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SITE DESCRIPTION AND APPLICATION
The application relates to a vacant public house located on the northern side of Fulford Road. The
application proposes the change of use of the property to create two House in Multiple Occupation
(HMO) uses, each with 11 bedrooms (22 bedrooms in total), with the provision of a single-storey rear
extension as part of the development proposal.
See plans and supporting documents for full details.

RELEVANT HISTORY
There is no relevant planning history at the application site.
It is noted that a small shop is being run from the premises, although there is no planning history
relating to this use.

RESPONSE TO PUBLICITY AND CONSULTATION
Consultation was undertaken via site and press notices, along with letters sent to surrounding
properties. 112 written responses were received in response to public consultation, raising concerns
that can be summarised as follows:
Principle (refer to Key Issues A and B)
o
There is a lack of local amenities/community uses - please retain the pub
o
Only one pub would remain in the area if this pub was lost (many others have already been
lost)
o
The pub is a hub for the community
o
The closure of the pub would be welcomed, but the site should provide something better for
the community
o
The site should be used for affordable housing and/or community space and/or local
businesses
o
The plot of land could be put to much better use, such as family homes
o
The proposal is out of character for the area
Amenity (refer to Key Issue C)
o
Overlooking of surrounding properties
o
Noise and disruption during construction
o
Cramped poor quality accommodation for future residents
o
Increased noise nuisance and crime
Safety and security (refer to Key Issue D)
o
There are already problems locally related with drugs, fighting and stealing
o
HMO would add to existing crime/anti-social behaviour issues in the area
o
Personal safety concerns if the development were to go ahead
Highways (refer to Key Issue E)
o
Increased pressure for on-street parking
Sustainability (refer to Key Issue G)
o
The proposal lacks adequate consideration of sustainability
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Other
o
Increased pressure on local services, eg GP's
o
Concerns of the type of people that would live there
o
Proposal will devalue surrounding properties
The various points raised will be discussed within the key issues section of this report.
Councillor Kerry Bailes has commented as follows:
HMO's only benefit the landlord and not the wider community. They are often rented out at
extortionate rents to those who can least afford it. The only truly affordable housing on the rental
market is council housing. If this pub closes it's doors for good, Hartcliffe will be left with just 1 drinking
establishment. Enough has now been taken away from the residents. We need places to socialise as
much as we need truly affordable council housing.
We already have enough vulnerable people housed in inadequate housing in Hartcliffe and local
services are stretched, even more so due to the pandemic. HMOs are rented out at extortionate rents
to those who can least afford it, rooms are tiny and quality of life is low for residents and the only
person that benefits are the landlord. If this pub closes it means that we are left with only 1 none feepaying drinking/entertainment establishment. What we need is a public house where families can take
their children, enjoy entertainment and socialize. We have already lost so many pubs in the area; we
can't lose any more, none of the local drinking establishments serves hot, healthy meals, we need to
keep the community going long after the pandemic has ended. Taking away this much-loved pub not
only demoralizes the community spirit but set a precedent that we have no choice in the future of our
community. We must ensure that the community is involved in this process. I have lived in Withywood
& Hartcliffe all of my life and want to see the pub improved, kept as an entertainment establishment
and pub. If refurbished to a high standard, with the right management, the community could benefit
from a pub for all residents, a place where children could have a meal with their parents and wider
family. An entertainment venue where people from around the city could enjoy an evening out.
The Police Crime Reduction Officer has commented as follows (22.07.21):
I am a Crime Prevention Design Advisor (CPDA) with a responsibility for Crime Prevention Through
Environmental Design (CPTED) projects within the Bristol area. As a Constabulary we offer advice
and guidance on how the built environment can influence crime and disorder.
Paragraphs 91, 95 and 127 of the National Planning Policy Framework (adopted February 2019)
require crime and disorder and fear of crime to be considered in the design stage of a development.
Other paragraphs such as 8, 104, 106, 110, and 117 also require the creation of safe environments
within the context of the appropriate section.
The Bristol Development Framework Core Strategy (adopted June 2011) states that one of the
overarching issue for ensuring a sustainable future is reducing the opportunity for crime.
Bristol Local Plan - Site Allocations and Development Management Policies - (Adopted July 2014)
section DM28: Public Realm states that Development should create or contribute to a safe, attractive,
high quality, inclusive and legible public realm that contributes positively to local character and identity
and encourages appropriate levels of activity and social interaction. Section 4 adds that development
will be expected to: Reduce crime and fear of crime by creating a well-surveyed public realm that is
well managed and cared for;
Below I have shown recorded crime for the period of 12 months (01.07.20 - 01.07.21) for an area of
400 x 400 metres centred on the site.
Type Incident Count
ASB 207
Violence Against The Person
Public Order Offences
45

86
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Arson and Criminal Damage 29
Theft 9
Vehicle Offences
6
Sexual Offences
6
Miscellaneous Crimes Against Society
Drug Offences
4
Robbery
4
Burglary
3
Incident Report - Safeguarding
1
Theft of a pedal cycle 1
Crime Related Incident
1
Non Recordable
1
Total 408

5

I have viewed the planning application and have the following comments.
o
The gate into the rear court yard must be of robust construction devoid of finger/footholds and
be 2.1 metres in height. It must be on an access control system operated by a tag/token or card.
o
The West of England minimum rental property standards asks whether doors and windows are
in good condition and adequately secured. Products that meet the requirement of PAS24:2016
demonstrates that security has been addressed.
o
Large communal cycle parking can be vulnerable to crime. The perceived risk of bicycle theft
and criminal damage represents a significant barrier to cycling. A study conducted in 2016 identified
that 25% of participants who were victims of a bicycle theft offence 'gave up cycling' and 66% 'cycled
less'. In order to change individual's attitudes towards cycling and ensure that any increase in the rate
of cycling is not met by an increase in bicycle theft offences a change in cycle security is required.
(Cycle Safety and Security Plan 2019-2022). The cycle stands should allow the machine to be
secured in two positions, doors into the store must meet LPS 1175 or PAS24:2016 and be
incorporated into the access control system. The store must be covered by CCTV with one camera
dedicated to obtain 'identification' quality. Identification quality is defined in the document Surveillance
Camera Commissioner Buyers Toolkit.
o
Each bedroom door must have a BS8621 mortice lock, spy hole and door chain.
o
Each bedroom must have a robust, immovable and lockable piece of furniture to secure
valuables. Ground floor windows must have window locks.
o
Communal mailboxes must meet TS 009 standard.
o
Management practices must include the West of England Homes in Multiple Occupation
licence conditions.
The City Council Housing Services Officer (licensing) has commented as follows (06.10.21):
These look fine in terms of amenities and room sizes from a licensing point of view, Building regs will
advise on fire precautions but the layout looks like there's a safe means of escape from all bedrooms.
The City Council Pollution Control Officer has commented as follows:
It would appear likely that being in residential use the premises would cause less disturbance to local
residents than the previous public house. As it is probable that the property can be suitably managed
and there are provisions under the housing acts to require this I therefore have no objection to the
application.
I would however ask that the following advice be placed on any approval.
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Advice
Due to the proximity of existing noise sensitive development and the potential for disturbance arising
from contractors' operations, the developers' attention is drawn to Section 60 and 61 of the Control of
Pollution Act 1974, to BS 5528: Parts 1 and 2: 2009 Code of practice for noise and vibration control
on construction and open sites and the code of practice adopted by Bristol City Council with regard to
"Construction Noise Control". The hours that are usually allowed for construction or demolition works
that are audible at any residential property to be carried out are 8.00 to 18.00 Monday to Friday and
8.00 to 13.00 Saturdays. Further information can be obtained from Pollution Control, Bristol City
Council pollution@bristol.gov.uk
I would confirm that I am happy with the proposed management plan which gives a good indication
that the property will be suitably managed which should in turn help to minimise any disturbance to
nearby residents. This therefore endorses my previous comments of no objection to this application.
The City Council Highways Officer has commented as follows (14.01.22):
Principle
Transport Development Management (TDM) has been consulted about the change of use of a public
house to two 11-bed House in Multiple Occupation (HMO).
Car Parking
Following TDM's initial comments the applicant has submitted a car parking survey of the surrounding
area and likely car ownership calculation of the development.
TDM raise concerns regarding the parking survey itself and the assumptions in respect to the total
number of parking spaces within the study area. This is due to the prevalence of footway parking
demonstrating the inability of the carriageway to safely accommodate on street parking on both sides
of the carriageway due to its narrow width (as assumed within the parking survey Figure 1.1). BCC do
not promote footway parking as this leads to the deterioration of the pedestrian network and
experience. This therefore reduces the available number of on street parking spaces.
Moving onto the car ownership calculation this is in line with Bristol's general HMO car ownership
level of 0.4 cars per bedroom. Based on a 0.5 calculation the development would be expected to
generate the requirement of 11 cars. Based on the 7 provided on site only 4 car parking spaces would
need to be found on street.
To conclude this section TDM are content that the remaining four parking spaces predicted to be
required could be safely provided on street even when considering the lower total number of on street
parking spaces in the locality and therefore would not consider the application to be contrary to
chapter 9 of the NPPF or policy DM23 of the Bristol Local Plan in respect to vehicular parking.
Cycle Parking
The cycle storage is a 1:1 ratio of bedrooms to cycle spaces. This quantum is considered acceptable.
The design is acceptable, please note the storage must be secure and lockable.
Waste
In line with TDM's initial comment the applicant has provided a door/gate which is directly accessible
to the adopted highway to enable refuse operatives can collect waste in-situ. No further concerns are
raised.
Recommendation
TDM recommend approval of the application subject to conditions [suggested conditions have been
added to the list of conditions at the end of this report].
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The City Council Land Contamination Officer has commented as follows (08.09.21):
The planning application has been reviewed in relation to land contamination. The proposed
development is sensitive to contamination but is situated on land not thought to have been subject to
a potentially contaminating land use. In light of this and the small nature of the development, the
following condition is recommended:
Reporting of Unexpected Contamination

