impact to ecology at the site including protected species such as bats

o

Not clear whether the building can structurally accommodate two additional storeys

o

Potential for families, young people or students living above existing residents will be
detrimental to social cohesion

o

Impact of increased occupancy to drainage and sewage infrastructure

o

Devaluing existing flats without compensation

o

Impact of works to mental health of existing occupiers

o

The application will set precedent for other similar developments locally

o

Building is not a single block of flats due to vertical physical divisions

o

Parking survey does not account for staggered collection of school children measure currently
employed by school due to COVID-19

o

Parking associated with church and bowling club cannot be accommodated in addition to
additional residents parking

o

Impact to adjacent heritage assets and their settings including The Downs Conservation Area
and listed Old Tramways Depot and St Ursula's High School

Item no. 1
Development Control Committee B – 9 December 2020
Application No. 20/03831/ND : Grange Court Grange Court Road Bristol BS9 4DW
CASE OFFICER RESPONSES TO PUBLIC CONSULTATION
1. The concerns in relation to communication between the applicant and existing residents are
acknowledged and sympathised with. This is a matter of courtesy and there is no requirement
within the relevant legislation for this to occur. The Local Planning Authority has no power to
ensure this takes place and this matter would not represent a valid reason for refusal of prior
approval. The application must be considered against the criteria outlined at Schedule 2, Part
20, Class A of The Town and Country Planning (Permitted Development and Miscellaneous
Amendments) (England) (Coronavirus) Regulations 2020 alone. As noted above, the Local
Planning Authority has undertaken consultation in accordance with the aforementioned
regulations.
2. The issue of works undertaken to the existing roof, funding and compensation for such works
is a matter between leaseholders and freeholder. This is not an issue which the Council or
Local Planning Authority have any power or responsibility. The current application cannot be
refused on the basis of this issue.
3. Impact to the financial value of properties is not a material planning consideration and there is
no requirement to consider this matter outlined within the relevant legislation.
4. It is highlighted that the legislation allows for:
"Development consisting of works for the construction of up to two additional storeys of
new dwellinghouses immediately above the existing topmost residential storey on a
building which is a purpose-built, detached block of flats, together with any or all—
a) engineering operations reasonably necessary to construct the additional storeys and
new dwellinghouses;
b) works for the replacement of existing plant or installation of additional plant on the roof
of the extended building reasonably necessary to service the new dwellinghouses;
c) works for the construction of appropriate and safe access and egress to the new and
existing dwellinghouses, including means of escape from fire, via additional external
doors or external staircases;
d) works for the construction of storage, waste or other ancillary facilities reasonably
necessary to support the new dwellinghouses.
The legislation therefore allows for works to be undertaken to allow for the building to be made
structurally sound via engineering operations as required. This does not appear to have
necessitated any operations as shown on plans in this instance. However should further
operations be required, the applicant would be required to seek prior approval for such
operations. The development would be required to comply with all relevant Building
Regulations which will ensure the structural soundness of construction. Building Regulations
will also control fire safety issues. It is noted the legislation also allows alterations to the
building to ensure it provides safe access and egress to the new and existing dwellinghouses,
including means of escape from fire. It is the responsibility of the applicant to ensure
compliance with Building Regulations. If it emerges at a later date that the development will
not accord with Building Regulations, the applicant would be required to seek prior approval
for operations required to make the building comply. Building Regulations approval is a
separate legislative process however and is not relevant to the determination of the current
application for prior approval.
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5. It is recognised that any development taking place at the site which includes existing residents
has potential to be disruptive to the amenity and lives of inhabitants. The development
proposed involving works to the roof of the building will undoubtedly be associated with some
degree of increased noise and disturbance during construction. Significant extension of
residential buildings whilst they remain occupied is not uncommon or unprecedented however.
There are a range of examples of similar works including upward extension of occupied
buildings, undertaken in Bristol in recent years. The eventual contractor will likely be aware of
the sensitivity of this type of construction and would be expected to take measures in order to
limit and reduce the effects to existing occupiers. The impact on the amenity of the existing
building is a matter which is under consideration when determining if prior approval should be
given. This will therefore be discussed later within this report. However it is raised that the
impacts associated with construction works can be managed through requirement for
submission of site specific Construction Management Plan and Construction Environmental
Management Plan. These documents can be required as a condition of any prior approval
given.
6. The Local Planning Authority notes the presence of trees and landscaping at the site. The
application can only considered against Schedule 2, Part 20, Class A of The Town and
Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020. There is no reference to assessing impact to landscaping or
trees within this legislation. However, through submission of a Construction Management Plan,
it will be possible to ensure construction impacts to landscaping and trees are limited. It will be
required that deliveries and storage of equipment is outlined and is not sited in close proximity
of trees and their root areas.
7. Similarly there is no requirement outlined within the relevant legislation for the application to be
assessed for impacts to ecology. However the requirements of other legislation relating to
ecology such as protected species remain relevant and the applicant must account for this.
The same is true of impacts of development in terms of water and sewerage infrastructure.
The applicant would be required to contact the relevant authorities to discuss connections to
the networks further. An advisory note reminding the applicant of their responsibilities in
relation to these issues would be applied to any eventual prior approval.
8. COVID-19 and associated restrictions and requirements for everyday living and working are
recognised. Some of these restrictions are legal requirements and any eventual contractor
would be required to follow current workplace legislation and guidance. Currently this relates
to provision of a 'COVID secure' workplace. It is not clear whether construction work could
commence on site at present in accordance with these requirements. Prior approval would be
valid for three years from the date of permission however. Even if works were not to
commence immediately, they may be able to commence in a safe and responsible manner in
the future. This would be matter for the contractor to determine. Any concerns that work was
being undertaken in breach of COVID-19 restrictions should be reported to Avon & Somerset
Police. This is not an issue which would warrant prior approval being withheld however.
9. The concerns sited by residents in relation to the impact of the application and construction to
health and wellbeing of residents, particularly elderly residents is acknowledged and
sympathised with. The Local Planning Authority is required by law to assess the application
before it in accordance with the terms of the legislation. Beyond an assessment of impact to
the amenity of the existing building and neighbouring premise including overlooking, privacy
and the loss of light, there is no avenue available for the Local Planning Authority to resist the
application on the basis of human impacts.
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10. In terms of setting a precedent, the legislation can be utilised by any qualifying site which
meets the terms set out within Schedule 2, Part 20, Class A of The Town and Country
Planning (Permitted Development and Miscellaneous Amendments) (England) (Coronavirus)
Regulations 2020. An application for prior approval is required however and will be assessed
on its impacts in accordance with the regulations. The impacts will vary site to site and case to
case which will allow for a subjective approach. The outcome of the current application will
therefore not directly influence the outcome of any subsequent application at other locations. A
precedent will therefore not result.
11. In order to benefit from the permitted development rights set out within Schedule 2, Part 20,
Class A, the building must be a 'a purpose-built, detached block of flats'. The concern that
Grange Court does not fit this definition is noted but cannot be supported by the Local
Planning Authority. The term 'block of flats' is defined within the legislation as meaning "a
building which is divided horizontally and consists of separate and self-contained premises
constructed for use for the purposes of a dwellinghouse, and any ancillary facilities
constructed solely for use by occupiers of the building". Grange Court is a building divided
horizontally and consists of separate and self-contained premises constructed for use for the
purposes of a dwellinghouse. Concerns are raised that Grange Court is also divided vertically
however vertical division does not necessarily mean the building is not a block of flats. It is not
uncommon for flat blocks to include multiple entrances and stair wells. These features do not
mark the presence of a separate block of flats. This is further clarified through the definition of
"Detached" which means that the building does not share a party wall with a neighbouring
building. A party wall relates to a wall which is owned by two or more parties however Grange
Court has a single freeholder and does not adjoin a building in separate ownership. This is
reflected by all flats sharing the same address, given the buildings detached nature. "Purposebuilt" means a building that was built as and remains as a block of flats. Details of the planning
permission for Grange Court are listed above. The building was built in unison as a block of
flats and remains in use as a block of flats. The Local Planning Authority is satisfied that the
building represents a purpose-built, detached block of flats as required by the legislation.
12. Concerns raised following public consultation relating to highways and parking issues, the
appearance of the building and overlooking, loss of privacy and the loss of light to existing
residents and neighbouring properties are noted. The legislation outlines that these are issues
for which prior approval is required and the impacts must be assessed by the Local Planning
Authority. An assessment of these impacts will follow within the forthcoming sections of this
report.

