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BACKGROUND
This application is brought to Committee on account of significant local interest.
The application site relates to Cambridge House, 34 Cambridge Crescent, Westbury-on-Trym north
Bristol and is for the redevelopment of an existing office building to provide two houses and office
accommodation.
Planning permission has been granted for a first and second floor extension to no. 51 Westbury Hill
and the change of use of the upper floors of no. 53 Westbury Hill to provide two apartments
(19/05300/F). This planning permission has not been implemented. This application must be
considered on its own merits and on the assumption that this permission at 51-53 Westbury Hill will
not be implemented.
The key issues in the determination of this application are:
1. Is an office and additional homes acceptable in principle in this location?
2. Is the design of the proposal acceptable?
3. Would the proposal have an acceptable impact on the amenity of surrounding residents?
SITE DESCRIPTION
The application site relates to Cambridge House, 34 Cambridge Crescent, Westbury-on-Trym north
Bristol. The site is currently occupied by an office building close to the junction of Cambridge Crescent
with Westbury Hill.
The site is located within the Westbury-on-Trym Conservation Area and is identified as a Character
building within the Commercial Core in the Westbury-on-Trym Conservation Area Character Appraisal
(Adopted July 2015).
There are no protected trees on the site.
RELEVANT PLANNING HISTORY
On the 10th August 2020 planning permission was granted for development of the adjacent site, 51-53
Westbury Hill for provision of a first and second floor extension to no. 51 Westbury Hill and the
change of use of the upper floors of no. 53 Westbury Hill to provide two apartments (Application
reference 19/05300/F). This permission has not been implemented. It must commence before the 10th
August 2023.
APPLICATION PROPOSAL
This is an application for full planning permission for the redevelopment of site to provide two
dwellings and an office on the site of a former office.
Homes on the Site
The application proposal is for two pitched roof, red brick, three storey semi-detached homes each
with three bedrooms and capable of accommodating five people
The homes will have a combined width of 10.4m facing Cambridge Crescent and will be 10m deep
(each incorporating a porch and small front garden). To the rear of the block each will have a
courtyard garden and to the rear of these gardens will be bin an bike stores. Access to the bin and
bike stores will be via a secure covered alley between the proposed office and the house. This
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storage area would be at a slightly lower level than the rear gardens.
These will have the following internal measurements:
House 1- GF 41.8, FF 36.6, SF 20.6 Total 99.0m²
House 2- GF 41.8, FF 36.6, SF 21.6 Total 100.0m²
The proposal will be heated primarily by gas boilers. Given the constraints of the site there is
insufficient space for site wide heating systems such as Ground Source Heat Pumps.
Commercial Block
The application proposal includes a three storey commercial block to be located between the
proposed housing and the existing corner block at 51 Westbury Hill
Car Parking
The application proposal makes provision for three car parking spaces on land on the opposite side of
Cambridge Crescent.
Sustainable measures
The application proposal will incorporate approximately 1.00kw of Solar PV panels per unit and
calculation.
EQUALITIES IMPACT 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. 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. In this case the design and access to the
development have been assessed with particular regard to disability, age and pregnancy and
maternity issues.
RESPONSE TO PUBLICITY AND CONSULTATION
As a result of the initial consultation, 16 representations were received. This consultation was
undertaken on plans showing both the application proposal and the approved scheme on 51-53
Westbury Hill.
Subsequent to that, plans were submitted showing the application proposal without any development
at 51-53 Westbury Hill. For completeness a further two week consultation exercise was undertaken.
This consultation period concludes on the 31st January 2022. Any further comments received will be
reported on the Amendment Sheet. At the time of the preparation of this report, no representations
have been received to this second consultation.
The objections received made make the following comments:
Design:
A large block does not sit well in the Conservation Area.
There are not unbroken large constructions of this scale in the vicinity.
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To reference the flats up the hill is baffling. They are so incongruous, its hard to see how they would
get permission now.
Proposal is too modern for the Conservation Area. No reference has been made to local materials.
Proposal is ‘structurally intrusive and standing out in opposition to neighbouring dwellings.
Proposal is too tall.
Three storey development is out of keeping with two storey development.
Amenity
The application proposal will give rise to overlooking.
The proposal will look directly into our living room.
Parking Concerns
Car parking remains insufficient for the combined proposals.
The Westbury Society
The Westbury Society object on the following grounds:
- Scale, massing and disproportionate development for the houses, offices and flats on a small site
inappropriate for the Conservation area.