RELEVANT POLICIES
Managing the development of houses in multiple occupation SPD - November 2020
National Planning Policy Framework – July 2021
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocations and Development
Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan
(Adopted March 2015) and (as appropriate) the Old Market Quarter Neighbourhood Development
Plan 2016 and Lawrence Weston Neighbourhood Development Plan 2017 and the Hengrove and
Whitchurch Park Neighbourhood Development Plan 2019.
In determining this application, the Local Planning Authority has had regard to all relevant policies of
the Bristol Local Plan and relevant guidance.

KEY ISSUES
(A) LOSS OF EXISTING USES
Section 8 of the National Planning Policy Framework (2021) addresses the issue of 'Promoting
Healthy Communities'. At paragraph 92 it is specified that 'the planning system can play an important
role in facilitating social interaction and creating healthy, inclusive communities.' It is stated, at
paragraph 93, that 'to deliver the social, recreational and cultural facilities and services the community
needs, planning policies and decisions should:
- 'plan positively for the provision and use of shared spaces, community facilities (such as local shops,
meeting places, sports venues, open space, cultural buildings, public houses and places of worship)
and other local services to enhance the sustainability of communities and residential environments;
- guard against the unnecessary loss of valued facilities and services, particularly where this would
reduce the community's ability to meet its day-to-day needs'
Policy BCS12 of the Core Strategy (2011) states that existing community facilities should be retained,
unless it can be demonstrated that there is no longer a need to retain the use or where alternative
provision is made. In such cases the Council will need to assess the loss in terms of the social,
economic and physical impact on the local community and the harm caused to the level of community
provision in the area.
In terms of whether a pub is considered to be a community facility, the supporting text to Policy
BCS12 states the following:
"The term Community facilities is wide-ranging and can include community centres and childcare
facilities, cultural centres and venues, places of worship, education establishments and training
centres, health and social care facilities, sport and recreation facilities and civic and administrative
facilities. It may also include other uses whose primary function is commercial but perform a social or
community role i.e. sport, recreational and leisure facilities including local pubs. Such services and
facilities provide a focus for local people, helping to promote better personal contact between groups
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and individuals and generating community spirit and a sense of place. Together, they are essential to
the quality of life of people living and working in Bristol and can help to reduce levels of depravation
and social exclusion and improve health and wellbeing."
Policy DM5 specifies that proposals involving the loss of community facilities (including pubs) land or
buildings will not be permitted unless it is demonstrated that:
i. The loss of the existing community use would not create, or add to, a shortfall in the provision or
quality of such uses within the locality or, w here the use has ceased, that there is no need or demand
for any other suitable community facility that is willing or able to make use of the building(s) or land; or
ii. The building or land is no longer suitable to accommodate the current community use and cannot
be retained or sensitively adapted to accommodate other community facilities; or
iii. The community facility can be fully retained, enhanced or reinstated as part of any redevelopment
of the building or land; or
iv. Appropriate replacement community facilities are provided in a suitable alternative location.
Policy DM6 in the Site Allocations and Development Management Policies (2014) further states that
proposals involving the loss of established public houses will not be permitted unless it is
demonstrated that:
i.
ii.

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

Loss of the Public House
When considering reasonable alternative provision within a locality, it is considered that alternative
premises must be within walking distance. To determine what a reasonable walking distance is,
Bristol City Council takes its cues from the Providing for Journeys on Foot guidance published by the
Chartered Institute of Highways and Transport. This document considers a reasonable walking
distance to be 1200m (0.746 miles) or a 15 minute walk.
Within the information submitted in support of the application, the developer's team has identified the
following pubs which they consider to be within reasonable walking distance of the site:
o
o
o
o
o
o
o
o
o
o

St Bernadette's RFC, 0.2 miles
Hartcliffe Inn, 0.5 miles
Wessex Flyer, 0.9 miles
Queens Head, 1.1 miles
The Tythings, 1.2 miles
Bishopsworth Royal British Legion, 1.2 miles
The Maytree, 1.3 miles
John Harvey Arms, 1.4 miles
Shield and Dagger, 1.6 miles
The Whitchurch, 1.7 miles