ELECTED MEMEBERS & AMENITY GROUP RESPONSES
Member of Parliament for Bristol North West, Darren Jones has commented raising concerns in
relation to the application.
The letter submitted outlines the view that the development proposed should be considered as a full
planning application, rather than under the permitted development route presented. This is to allow
consideration of further matters.
Concerns are specifically raised regarding traffic increase and parking capacity with particular regard
to safety on local roads due to use by school children. Concerns are raised regarding the potential
loss of amenity for existing residents following development. Loss of current levels of noise and
activity due to construction work and further residents are cited. Concerns are also raised with regard
to wellbeing and safety during construction. Further concerns are raised regarding updates to
arrangements at the site for fire safety.
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Westbury-on-Trym and Henleaze ward Councillors Geoff Gollop, Liz Radford and Steve Smith
jointly referred the application for determination at Development Control Committee for the following
reason:
"We understand that this is a prior approval application but we consider that it should be refused on
three of the grounds available to the Council under the new legislation:
1)

Appearance - this would create a huge, monolithic five-storey block in an area which is
predominantly low-rise residential buildings. The resultant building would dominate the area
and would be ugly.

2)

Impact on highways / transport - this proposal is for 14 x 3-bed flats to be added to the existing
block without any provision for additional parking. Based on the existing demographics in the
block the average age of residents is older and many own and rely upon cars. This is likely to
significantly increase pressure on parking on Grange Court Rd, which is already often
congested, especially at school times. We are concerned that it could also impact on
congestions at junctions where Grange Court Rd meets Westbury Hill, and significantly the
nearby junction of Westbury Hill with the A4018 which is already recognised as dangerous and
in need of improvement.

3)

Amenity of existing residents - the current residents of the block are extremely concerned
about the impact that an additional 14 flats could have on their enjoyment of their properties.
This includes noise and disturbance from many additional people coming and going through
the same common areas, and increase in the volume of waste at the site, competition and
congestion for parking, fire safety and overcrowding of common indoor and outdoor areas.

INTERNAL CONSULTEE RESPONSES
Transport Development Management, Bristol City Council:
Car Parking
The applicants have submitted a parking survey which indicates that there is ample on-street
parking available. A refusal could not be sustained on the grounds of under-provision of parking on
road safety grounds.
Cycle parking
Two separate cycle storage facilities are proposed. The proposals cater for the additional
dwellings, not the existing dwellings. Cycle parking for the existing residents would be available in
their garages.
One of the cycle stores is in the far corner of the site and is not overlooked, and is not an ideal
solution for cycle parking. Further details of how this will be appropriately secured are sought by
condition.
Refuse storage
The site is accessed for refuse collection and it is expected that this would continue.
No refuse must be left on the highway at any time and a condition to this effect would be expected
on any planning permission.
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Please add the following conditions and advices:
C5A Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on Approved
Plans
C13 Completion and Maintenance of Cycle Provision - Shown
D19 Restriction of Parking Level on site
D20 Protection of Parking and Servicing Provision
I043A) Impact on the highway network during construction
I045A) Restriction of Parking Permits - Future Controlled Parking Zone/Residents Parking Scheme
Contaminated Land Environmental Protection, Bristol City Council:
The development has been reviewed in relation to land contamination.
The applicants are referred to the following:
o
o
o
o
o

National Planning Policy Framework (2019) Paragraphs 118, 170, 178, 179, 180
Planning Practice Guidance Note https://www.gov.uk/guidance/land-affected-by-contamination
https://www.bristol.gov.uk/planning-and-building-regulations-for-business/land-contaminationfor-developers
Bristol Core Strategy - BCS23 Pollution
Local Plan DM34 Contaminated Land