Inferior living standards and lack of amenities for health and social welfare of future residents in both
the proposed terrace houses and the associated flats at 51-53 Westbury Hill.
The increase in traffic congestion and further displacement of existing residents’ cars in and around
Cambridge Crescent as a result of increased residential occupancy.
Conservation Advisory Panel
This proposal remains a monolithic block with minimal amenities. It is a tight development in a very
small area in a prominent and visible location. The design is inappropriate and does not reflect the
character and appearance of buildings within this part of the Conservation Area. There is concern
that the extension of the third building extension around the corner is not acceptable. The
commercial building should be a storey lower.
INTERNAL CONSULTEES
BCC Transport Development Management (TDM)
TDM considers the proposals acceptable on highway safety grounds subject to the applicant
addressing the following points:
- The footway must be reinstated to full kerb height (Recommended Condition 10)
- The rear alley should be illuminated, all gates constructed to Secured By Design standards with the
steps featuring anti-slip nosing’s/treads (Recommended Condition 5).
- The cycle storage must be fully enclosed and lockable (Recommended Condition 8).
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- The domestic waste stores must be large enough to accommodate the full range of containers
currently issued. Confirmation should be sought as to whether the size of the commercial store is
large enough, based on the number and type of bins typically supplied (Recommended Condition 7).
BCC Contamination
The land on Cambridge Crescent was formally in use as a vehicle repair works and showroom,
whilst this is a minor application a risk assessment is required because of the potential risks
identified.
BCC Contamination recommend that standard conditions relating to contamination should form part of
the recommendation and these are set out below.
RELEVANT POLICIES
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. IS THE PROPOSED DEVELOPMENT ACCEPTABLE IN PRINCIPLE?
Employment on the site
The site is currently partly in employment use (Use Class B1). The application proposal includes the
provision of an office. The proposal would therefore not give rise to an unacceptable loss of
employment land.
Principle of Housing on the site
Section 5 of the NPPF sets out the approach to 'Delivering a sufficient supply of homes'. It states the
importance of having a sufficient amount and variety of land coming forward to meet housing
requirements.
Policy BCS5 sets out that the Core Strategy (2011) aims to deliver new homes within Bristol's existing
built up areas to contribute towards accommodating a growing number of people and households in
the city. Between 2006 and 2026, 30,600 new homes will be provided in Bristol.
Policy BCS18 supports a neighbourhood with a mix of housing tenures, types and sizes to meet the
changing needs and aspirations of its residents.
Policy BCS20 of the Core Strategy states that development should maximise opportunities to re-use
previously developed land.
By proposing residential development, in a sustainable location on a previously developed site, it is
considered that the proposed development would accord with Policy BCS20. The site is considered to
be in a sustainable location with access to a variety of local amenities and public transport offerings
including bus routes.
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It is therefore considered that proposed residential development in this location is acceptable and
would accord with Policy BCS5 and Policy BCS20.
B. WOULD THE PROPOSED DEVELOPMENT BE OF A SUFFICIENTLY HIGH-QUALITY DESIGN?
Policy BCS20 sets out that an appropriate density should be informed by the characteristics of the site
and the local context.
Policy BCS21 advocates that new development should deliver high quality urban design that
contributes positively to an area's character and identity, whilst safeguarding the amenity of existing
development. Policies DM26-29 (inclusive) of the Site Allocations & Development Management
Policies require development to contribute to the character of an area through its layout, form, public
realm and building design.
The Urban Living SPD is clear that an optimal density in new development is considered to be one
that balances the efficient and effective use of land, with aspirations for a positive response to context,
successful place-making and liveability.
The NPPF, in Paragraph 124, is clear that high quality design is a key aspect of sustainable
development. The Urban Living SPD advocates a design-led approach to optimising density based on
an evaluation of the site’s attributes, its surrounding context, capacity for growth and the most
appropriate development form, as supported by Paragraph 126 of the NPPF.
The application proposal is considered to be of a sufficiently high quality design for a redevelopment
in this location. The scale and massing of the proposal is entirely in keeping with surrounding
development.
The Core Strategy is supported by the Bristol City Council Space Standards Practice Note
which outlines that the Council has established the principle of applying The UK Government’s
Technical housing standards – nationally described space standard (March 2015) (‘housing
space standards’) to new residential development through the Bristol Development Framework.