Of these identified drinking establishments, only two fall within the reasonable walking distance as
defined within the Journeys on Foot guidance cited above, with one being a Public House (The
Harcliffe Inn) and another being a sports club with associated bar facilities (St Bernadette's RFC).
The other establishments fall outside what is considered a reasonable walking distance, and in many
cases there is the additional barrier of routes segregated by major arterial roads, which would further
hinder access to cited public houses. Contrary therefore to the assessment provided by the
developers team, it is considered that there is not a good level of alternative pub provision locally.
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Given the location of the site and the lack of alternative provision in the locality within a reasonable
walking distance, it is considered that criterion (ii) of Policy DM6 cannot be met and as such it is for
the Applicant to demonstrate that the public house is no longer economically viable to justify its loss.
A viability report was submitted as part of the application, along with details of marketing of the
property. The submitted viability report expresses that the pub is not a viable operation, with average
net profits, based on the last 3 years of trading (2018-2020) being £11,858 per annum before the
landlord has taken a salary/dividend from the business, with this level of profit failing to meet the
national minimum wage.
The pub has also been marked, on an offers invited basis, with marketing commencing in July 2020,
and remaining on the market at the present time (November 2021 at the time of writing this report).
The premises have been marketed on a number of property websites, including Rightmove
commercial, and the James A Baker website. Sales particulars were circulated; a targeted mailshot
(including to licensed trade operators) was undertaken, and; a for-sale board was erected at the site.
Only one offer has been received during the marketing period, which was from a developer looking to
convert to residential use, with the offer of £250k rejected as it was considered too low. No pub
operators have expressed an interest in taking the premises on.
The viability report submitted, in tandem with the marketing information, expresses that the pub is not
a viable operation and is not attractive to other public house operators, with no realistic prospect of
another public house operator coming forward and resuming the lawful use of the site. On the basis
of this information, criterion (i) of policy DM6 is also considered to be met, and as such the principle of
the loss of the pub can be considered acceptable in principle in planning policy terms.
Loss of a Community Facility
As expressed within the supporting text to policies BCS12 and DM5, public houses can be considered
community facilities, and provide a focus for local people, helping to promote better personal contact
between groups and individuals and generating community spirit and a sense of place. It is noted that
Fulford House is not included on the BCC list of registered assets of community value, however the
pub may be considered a community facility none the less.
Whilst the assessment above has concluded that the loss of the pub use can be supported in
principle, consideration of alternative community uses needs to be undertaken in accordance with
policy DM5.
In addition to the two nearby drinking establishments previously identified, taking the 1200 metres (15
minute walk) radius previously referred to, other community facilities nearby include (this is not
necessarily an exhaustive list):
Sports Facilities:
St Bernadette's RFC;
Wilmott Park Bowls Club;
Hartcliffe Bicycle Pump Track;
Bristol Gymnastics Centre;
Hengrove Leisure Centre;
Merchants Academy Sports Centre;
Six children's play areas;
Various Parks and Open spaces (including Willmott Park and Hartcliffe Millenium Green;
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Community Centres:
Symes Community Centre;
Gatehouse Centre;
Other Community uses:
Hartcliffe Community Farm;
Hartcliffe Library;
Education:
Hartcliffe Nursery;
Hartcliffe Childrens Centre;
Fair Furlong Primary School;
Merchants Academy;
Bridge Learning Campus;
Hareclive E-ACT academy;
Hartcliffe Secondary School;
Health and social care:
South Bristol Community Hospital;
Hartcliffe dental practice;
Places of worship:
St Andrews Church;
Hartcliffe Methodist Church;
It is acknowledged that the above list of community facilities is wide ranging, with many such uses not
comparable with a public house, however it must be recognised that policies BCS12 and DM5
consider community facilities as a range of uses. There are a range of community uses within walking
distance of the application site, and even when considering leisure and recreational uses only, there is
considered to be a reasonable offer within walking distance.
In addition to the range of community facilities identified locally, the marketing exercise undertaken
has not led to any offers from alternative operators for alternative community use, such that it may be
considered that there is no need or demand for any other suitable community facility that is willing or
able to make use of the building(s) or land.
On the basis of the above it is considered that the policy tests of BCS12 and DM5 are met, and that
alternative (non-community) uses of the site may be considered.
Loss of Shop
There is an existing shop operating from the site. There is no planning history relating to the shop unit
and as such it is unclear whether the shop use is lawful. Prior to changes to permitted development, it
would have been possible to change use from the former A4 use class (eating and drinking
establishments) to A1 (retail use). It may however be that the shop use commenced after the relevant
PD changes. Evidence was requested during the course of the application in relation to when the
shop commenced trading, however no such information has been provided.
If the shop is lawful (this remains unclear) then the loss of the shop would need to be assessed
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against policy BCS7, which expresses that local shopping and service provision in smaller frontages
or single shops away from the identified centres should be retained where it remains viable and
provides an important service to the local community. Given the existing shopping provision within
the local shopping frontage on Fulford Road and at the nearby Symes district centre, it is considered
that the shop unit at Fulford house does not itself provide a service to the local community that is of
such value that its loss should be resisted.
Conclusion on loss of existing uses
In respect of all of the elements discussed above, it is considered that the loss of the existing uses on
the site can be supported, and alternative uses for the site be considered.
(B) PRINCIPLE OF PROPOSED HMO USE
Policy BCS18 outlines that a neighbourhood with a mix of housing tenures, types and sizes will be
more able to meet the changing needs and aspirations of its residents, through changing life stages,
household shapes and sizes or changes in income. Providing greater housing choice increases the
opportunities for households to remain within their communities and promotes social equality and
inclusion by easing geographical constraints on the search for appropriate homes. Conversely, an
excess of single forms of dwelling will gradually limit housing choice or harmfully erode the mix and
balance of a community.
Policy BCS20 states that new development will maximise opportunities to re-use previously
developed land.
Policy DM2 relates to specialist housing, including HMOs, and does not permit new HMOs or the
intensification of existing HMOs where development would create or contribute to a harmful
concentration within a locality. The policy identifies a harmful concentration as a worsening of existing
harmful conditions or a change to the housing mix that reduces housing choice. This policy is
supported by the HMOs SPD (2020).
The supporting text to the policy provides further detail on when harmful concentrations are likely to
arise. This is where issues associated with HMOs cumulatively result in detrimental effects on the
qualities and characteristics of a residential area. The supporting text also states that assessments
should consider impacts at street, neighbourhood and ward levels.
A harmful concentration can arise at a localised level when an existing dwelling is sandwiched
between two HMOs. This can intensify impacts on individual households even if few HMOs exist
locally and create an imbalance between HMOs and other housing at a street level. A harmful
concentration can arise when HMOs exceed a certain proportion of the dwelling stock in any given
neighbourhood. In accordance with the HMO SPD, proposals for intensification of existing HMOs are
unlikely to be consistent with Local Plan policy where 10% or more of the total housing stock is
already occupied as houses in multiple occupation. There are currently no licensed HMOs within a
100m radius of the site. This proposal would result in 2.3% HMOs (2 properties out of 87) with a 100m
radius of the site. As such, there is not an over proliferation of shared multiple occupant
accommodation locally.
The proposed development would not result in the loss of any other type of residential
accommodation, and would add a pair of HMOs that would in total provide 22 bedrooms of residential
accommodation. The proposed development would provide a housing type which is not prevalent
within the local area, and on that basis the development would diversity the housing mix and balance
within the area.
In land use terms, the principle of development is therefore considered acceptable. Interrelated
issues, including in relation to residential amenity and highways matters will also need to be
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satisfactorily addressed, which will be discussed within the key issues to follow.
(C) RESIDENTIAL AMENITY
Policy BCS21 expects development to safeguard the amenity of existing development and create a
high quality environment for future occupiers. Policy DM2 requires development to provide a good
standard of accommodation by meeting relevant requirements and standards and not adversely
impacting neighbouring amenity. Policy DM30 expects alterations to existing buildings to safeguard
the amenity of the host premises and neighbouring occupiers. Policy BCS23 expresses that
development should be designed and sited in such a way to avoid adversely impacting upon
environmental amenity, including in relation to noise. Policy DM35 expects development to safeguard
surrounding uses from noise, as well as providing mitigation where necessary to ensure that proposed
development is safeguarded from existing noise sources.
a)

Existing Occupiers

The application is supported by the provision of a premises management plan, which provides advice
to tenants for being good neighbours and sets out expectations and procedural matters, including in
relation to complaints procedures and actions to be linked with clauses within tenancy agreements.
The BCC Pollution Control Officer has confirmed that they have no objection to the proposal when
considering issues of potential disturbance to nearby residents.
Concern was raised during the course of the application regarding the potential informal use of the flat
roofed areas as a raised amenity space by residents, which would be unacceptable when considering
overlooking impacts upon surrounding occupiers. Amendments were provided as a result that provide
screening to the existing external stair/gantry and prevent access to the flat roof areas, and would be
acceptable in overcoming this issue. A condition is recommended to ensure the provision and
retention of this screening.
The scale and positioning of the single-storey extension proposed, which would replace the existing
ramshackle smoking shelter, would not result in overbearing or overshadowing impacts upon
surrounding properties by virtue of its positioning and low-lying nature.
b)