As this is an upward extension there is no requirement for conditions relating to any land
contamination.
Flood Risk Manager, Bristol City Council:
No comment as there is no change to the impermeable area of the site and thus no impact upon
drainage considering they will be extending upwards.
RELEVANT POLICIES
The Town and Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020
National Planning Policy Framework – February 2019
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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ASSESSMENT
Legislative background
The current application seeks the prior approval of the Local Planning Authority to exercise permitted
development rights outlined at Schedule 2, Part 20, Class A of The Town and Country Planning
(Permitted Development and Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020.
Prior approval means that a developer has to seek approval from the Local Planning Authority that
specified elements of the development are acceptable before work can proceed. In this case, the
specified elements are found at Condition A.2.—(1) (a) to (h) of the aforementioned legislation. These
will be set out beneath. The 'National Planning Practice Guidance' (NPPG) states (paragraph 026)
that local planning authorities cannot consider any other matters (beyond those referenced within the
legislation) when determining a prior approval application.
Paragraph 028 of the NPPG outlines that "the statutory requirements relating to prior approval are
much less prescriptive than those relating to planning applications. This is deliberate, as prior
approval is a light-touch process which applies where the principle of the development has already
been established. Where no specific procedure is provided in the General Permitted Development
Order, local planning authorities have discretion as to what processes they put in place. It is important
that a local planning authority does not impose unnecessarily onerous requirements on developers,
and does not seek to replicate the planning application system".
Part B outlines the procedure which applications under this legislation must follow. Paragraph 15
outlines that the local planning authority must, when determining an application:
(a) Take into account any representations made to them as a result of any consultation under
sub-paragraph (5 – Highways England/Highways Authority), (6 – Environment Agency/Local
Flood Authority), (7 – Civil Aviation Authority and the Secretary of State for Defence) or (10 –
Historic England) and any notice given under sub-paragraph (12 – Notice Given of
Development);
(b) Have regard to the National Planning Policy Framework issued by the Ministry of Housing,
Communities and Local Government in February 2019, so far as relevant to the subject matter
of the prior approval, as if the application were a planning application; and
(c) in relation to the contamination risks on the site:
i. determine whether, as a result of the proposed development, taking into
account any proposed mitigation, the site will be contaminated land as
described in Part 2A of the Environmental Protection Act 1990(a), and in doing
so have regard to the Contaminated Land Statutory Guidance issued by the
Secretary of State for the Environment, Food and Rural Affairs in April 2012(b),
and
ii. if they determine that the site will be contaminated land, refuse to give prior
approval.
Schedule 2, Part 20, Class A of The Town and Country Planning (Permitted Development and
Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020 allows construction of new
dwellinghouses on detached blocks of flats. Specifically, the legislation allows development consisting
of works for the construction of up to two additional storeys of new dwellinghouses immediately above
the existing topmost residential storey on a building which is a purpose-built, detached block of flats,
together with any or all of the following:
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(a) engineering operations reasonably necessary to construct the additional storeys and new
dwellinghouses;
(b) works for the replacement of existing plant or installation of additional plant on the roof of
the extended building reasonably necessary to service the new dwellinghouses;
(c) works for the construction of appropriate and safe access and egress to the new and
existing dwellinghouses, including means of escape from fire, via additional external doors or
external staircases;
(d) works for the construction of storage, waste or other ancillary facilities reasonably
necessary to support the new dwellinghouses.
Development is not however permitted by Class A if:
(a) the permission to use any building as a dwellinghouse has been granted only by virtue of
Class M, N, O, P, PA or Q of Part 3 of this Schedule;
(b) above ground level, the building is less than 3 storeys in height;
(c) the building was constructed before 1st July 1948, or after 5th March 2018;
(d) the additional storeys are constructed other than on the principal part of the building;
(e) the floor to ceiling height of any additional storey is—
i. more than 3 metres in height; or
ii. more than the floor to ceiling height of any of the existing storeys,
whichever is the lesser, where such heights are measured internally;
(f) the new dwellinghouses are not flats;
(g) the overall height of the roof of the extended building would be greater than 7 metres higher
than the highest part of the existing roof (not including existing plant);
(h) the extended building (not including plant) would be greater than 30 metres in height;
(i) development under Class A.(a) would include the provision of visible support structures on or
attached to the exterior of the building upon completion of the development;
(j) development under Class A.(a) would consist of engineering operations other than works
within the existing curtilage of the building to—
i. strengthen existing walls;
ii. strengthen existing foundations; or
iii. install or replace water, drainage, electricity, gas or other services;
(k) in the case of Class A.(b) development there is no existing plant on the building;
(l) in the case of Class A.(b) development the height of any replaced or additional plant as
measured from the lowest surface of the new roof on the principal part of the new building
would exceed the height of any existing plant as measured from the lowest surface of the
existing roof on the principal part of the existing building;
(m) development under Class A.(c) would extend beyond the curtilage of the existing building;
(n) development under Class A.(d) would—
i. extend beyond the curtilage of the existing building;
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ii. be situated on land forward of a wall forming the principal elevation of the
existing building; or
iii. be situated on land forward of a wall fronting a highway and forming a side
elevation of the existing building;
(o) the land or site on which the building is located, is or forms part of—
i. article 2(3) land;
ii. a site of special scientific interest;
iii. a listed building or land within its curtilage;
iv. a scheduled monument or land within its curtilage;
v. a safety hazard area;
vi. a military explosives storage area; or
vii. land within 3 kilometres of the perimeter of an aerodrome.
Assessment against Schedule 2, Part 20, Class A (a) to (o)
The development proposed is a two storey upward extension to Grange Court to construct 14 flats
immediately above the existing topmost residential storey on the building. Grange Court is a purposebuilt, detached block of flats. The Local Planning Authority is satisfied the building fits within the
description permitted by Class A.
In relation to the qualifications set out at (a) to (o), permission for Grange Court was not granted by
permitted development rights.
The building was given full planning permission in 1970. The building is not less than 3 storeys in
height and was constructed in the 1970's, after 1st July 1948 and before 5th March 2018.
The proposed additional storeys would be located on the principal part of the building only.
The floor to ceiling height of both additional storeys would be less than 3m and would not exceed the
floor to ceiling height of any of the existing storeys. The new dwellings proposed will be flats.
The overall height of the extended roof will be approximately 5m greater than the existing roof height,
thus less than 7m maximum permitted. The extended building will reach a maximum height of
approximately 13.5m, thus less than 30m maximum permitted.
The development would not include provision of visible support structures on or attached to the
exterior of the building following completion of development. The development would not include
engineering operations other than to strengthen walls, existing foundations and installation of utilities
connections.
There is no existing roof top plant and the development does not propose the installation of any new
plant.
No development relating to appropriate and safe access and egress would extend beyond the
curtilage of the existing building.
Storage, waste or other ancillary facilities including cycle parking would all be located within the
boundary of the site, behind the front wall of the building and would not front a highway.
Grange Court is not located within a conservation area (Article 2 (3) Land); a site of special scientific
interest; a listed building, nor within the curtilage of a listed building; a scheduled monument, nor
within the curtilage of a schedule monument; a safety hazard area; a military explosives storage area
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and is not within 3 kilometres of the perimeter of any aerodrome.
In light of the assessment above, in this case Grange Court and the two storey upward extension to
form 14 flats qualify as permitted development under the terms of Schedule 2, Part 20, Class A of The
Town and Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020.
Condition A.2. – (1) then requires that where any development under Class A is proposed,
development is permitted subject to the condition that before beginning the development, the
developer must apply to the local planning authority for prior approval of the authority as to—
(a) transport and highways impacts of the development;
(b) air traffic and defence asset impacts of the development;
(c) contamination risks in relation to the building;
(d) flooding risks in relation to the building;
(e) the external appearance of the building;
(f) the provision of adequate natural light in all habitable rooms of the new dwellinghouses;
(g) impact on the amenity of the existing building and neighbouring premises including
overlooking, privacy and the loss of light; and
(h) whether because of the siting of the building, the development will impact on a protected view
identified in the Directions Relating to Protected Vistas dated 15 March 2012(a) issued by the
Secretary of State,
and the provisions of paragraph B (prior approval procedure – listed above) of this Part apply
in relation to that application.
The matters which the developer must seek the prior approval of the Local Planning Authority in
relation to impacts will now be addressed in turn:

(a)

Transport and highways impacts of the development

In considering the impacts of development, the Local Planning Authority must have regard to the
National Planning Policy Framework (NPPF) issued by the Ministry of Housing, Communities and
Local Government in February 2019, so far as relevant to the subject matter of the prior approval. In
this case, the transport and highways impacts of the two storey extension and 14 additional flats are
being assessed.
In relation to the transport and highways impacts of development, at paragraph 110 the NPPF states
applications for development should:
In relation to the transport and highways impacts of development, at paragraph 110 the NPPF states
applications for development should:
a) “give priority first to pedestrian and cycle movements, both within the scheme and with
neighbouring areas; and second – so far as possible – to facilitating access to high quality
public transport, with layouts that maximise the catchment area for bus or other public
transport services, and appropriate facilities that encourage public transport use;
b) address the needs of people with disabilities and reduced mobility in relation to all modes of
transport;
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c) create places that are safe, secure and attractive – which minimise the scope for conflicts
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to
local character and design standards;
d) allow for the efficient delivery of goods, and access by service and emergency vehicles; and
e) be designed to enable charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations”.
The site is located in inner north Bristol. It is an established residential site within a predominantly
residential area. The site is approximately 340m north of Henleaze town centre at Henleaze Road and
665m south of Westbury-on-Trym town centre at Westbury Hill. These adjacent local centres would
offer residents a range of shops and services in close proximity of the site. These would be accessible
within 5-8 minutes' walk of the site. The journey time would be less by bike. Such journey times would
ensure the proposed flats are within convenient access of local facilities by active and sustainable
modes. The location would therefore enough sustainable and active travel.
In relation to public transport, there are multiple bus routes which run nearby the site. Route 1 can be
accessed on Westbury Road, approximately 450m or 5 minutes' walk from the site. Route 2 can be
accessed on Henleaze Road, approximately 410m, also 5 minutes' walk from the site. These services
would offer future occupiers a viable public transport service to the City Centre and other parts of the
city. The development would therefore be well located to encourage use of public transport.
Pedestrians and cyclists would utilise the existing entrance to the site from Grange Court Road. This
would provide level access to the site, comparable to existing conditions. Cycle parking is proposed to
be split between two stores. One would be located to the western side of the flat block. The other
would be located to the north western corner of the site adjacent to the western bank of garages.
Between these stores, cycle parking for a total of 30 bikes would be provided. This would allow for
parking of two bikes per flat with some overflow capacity. Parking would comprise 15 Sheffield stands
installed in brick built stores with timber doors. On consultation, Transport Development Management
noted that the store to the rear of the site is not highly overlooked which may compromise security.
Further details of security such as details of locking systems for the cycle parking stores will therefore
be sought via condition in the event of prior approval being given. Subject to this measure, the
development would include cycle parking facilities which would encourage cycling as a legitimate
transport option for future residents. The development therefore prioritises cycling in accordance with
national policy.
In relation to other highways issues, the development includes no on site provision for car parking for
the proposed additional dwellings. Despite the accessibility of the location via walking, cycling and
public transport, it is expected that some residents will own cars. There is no mechanism for a 'carfree' development to be secured in this instance as the site is not within a Residents Parking Zone. It
is noted that the development is recommended for ineligibility for parking permits within any future
Residents Parking Zone. This would not prevent residents parking adjacent to the site prior to
implementation of any future parking restrictions. It is also noted that residents have raised concerns
that parking resulting from the development may cause highway safety issues locally.
Grange Court Road includes a number of residential properties as well as institutions including Red
Maids' Infant & Junior School, Henleaze Bowling Club and Sacred Heart Catholic Church. It is
recognised that when community facilities are in use, local roads become busier and at times
congested as reported in many representations. In order to inform an assessment of parking
conditions surrounding the site, a Parking Survey was requested by the Local Planning Authority. This
has been supplied as part of the application.
The supplied Parking Survey presents data recorded on 7-8th October 2020. Parking counts were
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undertaken between 10 and 10:30pm on 7th October, 3:15 and 3:45pm on 8th October and again
between 10 and 10:30pm on 8th October. It was undertaken in accordance with Bristol City Council
Parking Survey Methodology. This requires a minimum of 5m length to represent one car parking
space. Parking availability on roads within 150 metres walking distance of the site is included within
the survey. In both 10pm surveys on 7th and 8th of October, a total of 76 parking spaces were
recorded within 150 metres walking distance of the site. The 3:15 and 3:45pm parking survey was
undertaken on Thursday 8th October which is understood to have been a normal school day. At this
time, a total of 45 parking spaces were recorded within 150 metres walking distance of the site. Whilst
this represents a significant decrease in parking availability, a good level on street parking remains
available within a short walk of the site even at peak times.
It is only possible to estimate the likely parking demand associated with 14 flats. Census data relating
to car ownership for privately rented flats of comparable size locally indicates that 18% have no car,
51% have one car and 31% have two or more cars. Based on these figures for the existing area, it is
reasonably estimated the development would be associated with around 16 cars. As noted above,
even at school collection time between 3:15 and 3:45pm, there were 45 parking spaces available
within 150m walk of the site. This indicates that there is parking capacity available within the local
area in addition to the existing uses. Whilst this is not an exact representation which will apply to
every scenario, it provides a snapshot indication of conditions. The margin for error provided by this
survey is such that a definitive conclusion can be reached. This conclusion has been confirmed by the
Council's Transport Development Management team.
Concerns have been raised that the parking survey does not account for staggered collection time of
school children currently employed by the adjacent school due to COVID-19. Concerns have also
been raised that the survey was not undertaken during time when the adjacent church or bowling club
were in use. The survey is clearly a snapshot survey which has some limitations however the survey
demonstrates that the majority of the time, there is a good amount of parking available within a short
walk of the site. It is unlikely that events at the church, bowling club and school would coincide given
these are likely to take place at different points in the week and different times of day.
Given the availability of parking in close proximity of the site, it is not found that parking pressure is
such that drivers would be forced to resort to dangerous or illegal parking. It is ultimately the
responsibility of individual drivers to ensure they park legally, courteously and safely. The potential for
around 16 additional cars related to Grange Court would not significantly change highways conditions
locally. It is noted that there are existing highways restrictions including double yellow lines at corners
and yellow zig zag restrictions which strictly prohibit parking outside the adjacent school. These
measures are enforceable and sufficient to prevent dangerous parking on highways adjacent to the
site. In light of these restrictions and parking capacity available locally, the Local Highway Authority
have confirmed they are happy that the development would not be of detriment to the safe and free
flow of the surrounding highway network.
With regards to refuse and recycling storage, an additional bin store is proposed to the western side
of the building. This would be large enough to accommodate bins required for 14 flats. It is noted that
this is in close proximity to the existing bin store at the site. It is understood that Bristol Waste
operatives enter the existing site to collect bins. Therefore, this collection arrangement for the
additional bins will not be problematic. The proposed bin store would ensure bins are suitable
screened and are not left out on the public highway. The refuse and recycling arrangements for the
proposed development would not result in detrimental highways impacts.
To conclude, the Local Planning Authority has reviewed the proposals and requested additional
evidence relating to car parking conditions locally. Following scrutiny, the Local Planning Authority
finds that the development would not be directly associated with a decrease in highway safety locally.
The development is well located to prioritise walking, cycling and public transport use. No
unacceptable highways issues will result from the development and therefore prior approval should be
given on this ground.
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(b)

