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SITE DESCRIPTION
This application relates to land located east of Dovercourt Road in Lockleaze ward, northeast Bristol. The site is bounded to the west by the rear of residential properties on
Dovercourt Road and to the north by the Dovercourt Road allotments. To the south and east
of the site is a belt of trees forming a designated wildlife corridor, beyond which to the east is
a culverted watercourse (Horfield Brook) and a railway line. The site topography is relatively
flat, with a gentle slope downward from west to east and from north to south.
The site is a Bristol City Council (BCC) depot which is currently used primarily by the BCC
Highways department for storage, although it has also previously been used by BCC Parks
department, Bristol Water and Network Rail. The site comprises of a number of single storey
buildings, as well as portacabins and storage sheds, all in a relatively poor state of repair.
Surrounding the buildings and structures, there are areas of hardstanding and areas of open
storage. In total, the site area is 4.7ha, however the developable area of the site is 2.7ha,
comprising of the parts of the site with existing road and hardstanding.
The main access to the site is via a short road which meets at a T-junction with Dovercourt
Road. This existing access road is gated close to the depot entrance. Either side of the
existing gate there are also gated entrances to access lanes which run parallel to the
residential gardens, providing private access to the rear of those properties.
The residential properties on Dovercourt Road are primarily two-storey terraces, with long
rear gardens backing onto the rear access lanes and then the depot site. Many of the
properties have sheds and outbuildings against their rear garden boundary.
The site is currently a designated Principal Industrial and Warehousing Area (PIWA) under
the Site Allocations and Development Management Policies (SADMP, 2014), however under
the draft policies of the Local Plan Review this designation is proposed to be removed. Land
surrounding the site to the north and east is designated as Important Open Space, including
the area also designated as wildlife corridor and the allotments. In the Local Plan Review
draft policies, some of this designation is proposed as Reserved Open Space. The majority
of the site is located in Flood Zone 1, however some areas to the east and south are in
Flood Zone 3 surrounding Horfield Brook.
RELEVANT HISTORY
21/06865/SCR: Request for a Screening Opinion as to whether an Environmental Impact
Assessment is required for the outline proposal to deliver between 120 and 150 new
dwellinghouses. All matters except access reserved. (Please note that this is not a planning
application and therefore we are not carrying out public consultation on the proposal at this
stage) - EIA Not required
94/01394/C - Certificate of lawful use for use as a highway and cleansing depot
incorporating office accommodation, training area - Certificate of Lawfulness issued.
93/01849/F - Install four portacabins to form office, toilet/shower/rest room, store and
workshop. Planning permission granted, subject to conditions.
APPLICATION
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The application seeks outline planning consent for redevelopment of the site for up to 140no.
dwellings, with all matters reserved except access to the site. In summary, the aspects of the
proposed development that would be secured should this application receive consent are:
• Provision of up to 140no. dwellings, of which a minimum of 30% would be affordable
homes.
• Access to the site from Dovercourt Road, with alterations to the existing access road
to make it more suitable for residential use.
• Parameters for a site masterplan (further details below).
Several measures are proposed to make the primary access route more suitable for
residential use. This includes narrowing the carriageway from 6m to 5.5m and widening the
footway on the south-west side from 1.5m to 2m. A dropped kerb crossing with tactile paving
would be provided over the junction bell-mouth is proposed, whilst retention of a 4m radius
at the junction and existing Traffic Regulation Orders would assist in ensuring the access is
suited to traffic associated with residential use.
An illustrative masterplan has been developed for this outline application which seeks to
demonstrate how the proposed quantum of housing could be successfully delivered within
the site boundary. Therefore, whilst they are shown on through the illustrative masterplan,
matters of layout, appearance, landscaping, scale and internal access do not form part of
this application and would be secured through reserved matters application(s). Similarly,
although an indicative housing mix and tenure is set out in the masterplan and in the
submitted Affordable Housing Statement, these will be confirmed at Reserved Matters stage.