Future Residents

The BCC Licencing team has been consulted with regard to the proposal and has confirmed that the
standard of accommodation meets licensing standards requirements in terms of space standards,
layout and facilities provided.
The proposed development would benefit from communal outdoor amenity space, off-street parking,
secure cycle storage, and refuse/recycling storage. The site is also located close to shops, services
and public transport links.
On the basis of the above, and subject to the imposition of relevant planning conditions, the proposal
is considered acceptable in residential amenity terms.
(D) SAFETY AND SECURITY
Paragraph 92(b) of the NPPF (2021) states that planning policies and decisions should aim to achieve
healthy, inclusive and safe places which are safe and accessible, so that crime and disorder, and the
fear of crime, do not undermine the quality of life or community cohesion. Local plan policies BCS21,
DM27, DM29 include consideration of safety and security.
The application site is located with an area which suffers from crime and disorder. Within public
comments received as a result of consultation on the application, it was expressed that the public
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house was previously a hub for crime and anti-social behaviour, with some local residents pleased
that the pub closed. A significant number of objections however also raised concern of the proposed
HMO use, and associated transient residents, being likely to result in increased crime and ant-social
behaviour
The Police were consulted in relation to the proposal. As can be seen within the consultation
responses above, the Police Crime Reduction Officer has not objected to the proposed development.
A number of measures have however been expressed as necessary, as follows:
o
The gate into the rear court yard must be of robust construction devoid of
finger/footholds and be 2.1 metres in height. It must be on an access control system operated by a
tag/token or card.
o
Doors and windows that meet the requirement of PAS24:2016
o
Ground floor windows must have window locks.
o
The cycle stands should allow bicycles to be secured in two positions, doors into the
store must meet LPS 1175 or PAS24:2016 and be incorporated into the access control system. The
store must be covered by CCTV with one camera dedicated to obtain 'identification' quality.
o
Each bedroom door must have a BS8621 mortice lock, spy hole and door chain.
o
Each bedroom must have a robust, immovable and lockable piece of furniture to secure
valuables.
o
Communal mailboxes must meet TS 009 standard.
o
Management practices must include the West of England Homes in Multiple Occupation
licence conditions.
The above measures can be secured by condition if planning permission is granted.
(E) HIGHWAYS AND SERVICING
Core Strategy policy BCS10 sets out a transport hierarchy for the design of developments, and
expresses that development should be located where sustainable travel patterns can be achieved;
should minimise the need to travel; and maximise opportunities for the use of walking, cycling and
public transport. It is also expressed that developments should be designed and located to ensure
the provision of safe streets.
Policy DM23 expresses that development should not give rise to unacceptable traffic conditions and
will be expected to provide: safe and adequate access onto the highway network; adequate access to
public transport; transport improvements where necessary; adequate provision for pedestrians and
cyclists. The policy also requires the provision of adequate servicing facilities, and safe accessible
and usable parking in accordance with the parking standards schedule. Policy DM2 expresses hat
HMO's will not be permitted where there would be resultant levels of on-street parking that cannot be
reasonably accommodated or regulated through parking control measures. Policy DM32 requires
adequate refuse and recycling provision in new development.
The proposal includes the provision of 7 car parking spaces within the site for use by residents.
Concerns have however been raised by local residents in relation to parking pressures locally and the
increased pressure for on-street parking that would occur as a result of the proposal. BCC Transport
Development Management (TDM) Officers requested a parking survey within initial consultation
comments, and subsequently a parking survey was produced by the developer's team, which was
submitted to TDM for assessment and comment. The parking survey provided is based on a car
ownership calculation of 0.5 cars per bedroom within a HMO, which is slightly more generous than the
Bristol average of 0.4. TDM has raised concern of the proposed parking survey in that some of the
local carriageways are not of sufficient width to enable parking on both sides of the road without
pavement parking. Pavement parking cannot be advocated as acceptable and as such the locally
available on-street parking is lower than set out within the parking survey provided. Based on car
ownership levels of 0.5, a total of 11 parking spaces would be required for the development of 22
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bedrooms, with 7 provided on site and 4 further spaces therefore required on street. Even when
discounting all locations that would rely on pavement parking, the available on-parking set out within
the submitted parking survey is adequate to accommodate the additional 4 spaces required, and on
this basis the proposal can be supported on car parking grounds, as has been set out within the most
recent consultation response from TDM.
Cycle storage provision is included, with one space per bedroom, which is an acceptable level of
provision. The cycle store is shown on the submitted drawings as being fully enclosed and would be
required to be lockable and secure, which can be ensured by condition.
The refuse/recycling store is of adequate dimensions, is appropriately located, and has been
amended during the course of the application to include an access door directly onto the street to
facilitate collection without the need for refuse/recycling bins to be left out on the pavement to the front
of the property.
On the basis of the above, and subject to the imposition of relevant planning conditions, the proposal
is considered acceptable on highways and servicing grounds.
(F) DESIGN
Local plan policies BCS21, DM26, DM27, DM30 set out the design requirements that alterations to
existing buildings should achieve.
Physical alterations to the exterior of the existing building are limited to the provision of a single-storey
rear extension that would replace the existing smoking shelter in situ; the provision of solar PV panels
to the front pitch of the main roof, and; screening of the existing external staircase/landing.
The proposed single-storey rear extension would be of a similar extent to the existing smoking shelter,
with a slightly larger footprint by virtue of an increased width over that existing. The proposed flat
roofed form would accord with existing single-storey rear extensions (skittle alley, store, and smoking
shelter) such that the form proposed would accord with the character of the host property. The
location of the extension to the rear is such that this would be positioned outside the public realm and
would not impact upon street scene views.
The screening to the external stair has been introduced in order to safeguard neighbouring amenity
(as discussed within key issue C above) and is considered visually acceptable on balance given its
location to the rear of the property outside the public realm. The solar PV panels proposed to the
front pitch of the main roof are considered visually acceptable, which are increasingly a common
feature within street scene views.
An enclosed cycle store is proposed to the rear of the site, and an enclosed refuse/recycling store to
the property frontage. The detailed design of these stores can be secured by condition if planning
permission is granted.
On the basis of the above, and given the imposition of relevant planning conditions, the proposal is
considered acceptable in design terms.
(G) SUSTAINABILITY AND FLOOD RISK
Current planning policy within the adopted Bristol Development Framework, Core Strategy (2011)
requires new development to be designed to mitigate and adapt to climate change and meet targets
to reduce carbon dioxide emissions. This should be achieved, amongst other measures, through
efficient building design, the provision of on-site renewable energy generation to reduce carbon
dioxide emissions by at least 20% based on the projected residual energy demand of new buildings
and extensions to existing buildings, and for new development to mitigate against the risk of flooding.
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The approach proposed should also be supported by the provision of a sustainability statement and
an energy strategy.
A 5.4kW solar PV array is proposed as part of the development, with solar PV panels to be located on
the south-facing (front) pitch of the main roof. This would be adequate to reduce CO2 emissions from
residual energy demand by 20.17%, which accords with current policy requirements in this regard.
The application site is set within flood zone 1 and as such is at low risk from tidal and fluvial flooding.
The extent of the proposed single-storey rear extension is comparable to that of the existing structure
on site to be removed and replaced, such that any change in site run-off rates would be negligible.
On the basis of the above, and given the imposition of relevant planning conditions, the proposal is
therefore considered acceptable in relation to sustainability and flood risk issues.
(H) CONTAMINATION
Policy BCS23 expresses that in locating and designing development, account should be taken of the
impact of existing sources of noise and other pollution on the new development. DM34(i) expresses
that new development should demonstrate that any existing contamination of the land will be
addressed by appropriate mitigation measures to ensure that the site is suitable for the proposed use
and that there is no unacceptable risk of pollution within the site or in the surrounding area.
As can be seen from the Land Contamination Officer's comments above, the proposed residential end
use would be sensitive to contamination, and as such a condition is recommended regarding the
reporting and remediation of any unexpected contamination found during works.

CONCLUSION AND RECOMMENDATION
The area is not well served by public houses, and the loss of the Fulford House Public House would
leave just two drinking establishments within a 15 minute walk of the site, one of which being a Public
house (Hartcliffe Inn) and the other being a bar associated with a sports club facility (St Bernadette's
RFC). As there is not a diverse range of public house provision within the locality, in order to satisfy
policy DM6 it must be demonstrated that the public house is no longer economically viable, with the
applicant's team having submitted a commercial viability report setting out that the pub is not a viable
business, with this view evidently backed up by the lack of interest from any other commercial
operators in running the public house through the ongoing marketing campaign.
It is considered that there are other potential redevelopment options that would be of greater benefit to
the wider community, such as family housing. The scheme must be assessed however on the basis
of the proposal put forward and against local and national planning policy. The proposed HMO
accommodation would add to the variety of housing choice within the area and as a result would
diversify the housing mix within the area and provide opportunities to those who may not be able to
attain other housing options locally.
In considering the balance of issues relating to the proposal it is acknowledged that the Government's
2020 Housing Delivery Test (HDT) results indicate BCC's delivery of housing was below (less than
75%) the housing requirement over the previous 3 years. Further, the Council currently cannot
demonstrate a deliverable 5 year housing land supply. This means that the 'tilted balance' set out in
NPPF paragraph 11(d)(ii) applies. Specifically, paragraph 11 makes it clear that plans and decision
should apply a presumption in favour of sustainable development, with section (c) of this paragraph
explaining that development proposals that accord with an up-to-date development plan should be
approved without delay. However, section (d) goes on to explain that where there are no relevant
development plan policies, or where the policies which are most important for determining the
application are out-of-date, planning permission should be granted unless: (i) the application of
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policies in the NPPF that protect areas or assets of particular importance provides a clear reason for
refusing the development proposed; or (ii) any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in this NPPF taken as a
whole.
It is considered that the proposed change of use accords with current local and national policy, with
the application of the NPPF's tilted balance further evidencing that the proposed change of use can be
supported.
The proposal incorporates adequate parking and servicing facilities to serve the development and the
accommodation meets current licensing standards for HMO accommodation. Neighbouring amenity
is also considered to be adequately safeguarded.
It is therefore recommended that planning permission is granted subject to the imposition of the
planning conditions set out below.