Air traffic and defence asset impacts of the development

The site is not within the safeguarding distance of any aerodrome or defence asset and therefore
consultation of the Civil Aviation Authority or Secretary of State for Defence is not required. The
proposed building would reach a maximum height of 13.5m above ground level. It would be highly
unlikely for any aircraft to be flying at such a low level in this area given the distance from any
aerodrome. There are no safeguarding allocations for defence assets within the City of Bristol. As
such, the development poses no detrimental impact to air traffic and defence assets. It is concluded
that prior approval should be given on this ground.
(c)

Contamination risks in relation to the building

The Contaminated Land Environmental Protection team at Bristol City Council have been consulted
on the application. Following review of the proposals, due to the nature of development involving
construction on top of the existing building and no contact with land, the development poses no undue
risk to human health through contamination exposure. No conditions are recommended and it is
concluded that prior approval should be given on this ground.
(d)

Flooding risks in relation to the building

The Flood Risk team at Bristol City Council have been consulted in relation to flood related impacts of
development. Given that there is no change to the impermeable area of the site as the proposed
development will be located on the same footprint as existing, it is advised that the development
would not cause increased risk of flooding locally. The site is located within Flood Zone 1 and is at low
risk of flooding in accordance with the Environment Agency flood map. The development will therefore
not result in increased flood risk and will not be at risk of flooding. The impacts of the development are
acceptable and it is concluded that prior approval should be given on this ground.
(e)

The external appearance of the building

It has been established that an extension of up to two storeys to Grange Court would be permitted
development as the proposals accord with the relevant legislation. This is subject to assessment of
whether the extension would have an acceptable impact to the external appearance of the building. It
is notable that the legislation only references impact to "the external appearance of the building". No
reference is made to the impact to the surrounding area or adjacent heritage assets. It is important
that prior approval applications are determined directly against the terms of the legislation and no
other matters are taken into account.
In relation to the impact of the external appearance of buildings, at paragraph 127 the NPPF states
decisions should ensure developments:
a) will function well and add to the overall quality of the area, not just for the short term but over
the lifetime of the development;
b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;
c) are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change
(such as increased densities);
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live, work
and visit;
e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix
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of development (including green and other public space) and support local facilities and
transport networks; and
f) create places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users; and where crime and disorder,
and the fear of crime, do not undermine the quality of life or community cohesion and
resilience.
Grange Court is a three storey, detached flat block positioned within a generous, green, landscaped
setting. The building dates from the 1970's and is typical of architectural of this period. The building
has a long rectangular form and clear horizontal emphasis in elevational layout. This results from
bands of grouped windows which run the full width of the building east to west. The building is
predominantly constructed with buff brickwork, including vertical banded brick courses and render
details. It includes a flat roof with white coloured parapet fascia.
The proposed development would involve an additional two storeys being added to the roof of the
building. The building would essentially be converted from a three storey flat block to a five storey flat
block. The extension would extend the existing external walls upwards and include a new flat roof.
The design of the proposed extension would mirror the building beneath, like for like in terms of scale,
proportions, form, layout, detailing, materials and overall design.
The proposals would undeniably represent a substantial change to the external appearance of the
building. The additional storeys would represent a considerable increase in massing to the building.
The existing building is approximately 9m tall and this would be increased by approximately 5m. The
proposed two storey extension would remain subservient in scale to the overall scale of the three
storey building. Consequently, the additional upward massing is not found to be disproportionately
large in relation to the existing building. It is highlighted that the building sits set back within a large
and spacious plot which is found to be an appropriate location for a larger, higher density building.
The form of the building is presently very elongated and disproportionately wide in relation to its
height. The additional two storeys would provide a more proportionate overall scale and form.
The proposed form would match the width and depth of the existing building. Any lesser form of
extension would likely unbalance the building and would be of little value in terms of achieving
reduced massing. No objection is therefore held to the architectural approach of mirroring the existing
form. Use of a flat roof would reflect the existing form and style present at the site and is found to be
most appropriate to the character of the existing building. The layout of windows and detailing as well
as specification of materials would match those within the original building. A condition would be
applied in the event of prior approval being given seeking details of external materials specifications
and samples in order to confirm close matches to the original products. This would ensure the
extension would appear in harmony with the original building.
Overall, whilst the extension does represent a considerable increase in scale to the existing building,
the Local Planning Authority does not find that this would harm the external appearance of the
building. It is noted that the legislation only requires assessment of the impact to the external
appearance of the building and not the wider area. When assessed in this regard, it is not found that
the extension would have an unacceptable impact to the external appearance of the building. The
proposed extension is not found to conflict with national planning policy insofar as this relates to the
external appearance of buildings. The impacts of the development are found to be acceptable and it is
concluded that prior approval should be given on this ground.
(f)