With reference to the Core Strategy, Space Standards Practice Note and in accordance with the
UK Government’s Nationally Described Space Standards the technical standards outline that a 3
bedroom 5 person property on three storeys should have an internal area of 99 square metres.
Both these properties will provide at least 99 square metres of internal space.
Heritage
The application site is located within the Westbury-on-Trym Conservation Area and is identified as a
Character building within the Westbury-on-Trym Conservation Area Character Appraisal.
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning
authorities to have special regard to the desirability of preserving or enhancing the character or
appearance of the conservation area. The case of R (Forge Field Society) v Sevenoaks DC [2014]
EWHC 1895 (Admin) ("Forge Field") has made it clear where there is harm to a listed building or a
conservation area the decision maker ''must give that harm considerable importance and weight."[48].
Policy BCS22 states that development proposals will safeguard or enhance heritage assets and the
character and setting of areas of acknowledged importance including Conservation Areas.
Policies DM26-29 (inclusive) of the Site Allocations & Development Management Policies require
development to contribute to the character of an area through its layout, form, public realm and
building design.

Item no. 2
Development Control Committee A – 2 February 2022
Application No. 20/05326/F : Cambridge House 34 Cambridge Crescent Bristol BS9 3QG
In accordance with the Westbury-on-Trym Conservation Character Appraisal the application site is
located within the Commercial Core. The Character Appraisal outlines that the townscape within the
Commercial Core is generally consistent with grouped buildings of merit and many traditional
shopfronts adding to the character of the street scene. Predominant materials include red brick and
red clay double-Roman pantile roofs.
It is noted that the predominant scale and massing for the area is 2-3 storeys terraces with retail
ground floor frontage and residential above. The Applicant has achieved this. The proposal would
match the form and massing of the three storey building at 53 Westbury Hill. The proposed materials
would also match the development at 51-53 Westbury Hill (19/05300/F). This aligns with the
predominant material palette in the Conservation Area Commercial Core.
It is therefore considered that the proposed development is acceptable from a design and heritage
perspective and would not harm the character of the Conservation Area or its setting in accordance
with Policy BCS21, Policy BCS22 and Policies DM26-29 (inclusive).
Sustainability
The provision of approximately 1.00kw of Solar PV panels per unit and calculation has shown that this
will secure a 21% reduction in CO2 emission consistent with Core Strategy Sustainability Polices.
C. WOULD THE PROPOSED DEVELOPMENT HAVE AN UNACCEPTABLE IMPACT ON
NEIGHBOURING AMENITY?
Policy BCS21 outlines that development in Bristol is expected to safeguard the amenity of
existing development and create a high-quality environment for future occupiers.
The adopted Bristol Core Strategy Policy BCS15 outlines that sustainable design and
construction will be integral to new development in Bristol. In delivering sustainable design and
construction, development should ensure flexibility and adaptability, allowing future modification
of use or layout, facilitating future refurbishment and retrofitting.
Policy BCS18 makes specific reference to residential developments providing sufficient space
for everyday activities and space which should be flexible and adaptable, by meeting
appropriate space standards. The Core Strategy states that building to suitable space standards
will ensure new homes provide sufficient space for everyday activities.
Policy DM27 seeks development that enables existing and proposed development to achieve
appropriate levels of privacy and daylight. The application proposal will not give rise to any unacceptable
overlooking of neighbouring properties.

There are no amenity concerns about this proposed development.
CONCLUSION
The proposed development is considered to be in accordance with all relevant Development Plan
policies.
The proposed development would deliver two homes which would contribute to the housing mix and
supply within the locality.
The proposed development has been assessed to have an acceptable design and would not harm the
Conservation Area. The proposed development is also considered to be acceptable in
terms of amenity for existing residents and future occupiers and from a transport and sustainability
perspective.
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Given the existing use and location of the site, the proposed development has been assessed under a
broad range of headings within this report and having carefully considered the technical information
and policy context, the application is recommended for approval subject to the conditions attached to
this Committee Report.
COMMUNITY INFRASTRUCTURE LEVY
How much Community Infrastructure Levy (CIL) will this development be required to pay?
The CIL liability is £13,923.25.