COMMUNITY INFRASTRUCTURE LEVY (CIL)
CIL LIABILITY
The CIL liability for this development is £4150.
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 this application would not have any significant adverse impact upon
different groups or implications for the Equality Act 2010.
RECOMMENDED

GRANT subject to condition(s)

Time limit for commencement of development
1.

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

Pre commencement condition(s)
2.

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:
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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.
Reason: In the interests of the amenities of surrounding occupiers
3.

Highway Works - General Arrangement Plan
No development shall take place until general arrangement plan(s) to a scale of 1:200 showing
the following works to the adopted highway has been submitted to and approved in writing by
the Local Planning Authority:
o Resurfacing of crossover and footway along sites frontage
Prior to occupation these works shall be completed to the satisfaction of the Highway Authority
and approved in writing by the Local Planning Authority.
Reason: In the interests of public safety and to ensure that all road works associated with the
proposed development are: planned; approved in good time (including any statutory
processes); undertaken to a standard approved by the Local Planning Authority and are
completed before occupation.

4.

Site safety and security management plan
Prior to the commencement of the relevant elements, a site safety and security management
plan shall be submitted to and approved in writing by the local planning authority. The plans
shall include, but not necessarily be limited to, full details of the following:
o
The gate into the rear court yard must be of robust construction devoid of
finger/footholds and be 2.1 metres in height. It must be on an access control system operated
by a tag/token or card.
o
Doors and windows to meet the requirements of PAS24:2016.
o
The cycle stands should allow the machine to be secured in two positions, doors into
the store must meet LPS 1175 or PAS24:2016 and be incorporated into the access control
system. The store must be covered by CCTV with one camera dedicated to obtain
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'identification' quality. Identification quality is defined in the document Surveillance Camera
Commissioner Buyers Toolkit.
o
Each bedroom door must have a BS8621 mortice lock, spy hole and door chain.
o
Each bedroom must have a robust, immovable and lockable piece of furniture to
secure valuables. Ground floor windows must have window locks.
o
Communal mailboxes must meet TS 009 standard.
o
Management practices must include the West of England Homes in Multiple
Occupation licence conditions.
The development shall then be completed in full accordance with the approved details prior to
first occupation, and retained and maintained as such thereafter.
Reason: In the interests of safety and security.
Pre occupation condition(s)
5.

Energy and Sustainability in accordance with statement
The development hereby approved shall be in full accordance with the energy statement by
thermenergy, dated 12 May 2021, prior to occupation. A 20% reduction in carbon dioxide
emissions below residual emissions through renewable technologies shall be achieved.
Reason: To ensure the development incorporates measures to minimise the effects of, and
can adapt to a changing climate in accordance with policies BCS13 (Climate Change), BC14
(sustainable energy), BCS15 (Sustainable design and construction).

6.

Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on approved
plans
No building or use hereby permitted shall be occupied or the use commenced until the refuse
stores, and areas/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
these dedicated store/areas, as shown on the approved plans, or internally within the
building(s) that form part of the application site. No refuse or recycling material shall be stored
or placed for collection on the public highway or pavement, except on the day of collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general
environment, and prevent obstruction to pedestrian movement, and to ensure that there are
adequate facilities for the storage and recycling of recoverable materials.

7.

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

8.

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.
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Reason: To ensure the provision and availability of adequate cycle parking
9.

Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans
No building or use hereby permitted shall be occupied or use commenced until the car/vehicle
parking area (and turning space) shown on the approved plans has been completed and
thereafter the area shall be kept free of obstruction and available for the parking of vehicles
associated with the development. Driveways/vehicle parking areas accessed from the adopted
highway must be properly consolidated and surfaced, (not loose stone, gravel or grasscrete)
and subsequently maintained in good working order at all times thereafter for the lifetime of the
development.
Reason: To ensure that there are adequate parking facilities to serve the development
constructed to an acceptable standard.

10.

Provision and retention of screening to external stairs/gantry
The screening to the external staircase/raised gantry shall be completed in accordance with
the approved details prior to the occupation of the development hereby approved and shall be
retained and maintained as such thereafter.
Reason: To safeguard the residential amenity of surrounding occupiers from overlooking and
loss of privacy.

11.

Reporting of Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development, it must be reported immediately to the Local Planning Authority. An investigation
and risk assessment must be undertaken in accordance with the Environment Agency's 'Land
Contamination: risk management' guidance and BS 10175:2011 + A2:2017: Investigation of
Potentially Contaminated Sites - Code of Practice. Where remediation is necessary a
remediation scheme must be prepared which ensures the site will not qualify as contaminated
land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of
the land after remediation.
Following completion of measures identified in the approved remediation scheme a verification
report must be prepared, which is subject to the approval in writing of the Local Planning
Authority.
Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors. This is in line with
paragraph 170 of the National Planning Policy Framework.

Post occupation management
12.

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.
Reason: To control the level of parking on the site and to safeguard the uses of other areas.
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13.

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.

14.

Noise from plant & equipment affecting residential
The rating level of any noise generated by plant & equipment as part of the development shall
be at least 5 dB below the pre-existing background level at any time at any residential
premises.
Any assessments to be carried out and be in accordance with BS4142: 2014 Methods for
rating and assessing industrial and commercial sound
Reason: To safeguard the amenity of nearby premises and the area generally

List of approved plans
15.

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, received 15 December 2021
Location and block plan, received 20 May 2021
449FH-PLA-010 Existing basement and ground floor plan, received 20 May 2021
449FH-PLA-011 Existing first and roof plan, received 20 May 2021
449FH-PLA-021 Existing elevation, received 20 May 2021
449FH-PLA-110B Proposed basement and ground floor plan, received 15 December 2021
449FH-PLA-111B Proposed first floor and roof plan, received 23 August 2021
449FH-PLA-130A Proposed elevations, received 23 August 2021
Energy statement, received 20 May 2021
Viability report (updated), received 2 August 2021
Reason: For the avoidance of doubt.

Advices
1

Due to the proximity of existing noise sensitive development and the potential for disturbance
arising from contractors' operations, the developers' attention is drawn to Section 60 and 61 of
the Control of Pollution Act 1974, to BS 5528: Parts 1 and 2: 2009 Code of practice for noise
and vibration control on construction and open sites and the code of practice adopted by
Bristol City Council with regard to "Construction Noise Control". The hours that are usually
allowed for construction or demolition works that are audible at any residential property to be
carried out are 8.00 to 18.00 Monday to Friday and 8.00 to 13.00 Saturdays. Further
information can be obtained from Pollution Control, Bristol City Council
pollution@bristol.gov.uk
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2

Minor Works on the Public Highway
The development hereby approved includes the carrying out of work on the adopted highway.
You are advised that before undertaking any work on the adopted highway you must enter into
a highway agreement under Section 278 of the Highways Act 1980 with the council.
You will be required to pay fees to cover the council's costs in undertaking the approval and
inspection of the works. Contact the Highway Authority's Transport Development Management
Team at transportDM@bristol.gov.uk
NB: Planning permission is not permission to work in the highway. A Highway Agreement
under Section 278 of the Highways Act 1980 must be completed, the bond secured and the
Highway Authority's technical approval and inspection fees paid before any drawings will be
considered and approved.

3

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.