The provision of adequate natural light in all habitable rooms of the new
dwellinghouses

Natural light in all habitable rooms of the new dwellinghouses has been reviewed based on the
supplied proposed floor plans. The legislation defines "habitable rooms" to mean any rooms used or
intended to be used for sleeping or living which are not solely used for cooking purposes, but does not
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include bath or toilet facilities, service rooms, corridors, laundry rooms, hallways or utility rooms.
The proposed layout includes 7 flats at both third and fourth floor level. The internal floor plans would
be the same at both levels. All proposed flats would include windows within both the front (south) and
rear (north) elevations. All bedrooms and the south facing open plan kitchen, living, dining area would
include a window. It is noted that all windows would be large in size and given the elevation above
ground level, would provide good access to natural light. The bathrooms and hallways would not
include windows however these are not a habitable parts of the dwellings. It is concluded that all
habitable rooms of dwellinghouses would allow for more than adequate access to natural light. The
impacts of the development are acceptable and it is concluded that prior approval should be given on
this ground.
(g)

Impact on the amenity of the existing building and neighbouring premises
including overlooking, privacy and the loss of light

In relation to the impact of development to the amenity of existing buildings and neighbouring
premises, at paragraph 127 the NPPF states decision should ensure developments "create places
that are safe, inclusive and accessible and which promote health and well-being, with a high standard
of amenity for existing and future users; and where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion and resilience".
With regards to the amenity of the existing building and its residents, the proposed extension would
not result in harmful overlooking or loss of privacy given its position on top of the existing building. In
terms of impact to light within existing flats, the proposed extension would likely result in some
reduction in light levels within upper floor flats on the northern side of the building. Light levels within
these flats would remain comparable to current ground floor flats however and therefore this reduction
is not found to cause significant harm to amenity. There would be four additional flats using each stair
well. Residents would likely experience some increase in noise and disturbance from increased
access, comings and goings. This would be typical domestic activity however and would not be out of
character with the existing residential use of the site. This is not found to pose significant harm to
living conditions and amenity.
It is recognised that there will likely be disruption to existing residents during the construction period.
The works are to the roof of the existing building in close proximity of the top floor flats. This holds
potential for noise and disturbance to existing residents which is likely to be inconvenient. This would
be for a limited period however and would be permanent change. Due to the temporary nature,
construction noise is not typically an issue which would warrant the refusal of planning permission.
The eventual contractor will likely be aware of the sensitivity of this type of construction and would be
expected to take measures in order to limit and reduce the effects to existing occupiers. Impacts
associated with construction works can be managed through submission of site specific Construction
Management Plan and Construction Environmental Management Plan. As examples, these
documents will be expected to include details of proposed construction hours, mitigation measures as
defined in BS 5528: Parts 1 and 2: 2009 Noise and Vibration Control on Construction and Open Sites,
control measures for dust and other air-borne pollutants taking into account any local resident who
may have a particular susceptibility to air-borne pollutants, procedures for maintaining good public
relations with neighbours, details of a complaints procedure, maintaining a complaints register and
effective close out of all issues, Considerate Constructors Scheme status, regular meetings with local
businesses and residents affected by works and details of timing of deliveries to and from the site.
The Local Planning Authority recognises the inconvenience of construction noise and activity and will
seek to manage this by attaching conditions to any eventual prior approval. This is not a matter which
would warrant prior approval being withheld however.
Turning to the impact to amenity at neighbouring properties, the nearest neighbouring property to the
building is 27 Grange Park. This is a two storey house which is adjacent to the eastern end of the
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building. Approximately 16m separates Grange Court from 27 Grange Park. The rear of this property
faces south and Grange Court is located due west of the neighbouring property. The orientation is
such that the extended building would only impact light late in the day. The neighbouring property
does not include primary windows within this side of the building, with these located to the north and
south of the building. The main aspects to the north and south would not be impacted by the
extension to Grange Court. There would be sufficient separation (minimum 16m) to ensure the
extension avoided unduly enclosing the neighbouring property. No windows are proposed within the
eastern end elevation. Overlooking towards this property would therefore not be possible. Overall, it is
found that the proposed extension would avoid significant change to amenity and living conditions
experienced at 27 Grange Park. The impact to this neighbouring property is found to be acceptable.
15 Grange Park is adjacent to the south east of the building. This is a two storey house with the front
facing south and the rear facing north. The extension to Grange Court would therefore be to the north
west of the rear of this site. There is approximately 43m between the nearest point of Grange Court
and 15 Grange Park. Due to the position of the extension to the north west of the neighbouring
property and the large distance between the buildings, the proposed extension would not cause any
material difference in daylight conditions or in terms of outlook. Some views towards this property
would be possible from south facing windows however the angles would be oblique and views would
not be direct. The separation distance is also very significant, around 40m which is double the
minimum level typically acceptable between directly facing windows. In addition to the presence of
large trees at the boundary, this would prevent overlooking and a harmful loss of privacy. The
proposed extension would not result in significant harm to amenity and living conditions experience at
15 Grange Park. The impact to this neighbouring property is found to be acceptable.
27 Grange Court Road is located to the south of the site. There is a minimum of approximately 40m
between Grange Court and the southern boundary with 27 Grange Court Road. The neighbouring
house is situated perpendicular to Grange Court so the front of Grange Court faces the northern side
of the neighbouring house. As the extension would be located to the north of 27 Grange Court Road,
it would not cause any loss of daylight to this property. The separation distance is also high which
would confirm this. Additional windows are proposed at third and fourth floor levels within Grange
Court which would face 27 Grange Court Road. Again however, the separation distance (around 40m)
is such that the neighbouring site including its rear garden would not experience a harmful loss of
privacy. The proposed extension would not result in significant harm to amenity and living conditions
experience at 27 Grange Court Road. The impact to this neighbouring property is found to be
acceptable.
To the north and west, Grange Court is adjacent to Red Maids' High School with the Infant & Junior
School located to the west and the High School situated to the north. As these are not residential, the
impact to amenity of these neighbouring premises is less significant. The proposed extension would
not harmfully impact use of these adjacent sites for educational purposes. Some concerns have been
raised regarding the potential for overlooking of the playing fields and playgrounds of the adjacent
schools. However under normal circumstances this would not be harmful. Any suspicious or sinister
overlooking or activity should be reported to the police and is not a matter which the planning system
exists to control. Prior approval cannot be withheld on this basis.
Overall, subject to conditions to manage the impact of construction, the impact of the proposed
extension to the amenity of existing residents and neighbouring premises is found to be acceptable.
Prior approval should be given on this ground.
(h)