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. Construction management plan
No development shall take place including any works of demolition until a construction management
plan or construction method statement has been submitted to and been approved in writing by the
Local Planning Authority. The plan must demonstrate the adoption and use of the best practicable
means to reduce the effects of noise, vibration, dust and site lighting. The approved plan/statement
shall be adhered to throughout the construction period. The statement shall provide for:
o 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.
o 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.
o Procedures for emergency deviation of the agreed working hours.
o Control measures for dust and other air-borne pollutants.
o Measures for controlling the use of site lighting whether required for safe working or for security
purposes.
o Parking of vehicles of site operatives and visitors.
o Routes for construction traffic.
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o Method of preventing mud being carried onto the highway.
o Pedestrian and cyclist protection.
o Proposed temporary traffic arrangements including hoardings and/or footway closures.
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.
Reason: In the interests of safe operation of the highway and amenities of surrounding occupiers in
the lead into development both during the demolition and
construction phase of the development.
3. Land affected by contamination - Site Characterisation
No development shall take place until an investigation and risk assessment, in addition to any
assessment provided with the planning application, and has been completed in accordance with a
scheme to assess the nature and extent of any contamination on the site, whether or not it originates
on the site. The contents of the scheme should be submitted to and be approved in writing by the
Local Planning Authority. The investigation and risk assessment must be undertaken by competent
persons and a written report of the findings must be produced. The written report is subject to the
approval in writing of the Local Planning Authority. The report of the findings must include:
(i) a survey of the extent, scale and nature of contamination;
(ii) an assessment of the potential risks to:
* human health,
* property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,
* adjoining land,
* groundwaters and surface waters,
* ecological systems,
* archaeological sites and ancient monuments;
(iii) an appraisal of remedial options, and proposal of the preferred option(s).
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11'.
Reason: To ensure that risks from land contamination is understood prior to works on site both during
the construction phase to the future users of the land and neighbouring land are minimised, together
with those to controlled waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors
4. Land affected by contamination - Submission of Remediation Scheme
No development shall take place until a detailed remediation scheme to bring the site to a condition
suitable for the intended use by removing unacceptable risks to human health, buildings and other
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property and the natural and historical environment has been prepared, submitted to and been
approved in writing by the Local Planning Authority. The scheme must include all works to be
undertaken, proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as contaminated land
under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land
after remediation.
Reason: To ensure that risks from land contamination is understood prior to works on site both during
the construction phase to the future users of the land and neighbouring land are minimised, together
with those to controlled waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.
5.Lighting
No development shall take place until details of the lighting for the scheme are submitted to and
approved in writing by the Local Planning Authority. The development shall be completed strictly in
accordance with these details and the lighting shall be operational before the approved houses are
occupied.
Reason: In the interests of the security of future occupiers.
Pre occupation condition(s)
6. Land affected by contamination - Implementation of Approved Remediation Scheme
In the event that contamination is found, no development other than that required to be carried out as
part of an approved scheme of remediation shall take place until the approved remediation scheme
has been carried out in accordance with its terms. The Local Planning Authority must be given two
weeks written notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a verification report
that demonstrates the effectiveness of the remediation carried out must be produced, and be
approved in writing of the Local Planning Authority.
Reason: To ensure that risks from land contamination both during the construction phase and to the
future users of the land and neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.
7. 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.
8. Completion of Pedestrians/Cyclists Access - Shown on approved plans
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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.
9. 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
10. Footway reinstatement
Prior to the first home being occupied, the footway passing the site on Cambridge Crescent shall be
reinstated to full kerb height. Photographic evidence of this shall be submitted to and approved in
writing by the Local Planning Authority.
Reason: In the interests of the proper operation of the highway.
11. No Further Windows
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (or any Order revoking and/or re-enacting that
Order) no windows, other than those shown on the approved plans shall at any time be placed in the
elevation of the building/extension hereby permitted without the
grant of a separate planning permission from the Local Planning Authority.
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy.
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:
7957 P30A Location plan, received 30 November 2020
7957 P31A Block plan, received 30 November 2020
7957 P34 Existing ground floor plan, received 30 November 2020
7957 P35 Existing roof plan, received 30 November 2020
7957 P36 Existing elevations 1, received 30 November 2020
7957 P37 Existing elevations 2, received 30 November 2020
7957 P38 Existing elevations 3, received 30 November 2020
7957 P64 Proposed First Floor, dated 14 January 2022
7957 P65 Proposed Second Floor, dated 14 January 2022
7957 P66 Proposed Roof, dated 14 January 2022
7957 P67 Proposed Elevation, dated 14 January 2022
7957 P68 Proposed Elevation, dated 14 January 2022
Reason for the avoidance of doubt.
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