4

Excavation Works on the Adopted Highway
The development hereby approved includes the carrying out of excavation works on the
adopted highway. You are advised that before undertaking any work on the adopted highway
you will require a Section 171 (Excavation) Licence from the Highway Authority which is
available at www.bristol.gov.uk/highwaylicences

5

Street Name and Numbering
You are advised that to ensure that all new properties and streets are registered with the
emergency services, Land Registry, National Street Gazetteer and National Land and Property
Gazetteer to enable them to be serviced and allow the occupants access to amenities
including but not limited to; listing on the Electoral Register, delivery services, and a registered
address on utility companies databases, details of the name and numbering of any new
house(s) and/or flats/flat conversion(s) on existing and/or newly constructed streets must be
submitted to the Highway Authority.
Any new street(s) and property naming/numbering must be agreed in accordance with the
Councils Street Naming and Property Numbering Policy and all address allocations can only
be issued under the Town Improvement Clauses Act 1847 (Section 64 & 65) and the Public
Health Act 1925 (Section 17, 18 & 19). Please see www.bristol.gov.uk/registeraddress
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Confidentiality
This Report has been prepared in connection to a planning application for premises known as the
Fulford House, Bristol. The contents are confidential and are not to be divulged to third parties,
nor reproduced in whole or in part, without the permission of James A Baker and the client.
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1.00

Instruction

1.01

I have been instructed by Mr Clive Milkins (current owner) to provide an opinion as
to the long term viability of the Fulford House in relation to a proposed planning
application for a change of use of the existing public house into residential
accommodation.

1.02

I, Jack Samuel Sinclair, am a Member of the Royal Institution of Chartered
Surveyors and an RICS Registered Valuer. I hold a degree in Real Estate from the
University of the West of England. I am a Chartered Surveyor and Director of
James A Baker with around eight years’ experience and specialise in dealing with
a wide range of property matters relating to licensed property.

1.03

Established in 2000, James A Baker is a national firm of Chartered Surveyors in
the licensed, leisure and commercial sectors of the property market, with offices
based in London, Bath, Leeds and Birmingham. The range of work undertaken
includes dealing with sales and lettings as well as management, development and
professional services. We offer these services throughout the UK.

1.04

I have significant experience in selling both trading and vacant public houses
across the UK. I previously lived in Bristol and worked out of the James A Baker
Bath office and am familiar with the local area and market. James A Baker are
active in the area and are instructed by Mr Clive Milkins as the sole agent in relation
to the freehold disposal of the Fulford House.

1.05

I confirm that my report is prepared in accordance with the RICS Guidance Notes
for Surveyors Acting as Expert Witnesses Practice Statement. I have included a
statement of truth at the end of this report.

2.00

Inspection

2.01

I inspected the property and surrounding area on Wednesday 24th February 2021.

3.00

Location

3.01

Hartcliffe is a suburban area located around 4 miles south of Bristol city centre. It
has a population of around 11,500 residents and is positioned just south of
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Hengrove Way/Airport Road. The neighbouring suburbs include both Hengrove and
Bishopsworth.
3.02

The pub fronts Fulford Road and is situated in a predominantly residential area. It
is located adjacent to a small retail parade comprising of a convenience store with
a post office and a fish and chip shop. There are a number of other public houses
trading nearby and I will provide further commentary on this later in my report.

4.00

Description

4.01

Fulford House is a two storey detached property of brick construction beneath a
pitched and hipped tiled roof with numerous additions.

4.02

The property has a ground floor Gross Internal Area of approximately 3,530 square
feet and sits on a plot of circa 0.25 of an acre.
(Appendix 1 – Images of the Property)

4.03

Trade Accommodation
The ground floor internal trading area comprises of an 'L shaped' bar servery with
seating, pool table, darts board and a skittle alley. There is also a small shop/store
with its own separate access.

4.04

Ancillary Accommodation
Ancillary areas include customer WC's, staff WC and a ground floor beer store.

4.05

Private Accommodation
The private accommodation is situated on the first floor of the pub and includes two
bedrooms, bathroom, lounge, kitchen, office and a store.

4.06

Outside
Externally, the property benefits from a small car park at the front of the pub for
circa 5 vehicles, good sized trade garden to the rear, private yard area with some
additional parking, WC, smoking solution and a store.
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4.07

Condition
The internal and external condition of the building is currently in reasonable
condition and would benefit from investment.

5.00

Asset of Community Value

5.01

It is understood the property is not listed with an Asset of Community Value.

6.00

Local Competition

6.01

Hartcliffe is a small suburb with two pubs and a sports and social club with a
licensed bar. This includes; Fulford House, Hartcliffe Inn and St Bernadette’s Rugby
Club. The rugby club is relocating nearby and will provide from new facilities
including a modern clubhouse.

6.02

Nearby suburbs and villages are served by their own pubs and there is a substantial
amount of licensed competition in the local area which is summarised below:
Order

6.03

Outlet Name

Operator/Owner

★

Subject Property

1

St Bernadette’s RFC

St Bernadette’s RFC

0.2

2

Hartcliffe Inn

Stonegate Pub
Company

0.5

3

Wessex Flyer Brewers
Fayre

Whitbread

0.9

4

Queens Head

Red Oak Taverns

1.1

5

The Tythings

Star Pubs & Bars

1.2

6

Bishopsworth Royal
British Legion Club

7

The Maytree

8

John Harvey Arms

The Royal British
Legion
Stonegate Pub
Company
Stonegate Pub
Company

9

Shield & Dagger

Private

1.6

10

The Whitchurch

Greene King

1.7

Summary of Local Competition
It is clear that the nearby area is very well catered for with 10 licensed premises
within a circa 1.7 mile radius of the subject property. In Hartcliffe, there is another
public house and a sports and social club with a licensed bar. I am of the view the
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Distance
from site
(miles)

1.2
1.3
1.4

loss of the Fulford House would not be detrimental to the area due to the vast
amount of alternative licensed premises located nearby.
7.00

Public House Market

7.01

In the past decade there has been a major change in the public house market.
Ownership has become dominated by a few large pub companies and breweries
which include Star Pubs & Bars, Ei Group (now Stonegate Pub Company), Greene
King, Punch Pubs & Co and Marston’s, which generally make their income from a
combination of rent and the beer tie.

7.02

Over the past ten years, beer sales have generally been in decline. 2019 was the
first year that total beer sales increased by 1.1% (up from the previous year) which
suggests they may well be stabilising after a downwards trend.

7.03

It has been well documented that there has been a substantial decline in the
number of pubs in the UK. According to the British Beer and Pub Association the
number of pubs has declined from 60,700 in 2001 to 55,400 in 2010, and 48,350 in
2017. It was reported in the Morning Advertiser that the total number of pubs
dropped by 2% (994 venues) from December 2018 to December 2019 which is at
a lower rate compared to previous years.

7.04

The change in consumers’ social habits, improved living conditions and discounted
alcohol being sold in supermarkets has resulted in many of the major pub owning
companies rationalising their estates and many traditional style wet led sales driven
public houses being sold off, many of which are for alternate use.

7.05

Another key factor is that communities have changed and the reason or need for
the pub existing in the first place has gone. A more transient population and
demographic change may both have an impact. Some pubs have closed because
the building is no longer fit for purpose.

7.06

Where there are too many pubs and if one or two of them close, the business will
usually transfer to other pubs. This increases their viability and encourages
investment and improvement to those remaining businesses. There are two other
pubs and a sports and social club trading within a one mile radius of the subject
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property. Given that the pub has been closed since early 2020, I am of the view
that any trade will have already transferred over to the licensed premises trading
nearby.
7.07

It is important to mention the Covid-19 pandemic, subsequent lockdown and the
enforced closure of public houses from 20th March to 4th July 2020. The reported
trading levels of pubs since they have been able to reopen on 4th July with one
metre plus social distancing measures has been mixed. Many pubs are unable to
trade profitably due to their configuration/layout.

7.08

The Government announced a second lockdown on all pubs, bars, restaurants and
non-essential businesses from 4th November 2020 until 2nd December 2020 to
help prevent the spread of the virus. Following this, new strains of Covid-19 were
found which were spreading at a significantly higher rate than before and the
Government announced a national lockdown on 5th January 2021.

7.09

This is likely to have a further impact on the already struggling public house sector.
It has been reported in the press that there are likely to be mass public house
closures as a result of the pandemic:
“More than a quarter of all pubs face permanent closure in the wake of the new
lockdown in a crisis described as greater than that even posed by the Second World
War, The Daily Telegraph has reported. The British Beer and Pub Association
(BBPA) said on Sunday that 12,000 pubs in the UK out of 47,000 may never reopen
following

lockdowns

announced

by Westminster

and by the devolved

governments”. (Source: Propel).
7.10

PM Boris Johnson recently announced the Government’s roadmap to cautiously
ease lockdown restrictions in England. This includes hospitality venues (serving
customers outdoors only) which can re-open no earlier than 12th April, indoor
hospitality venues are set to re-open no earlier than 17th May and all legal limits on
social contact are expected to be removed no earlier than 21st June which is
positive and welcomed news.