Whether because of the siting of the building, the development will impact on a
protected view

This impact relates to protected views which are identified in the Directions Relating to Protected
Vistas dated 15 March 2012(a) issued by the Secretary of State. This relates only to The London View
Management Framework (LVMF) which legally protects key views of London from parks or other well-
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used public spaces that help define London. This does not include any protected views within the City
of Bristol. Consequently, the impact of the development in this regard is acceptable and prior approval
cannot be withheld on this ground.
COMMUNITY INFRASTRUCTURE LEVY
Some new developments granted planning permission will be liable to pay Community Infrastructure
Levy (CIL) to Bristol City Council.
CIL is payable where development comprises 100m2 or more of new build floorspace or results in the
creation of one or more dwellings.
The proposed development is estimated to generate CIL liability totalling £84,980 (plus indexation).
This is based on development comprising gross internal area of 1214m2 within the inner CIL charging
area (£70 per m2).
The applicant will be required to submit Notice of Chargeable Development to the Collecting Authority
prior to the commencement of development. The Collecting Authority will confirm full liability at that
point.
CONCLUSION
In light of the preceding assessment, the application is found to accord with all sections of Schedule 2,
Part 20, Class A of The Town and Country Planning (Permitted Development and Miscellaneous
Amendments) (England) (Coronavirus) Regulations 2020. The development qualifies as permitted
development under the terms of this legislation. The Local Planning Authority has considered the
issues which require its prior approval. Following review, it is found that subject to conditions, the
impact of development would be acceptable. It is therefore recommended that prior approval is given,
subject to the conditions beneath.
RECOMMENDED
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Introduction
1.1

This Technical Note (TN) has been prepared by Transport Planning Associates (TPA) on behalf of ERE
LLP in support of a proposed development at 1-21 Grange Court, Grange Court Road, Westbury on
Trym.

1.2

The proposal comprises the provision of two additional floors to the existing residential flat complex
in order to accommodate 14 three bed flats.

1.3

Bristol City Council (BCC) Transport Development Management (TDM) have requested in their
response dated 7th October 2020 that a parking survey is undertaken at the site in accordance with
BCC’s adopted parking survey methodology. In addition, it has been requested that a parking survey
is undertaken at school peak times, between 1515 and 1545.

1.4

The purpose of this TN is to summarise the results of the parking surveys undertaken by TPA. This TN
also forecasts parking demand associated with the proposed development. It is concluded that the
parking demand forecast to be generated by the proposed development can be accommodated onstreet.
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Parking Demand
2.1

The proposed redevelopment comprises 14 three bed residential flats.

2.2

In order to forecast parking demand associated with the development proposal, Census 2011 car
ownership data (Dataset LC4416EW) for the MSOA (E02003017 : Bristol 006) within which the site is
located has been analysed.

2.3

This approach to forecasting parking demand was used by TPA in support of a redevelopment at the
Princess of Wales public house in Bedminster, Bristol, to provide private rental accommodation (Ref:
20/01272/F). The methodology was agreed with BCC.

2.4

A summary of Census 2011 car ownership data for privately rented accommodation within Bristol 006
is provided in Table 2.1 below and a complete copy of the data is attached as Appendix A.

Table 2.1 – Census 2011 Car Ownership (Bristol 006)

Cars or Van Availability

2.5

Privately Rented Accommodation (Bristol 006)
Number of Dwellings

Percentage of Dwellings

No cars or vans in household

110

25%

1 car or van in household

232

52%

2 or more cars or vans in household

101

23%

Table 2.1 demonstrates that the majority of privately rented accommodation in Bristol 006 is
associated with one car or van, with a significant percentage operating as car-free.

2.6

The car ownership data presented in Table 2.1 has been applied to the proposed development of 14
flats. The forecast parking demand is set out in Table 2.2 below.
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Table 2.2 – Forecast Parking Demand (14 flats)

Cars or Van Availability

Percentage of Dwellings in

Number of Units in

Bristol 006

Proposed Development (14

Parking Demand

flats)

2.7

No cars or vans in household

25%

4

0

1 car or van in household

52%

7

7

2 or more cars or vans in
household

23%

3

6

Total

100%

14

13

Table 2.2 demonstrates that the proposed development of 14 privately rented flats could generate a
parking demand of 13 spaces.
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Parking Survey
3.1

BCC’s Parking Methodology guidance states that for residential developments a snapshot survey
should be undertaken between 2200 and 0000 on two separate weeknight evenings, Monday to
Thursday.

3.2

In addition, TDM have requested a parking survey is undertaken at school peak times, between 1515
and 1545 during term time, because the “roads can get congested at school peak times”.