7.11

The medium to long term effects of Covid-19 are unknown and it is possible the
pandemic will accelerate pub closures across the country
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8.00

Trading History of the Pub

8.01

The pub has been operated by the current owner (Mr Milkins) for around 22 years
up until its closure in March 2020. Mr Milkins is a long standing, experienced owner
operator who previously leased the property until 2009 when he bought the freehold
from Punch Taverns. James A Baker sold the property on behalf of Punch Taverns
at that time.

8.02

The Fulford House previously traded as a wet led community pub which hosted
events including live music. Mr Milkins advised me that the pub has a history of
violence and anti-social behaviour. He also confirmed that the pub has become
unviable for him to continue to operate due to a decline in sales and profit as well
as an increase in anti-social behaviour.

Year

2018

2019

2020

Other Sales (Machine
Income)

£168,167
(89%)
£20,685
(11%)

£172,997
(93%)
£13,972
(7%)

£163,682
(94%)
£11,289
(6%)

Total Sales

£188,852

£186,969

£174,971

Cost of Sales

£67,583

£68,931

£67,602

Gross Profit

£121,269

£118,038

£107,369

Operating Costs

£110,939

£101,208

£98,953

Net Profit/Loss

£10,330

£16,830

£8,416

Turnover
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9.00

Trading Information

9.01

Mr Milkins has provided his accounts for the year end February 2018, 2019 and
2020. The table below provides a summary of the turnover, gross profit, costs and
net profit/loss achieved by Mr Milkins over the last 3 years. All figures are net of
VAT.

9.02

Turnover
The pub’s turnover over the last three trading years on average is around £168,000
(net of VAT) which equates to around £3,200 per week. Turnover in 2020 has fallen
by over 5% from the previous year.

9.03

Costs

The operating costs on a business of this type are difficult to compare to industry
benchmarking guidelines like the BBPA due to the level of trade. An element of
costs will be fixed.

9.04

Profit/Loss

The pub recorded an average net profit of £11,858pa over the last three trading
years. This is before Mr Milkins has taken a salary/dividend from the business.
This level of profit is below the national minimum wage on an hourly basis and Mr
Milkins is unable to obtain a reasonable standard of living in running the pub. The
business is therefore not a viable operation.

9.05

Accounts Summary

The accounting information demonstrates that sales have declined and that the
profitability of the pub is very limited and is no longer viable.
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10.00 Marketing Campaign
10.01 James A Baker Marketing Campaign
In July 2020, James A Baker were instructed to market the freehold interest of the
Fulford House on an ‘Offers Invited’ basis in order to test the market and establish
any interest in the site. A copy of the Sales Particulars is included in Appendix 2.
The marketing strategy was to target public house operators as well as investors,
developers and specialist/commercial agents.
(Appendix 2 – James A Baker Sales Particulars)
10.02 A comprehensive full and open marketing campaign was carried out including:
⎯ Inclusion on Rightmove Commercial (which included 72,204 appearances and
6,727 engagements). A total of 16 Rightmove email enquiries were received.
⎯ Inclusion on the James A Baker website (which included 502 property views and
24 brochure downloads). A total of 8 email enquiries were received.
⎯ Advertising on the EGi and Zoopla websites.
⎯ Preparation and circulation of Sales Particulars.
⎯ Targeted mailshot to an extensive contact list of licensed trade operators,
investors, developers and registered applicants.
⎯ Erection of a ‘For Sale’ Board.
10.03 Throughout the marketing campaign, James A Baker received very limited interest
for the pub and have carried out no viewings. Only one offer has been received to
date from a property developer at £250,000. This offer was rejected due to it being
below our client’s expectation of value (Mr Milkins purchased the site for £240,000
in 2009) and furthermore no proof of funds were provided. The property developer
was looking to purchase property and convert into residential accommodation.
10.04 Marketing Campaign Conclusion
James A Baker have carried out an extensive marketing campaign for the subject
property on a freehold basis. Interest has been very limited and the only offer
received was for alternate use for residential development.
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10.05 The property has been extensively marketed from July 2020 and remains on the
market to this day. The planning application was submitted on 20th May 2021 and
since then the property has received 37 James A Baker website views, 3
Rightmove email enquiries, 1 telephone enquiry and zero brochure downloads.

11.00 Viability of Current Pub/Conclusion
11.01 In my opinion the Fulford House is not viable as a public house and the principle
reasons are as follows:
(a) The property has had a comprehensive marketing campaign on a freehold
basis and James A Baker have not received any offers from public house
operators. It is clear the location, size and configuration of the existing pub does
not meet current market requirements.
(b) The accounting information demonstrates that the profitability of the pub in its
current format is very limited. The current owner is unable to obtain a
reasonable standard of living in running the pub and the business is no longer
a viable operation.

(c) The current owner has confirmed that the pub has become unviable for him to
continue to operate due to a decline in sales and profit as well as an increase
in anti-social behaviour.

(d) The loss of this pub would not be detrimental to the local area due to the vast
amount of licensed competition located nearby.
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12.00 Declaration
I, Jack Samuel Sinclair, confirm the following:
12.01 That my report includes all the facts which I regard as being relevant to the opinions
which I have expressed and that attention has been drawn to any matter which
would affect the validity of these opinions.
12.02 That my duty as an Expert Witness overrides any duty to those instructing or paying
me, that I have understood this duty and complied with it giving my evidence
impartially and objectively, and that I will continue to comply with the duty as
required.
12.03 That my report complies with the requirements of the Royal Institution of Chartered
Surveyors as stated in the Surveyors Acting As An Expert Witness Practice
Statement.

Signed

………………………………

Date: 30th July 2021
Jack Samuel Sinclair BSc (Hons) MRICS
RICS Registered Valuer
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Proposed Change of Use at Fulford House, Fulford Road, Bristol.
Transport Technical Note on Parking.

REF:

1.1

P21-1315

DATE:

DECEMBER 2021

This Transport Technical Note (TN) has been prepared by Pegasus Group on
behalf of Mr Clive Milkins, in order to confirm the results of a parking survey
carried out to support a planning application for the change of use of a public
house at Fulford House, Fulford Road, Bristol. The site is subject of live planning
application 21/02835/F with Bristol City Council (BCC).

1.2

The proposed redevelopment seeks to convert the existing public house to two
eleven bedroom HMOs, creating a total of 22 bedrooms, comprising ten single
bedrooms and twelve double bedrooms. However, it is anticipated that each
room will be occupied by one person and therefore the proposed scheme has
the capacity to accommodate up to 22 residents. The proposals include a total
of seven car parking spaces and 22 cycle parking spaces.

1.3

The highway authority at BCC has provided a consultation response to the
application which sets out the following issues to be addressed:

i.

quantification of the potential for overflow parking (surplus to what can be
accommodated within the proposed car parking spaces);

ii. the request of a parking survey to be carried out in accordance with the
typical BCC methodology;
iii. confirmation of car ownership data for the Hartcliffe and Withywood ward
should be carried out to determine how many vehicles the site could be
associated with; and
iv. confirmation (based on the car parking survey) that car parking demand
can be accommodated on-site and on-street.

Car Parking Surveys

Methodology

1.4

Parking surveys have been carried out in accordance with the typical BCC
methodology. On this basis, snapshot surveys were carried out between 22:00
– 00:00 on Monday 29th November 2021 and at the same time on Wednesday
1st December 2021. This was following agreement of the scope with highway
officers, and it was agreed that morning and early evening surveys are not
necessary, given that the area is predominantly residential and therefore is
unlikely to be affected by commuter or commercial parking.

1.5

The extent of the parking survey, which was carried out within a 150 metre
walking distance of the site, is indicatively shown at Figure 1.1. In accordance
with BCC methodology, the following extents have been excluded from the
survey area and are shown at Figure 1.1, as appropriate:

i.

carriageway creating an obstruction to an adjacent driveway or dropped
kerb;

ii. carriageway within 10 metres of a junction;
iii. dropped kerbs for pedestrian crossings or within a visibility splay; and
iv. if the area is perceived to be unsafe or uncomfortable to walk.

Survey Results
1.6

The results of the car parking surveys, based upon the extents shown at Figure
1.1 and based on each car parking space length comprising five metres, are
summarised at Table 1.1.

Table 1.1 – Parking Survey Results

Total
Length of

Total

Street

Unrestricted

Number

Name

Kerb Space

of

(both sides

Spaces

of the road)
Wymbush
Crescent
Fulford
Road
Maynard
Road
Gould
Close
Moewcroft
Road
Pavey
Road
Pavey
Close
Total

1.7

Monday 29th

Wednesday 1st

November 2021

December 2021

Number
No

of

Cars
Parked

Number
No

of

Available

Cars

Available

Parking

Parked

Parking

Spaces

Spaces

Average
Number
of
Available
Parking
Spaces

15m

3

1

2

1

2

2

175m

35

9

26

13

22

24

20m

4

1

3

1

3

3

10m

2

1

1

1

1

1

25m

5

3

2

3

2

2

10m

2

0

2

1

1

1.5

30m

6

3

3

2

4

3.5

285m

57

18

39

22

35

37

The results summarised at Table 1.1 demonstrate that around 39 car parking
spaces were available on the evening of Monday 29th November 2021 and
around 35 car parking spaces were available on the evening of Wednesday 1st
December 2021. This therefore equates to an average on-street capacity of 37
parking spaces. Supporting photographs are included at Appendix A.

Forecast Parking Demand and Availability

1.8

As set out at paragraph 1.2, the proposals could accommodate up to 22
residents. Based upon up to seven cars being accommodated on site, it is
anticipated that there could be a maximum demand of up to 15 additional car
parking spaces (in the unlikely event that every occupant has a car). The
parking surveys summarised at Table 1.1 demonstrate that there is
appropriate spare capacity on the local highway network to accommodate an
average of around 37 additional vehicles, which exceeds the potential
maximum demand of the redevelopment. It is therefore considered that any
demand additional to that which can be accommodated on site could be
contained by the local highway network within a 150 metre walking distance
of the site.

1.9

The conclusions at paragraph 1.8 are based upon a maximum car ownership
ratio of one car per person. However, it is considered that in reality car
ownership within the ward is lower than this. The data contained at Appendix
B indicates from 2011 Census data records that 41.2% of households in the
area have no access to a vehicle, 41.1% have access to one vehicle and 14%
have access to two or more vehicles. On this basis it is considered that the
proposed redevelopment could be associated with a lower number of around
12 vehicles.

Conclusions

1.10

The parking survey results demonstrate that there are an average of around
37 available parking spaces within 150 metres of the proposed development.
It is therefore concluded that there is appropriate spare capacity within the
surrounding local highway network to contain any on-street parking generated
by the scheme.
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FIGURE 1.1
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Development Management
Bristol City Council
City Hall
PO Box 3176
Bristol
BS3 9FS

Date:

22nd November 2020

Sent via e-mail
To whom it may concern,
Town and Country Planning Act 1990
Fulford House, Fulford Road, Bristol BS13 0AD
Change of use from public house (Sui Generis) to 2 no. 11 bedroom HMOs (Sui Generis);
associated external works, bin storage, car and cycle parking. (Planning ref: 21/02835/F
I write in response to the comments from the Council’s Transport Development Management
Team, in respect of parking provision at the above site, which comprises 8 spaces serving 22
rooms (0.36 spaces per room).
There are no current parking standards for large HMO dwellings. However, at less than one
space for every second room, this which would not exceed the maximum parking standards for
studio flats, which is considered a suitable comparison.
The Council has requested a parking survey, together with census analysis of car ownership
data for the Hartcliffe and Withywood ward, to determine how many vehicles the site is likely to
generate, do to the scale of development and limited access to public transport.
With regards to public transport, it should be noted that there are inbound and outbound bus
stops on Hawkfield Road, within 400 metres/8 minutes’ walk to the east, served by the 52 (6
services per day between Cabot Circus and Hengrove Park) and the 96 (6 services per day
between Brislington and Hengrove Park). To the south, bus stops on Symes Avenue are within
370 metres/8 minutes’ walk, with the 76 operating half-hourly between Hengrove Park and
Cribbs Causeway via the City Centre (hourly between midnight and 5am). As such, the
applicant disagreed that there is limited access to public transport.
The 2011 Census data for Hartcliffe and Withywood records that 41.2% of households have no
access to a vehicle, which the Council’s Statistical Ward Profile defines as ‘significantly higher’
than the city-wide average of 28.9%. 41.1% have access to one vehicle (‘significantly lower’
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than the city-wide figure of 45.1%), and 14% have access to two or more vehicles (again
(‘significantly lower’ than the city-wide figure of 20.7%). However, given that all bedrooms are
proposed as single occupancy, the likelihood is that no one would have access to more than
one vehicle.
It should be noted however that 55.6% of dwellings in the ward comprise three or more
bedroom, with one-bedroom properties comprising 14.2% of the housing stock. The percentage
of household spaces that are part of a converted or shared house, or are bedsits is just 2.4%.
Whilst Bristol does not have an adopted standard for HMO parking provision, it is instructive to
look at similar local authority requirements across the country. Leeds (as with Bristol, a Core City
with a large student population and with Article 4 directions in place restricting C3 to C4 PD
rights) requires one parking space for every two bedrooms 1. This approach is also taken at
Wolverhampton 2, where it is acknowledged, “For HMOs in Wolverhampton, 0.5 parking spaces
per bedroom provides a general guide for likely demand. This level of provision acknowledges
that HMO’s tend to attract occupiers with lower-than-average levels of car ownership
compared to the general population.”
In South Gloucestershire (where HMO accommodation more often than not is situated in the
eastern and northern urban fringes adjoining Bristol), 0.5 spaces per bedroom is also the
requirement. This is despite car ownership in South Gloucestershire being more prevalent than in
Bristol, due to greater levels of out-commuting (13% of households in South Gloucestershire
having no access to a vehicle against 28.9% in Bristol, and 44.7% having access to two or more
vehicles, against 26% in Bristol).
The Nomis website includes a number of detailed characteristics tables based on the 2011
Census data. Of relevance are two in particular; DC4202EW (Tenure by car or van availability),
and DC1401EW (Household composition by car availability). Extracts of these are included
below.

https://www.leeds.gov.uk/docs/Leeds%20Parking%20SPD%20Jan%202016.pdf p27
https://www.wolverhampton.gov.uk/sites/default/files/pdf/HMO_-_Planning_Guidance__Fe3b_2018.pdf
1
2
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The first of these shows that, whilst zero car ownership across all tenure stands at 32.2%, it is less
prevalent within owned tenures (15.6%) and more prevalent within the private rented sector
(41.1%). Similarly, multiple vehicle ownership is more prevalent within owned tenures (37.1%),
and less prevalent within the privately rented sector (14.4%).
The second table shows the data for one person households. Here, the number of one person
households (which is essentially what an HMO/bedsit room comprises) with no vehicular access
rises to 57.6%, against 2.1% of households with multiple vehicles.
Conclusion
The Council has requested an analysis of car ownership data for the Hartcliffe and Withywood
ward, based on the number of bedrooms, with a parking survey to determine how many
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vehicles the site is likely to generate. The Census data for the ward indicates that multi-vehicle
ownership is significantly lower than the city average and zero-vehicle ownership significantly
higher than the city average. Furthermore, this is skewed to a large extent by family-sized
housing which is not relevant to the current proposal. When factors such as tenure and
household size are taken into account, the median figure is likely to between 0 and 0.5 vehicles
per HMO unit.
Whilst Bristol does not currently have an adopted parking standard for HMO accommodation,
cities such as Leeds and Wolverhampton require 0.5 spaces per bedroom, as does South
Gloucestershire, the adjoining local authority, where car ownership is typically higher than in
Bristol. If a shortfall of spaces does result on site, it would likely be no more than three (based on
a requirement of 11 spaces for 22 rooms, and 8 spaces being provided on site). There is nothing
to suggest that there is not capacity on-street for this minor potential shortfall, given the low
levels of car-ownership locally and general lack of parking restrictions. Furthermore, there is
limited parking on site for the current public house use, and any shortfall would be offset by the
cessation of the existing use. As such it should not be necessary to provide a parking survey.
Yours faithfully,

John Rooney BA (Hons) MRes MRTPI