3.3

Snapshot parking surveys were undertaken by TPA and covered a 150 metre walking distance along
Grange Court Road, to the east and west of the site entrance. The surveys adhered to BCC’s Parking
Survey Methodology and were undertaken at the following times:

3.4



2200-2230 on Wednesday 7th October;



1515-1545 on Thursday 8th October; and



2200-2230 on Thursday 8th October.

The proposed development is located in a primarily residential area. Nearby significant land uses
include Redmaid’s High Junior School, St Ursula’s School, Sacred Heart Catholic Church and Shine
Community Sports Hall.

3.5

No unusual observations regarding on-street parking (i.e. suspended parking bays, skips etc.) were
made in any of the three surveys. It was however noted that a campervan was parked in the same
position during each of the surveys.

3.6

A plan of the survey area is attached as Appendix B . The plan demonstrates the extent of the survey
area and all parking restrictions, including vehicular accesses. It is assumed that each vehicular access
is three metres in width.

3.7

As the survey area comprised a single road, Grange Court Road, which is segmented by parking
restrictions, each segment of available on-street parking has been colour coded on the plan attached
as Appendix B.
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Parking Survey Results
3.8

In accordance with BCC’s Parking Survey Methodology, a car parking space is defined as a five metre
length of kerb space. In line with this, a surveyed parked car is also assumed to occupy a five metre
length of kerb space.

3.9

The results of the evening parking survey undertaken on Wednesday 7th October 2020 between 2200
and 2230 is provided in Table 3.1 below. The approximate location of parked vehicles is shown on a
plan attached as Appendix C, supported by photographic evidence.

Table 3.1 – Wednesday 7th October 2020 (2200-2230) Parking Survey Results

Total Length (m) of
Grange Court Road

Kerb Space (Excluding

Number of Cars

Segment

Residential Accesses

Parked

and Restrictions)

Number of Available
Car Parking Spaces
(5m Length)*

Blue

104

0

21

Purple

131

3

23

Green

58

4

8

Grey

28

0

6

Orange

95

0

19

Total

416

7

76

*Figures subject to rounding.

3.10

Table 3.1 demonstrates that during the survey undertaken on Wednesday 7 th October 2020 between
2200 and 2230, a total of 76 on-street car parking spaces were available within 150 metre walking
distance of the site.

3.11

The results of the school peak hour parking survey undertaken on Thursday 8th October 2020 between
1515 and 1545 is provided in Table 3.2 below. The approximate location of parked vehicles is shown
on a plan attached as Appendix D, supported by photographic evidence.
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Table 3.2 – Thursday 8th October 2020 (1515-1545) Parking Survey Results

Total Length (m) of
Grange Court Road

Kerb Space (Excluding

Number of Cars

Segment

Residential Accesses

Parked

and Restrictions)

Number of Available
Car Parking Spaces
(5m Length)*

Blue

104

11

10

Purple

131

12

14

Green

58

6

6

Grey

28

5

0

Orange

95

4

15

Total

416

38

45

*Figures subject to rounding.

3.12

Table 3.2 demonstrates that during the survey undertaken on Thursday 8 th October 2020 between
1515 and 1545, a total of 45 on-street car parking spaces were available within 150 metre walking
distance of the site.

3.13

The results of the evening parking survey undertaken on Thursday 8 th October 2020 between 2200
and 2230 is provided in Table 3.3 below. The approximate location of parked vehicles is shown on a
plan attached as Appendix E supported by photographic evidence.

Table 3.3 – Thursday 8th October 2020 (2200-2230) Parking Survey Results

Total Length (m) of
Grange Court Road

Kerb Space (Excluding

Number of Cars

Segment

Residential Accesses

Parked

and Restrictions)

Number of Available
Car Parking Spaces
(5m Length)*

Blue

104

0

21

Purple

131

3

23

Green

58

4

8

Grey

28

0

6

Orange

95

0

19

Total

416

7

76

*Figures subject to rounding.
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Table 3.3 demonstrates that during the survey undertaken on Thursday 8 th October between 2200
and 2230, a total of 76 on-street car parking spaces were available within 150 metre walking distance
of the site.

Parking Survey Summary
3.15

The weeknight parking surveys undertaken between 2200 and 2230 demonstrated minimal on-street
parking, with approximately 76 free spaces available. The survey undertaken between 1515 and 1545
during the school peak hour demonstrated higher on-street parking demand, however, approximately
45 on-street parking spaces were available. It is therefore concluded that the forecast parking demand
generated by the proposed development can be accommodated on-street.
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Conclusion
4.1

This TN has been prepared by TPA on behalf of ERE LLP Ltd in support of a proposed development at
1-21 Grange Court, Grange Court Road, Westbury on Trym.

4.2

This TN has summarised the results of parking surveys undertaken by TPA in the vicinity of the
proposed development, as requested by BCC TDM. The parking surveys have adhered to BCC’s Parking
Survey Methodology guidance.

4.3

Through analysis of 2011 Census data, this TN has demonstrated that the proposed development,
which will provide 14 private rental flats, could generate a parking demand of 13 spaces.

4.4

Parking surveys were undertaken on Wednesday 7th October 2020 and Thursday 8th October 2020
between 2200 and 2230. A parking survey was also undertaken on Thursday 8th October between 1515
and 1545. The surveys recorded an on-street parking availability of 76, 76 and 45 spaces respectively.

4.5

It is concluded that there is sufficient on-street parking availability to accommodate the parking
demand generated by the proposed development.
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Appendix A

LC4416EW - Tenure by car or van availability by number of usual residents aged 17 or over in household
ONS Crown Copyright Reserved [from Nomis on 7 October 2020]
population
All households
units
Households
date
2011
area type
2011 super output areas - middle layer
area name
E02003017 : Bristol 006
All categories: Number of usual residents aged 17 or over in household
no of usual residents in households
Private rented
or living rent
free
443
All categories: Car or van availability
No cars or vans in household
110
1 car or van in household
232
101
2 or more cars or vans in household
Cars or Vans

In order to protect against disclosure of personal information, records have been swapped between different geographic areas. Some counts will be affected, particularly small counts
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Appendix B

Reproduced from Ordinance Survey Superplan Data with the permission of The Controller of Her
Majesty’s Stationrey Office, Crown Copyright – Licence No. AL 100034021
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Appendix C

Reproduced from Ordinance Survey Superplan Data with the permission of The Controller of Her
Majesty’s Stationrey Office, Crown Copyright – Licence No. AL 100034021
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