Whilst the illustrative masterplan is not to be secured through this application if consented,
the applicant has also provided three high-level parameter plans upon which the illustrative
masterplan is based. These parameter plans do form part of the outline consent being
sought and if approved, would be conditioned to inform the masterplan secured through a
future Reserved Matters application. The parameters set out through the plans are:
• Site structure: location of development blocks, open space, public realm and focal
buildings or features.
• Building heights: the proposed location of maximum two-storey, three-storey and
four-storey buildings.
• Access and movement: the proposed location and typology of access routes within
the site and to the site.
As originally submitted, the proposed development included an emergency access which
utilised an existing lane between No 98 and No 100 Dovercourt Road. This would have been
used by emergency services only to access the site should the main access be obstructed.
Following objections from residents and a review of the proposals with Transport
Development Management and Avon Fire and Rescue, it was determined that the
emergency access was not required, and it has been removed from consideration.
RESPONSE TO PUBLICITY AND CONSULTATION
PUBLIC COMMENTS
Two rounds of public consultation have been undertaken on this application.
In response to the original consultation, a total of 186 comments, were received in response
to the proposed development from 139 different addresses. Of these, 182 comments were in
objection and 3 comments were in support of the proposed development.
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The following planning issues were raised:
• Concerns about the safety of the proposed access.
• Concerns about the impact upon car parking.
• Objection to the inclusion of the emergency access.
• Concerns about traffic and congestion on Dovercourt Road and Downend Road.
• Recommendation for the proposed development to be accessed via Petherbridge
Road.
• Concerns about the heights of the proposed dwellings.
• Concerns that the development is too dense.
• Concerns about a lack of amenity / garden space for future residents.
• Concerns about the proposed loss of trees.
• Objection to the lack of an environmental impact assessment.
• Concerns about noise and air pollution.
• Concerns about the impact of the proposed development upon local services and
facilities.
• Concerns about a lack of engagement with local people.
One set of eight comments in support of the development was also submitted on behalf of
the applicant. These are not included in the totals above.
Following the removal of the emergency access point, a targeted consultation has been
undertaken with those properties that back onto the lane between No. 98 and 100
Dovercourt Road. No further responses were received in response to this consultation.
INTERNAL CONSULTEES
City Design Group – No objection
Height Parameters
The height principles are broadly acceptable, with two storeys located to the west adjacent
to Dovercourt Road and the three and four storey buildings located further into the site.
There are however concerns about the relationships that the proposed four storey blocks
would have upon one another. Some of the separation distances shown in the illustrative
masterplan are below standards and as a result this will potentially affect overshadowing of
green space between and create outlook issues for future occupiers. It is expected that a
daylight and sunlight assessment would be submitted as part of any future reserved matters
application to demonstrate that the impacts upon living spaces are acceptable.
There are concerns that the building parameter plan as currently proposed would result in
unacceptable impacts upon future occupiers by way of overshadowing and creating a sense
of overbearing. The four storey section shown in the northern-most block would overcrowd
any three storey houses and as such, it will be necessary to adjust the parameter plan to
show four storeys on the southern part only, with the rest at three storeys. The same applies
to the southern-most block – the back to back distances aren’t sufficient for four storeys on
the eastern section and it is necessary to alter this to show three storeys here.
Overshadowing
Concerns are raised about the proximity of some of the blocks and the likely overshadowing
of other blocks and amenity space. It will be necessary at reserved matters stage for any
application to demonstrate that both internal and external spaces provide a high quality living
environment and comply with BRE guidance wherever possible.
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Open Spaces Principles
The Design and Access Statement sets out principles the landscaping via a Landscape
Concept Plan, which is welcomed. There are concerns about the relationship of some of the
spaces to the rear of the proposed flats and whether they would be in accordance with
secure by design principles. It is requested that the Landscape Concept Plan includes an
indication of where the semi-private and public spaces would be located within the grey
blocks.
Street Frontages
The principles for the streetscape with the inclusion of Stockholm tree pits and suitable
defensible space for residents to provide bin stores etc are supported. It will be necessary to
follow these principles at reserved matters stage. Plans will need to be provided to show the
extent of tree pits at RM.
In response to the CDG comments, an updated parameters plan (building heights) was
submitted which it is considered adequately addresses the CDG concerns raised regarding
the building height parameters. A plan was also provided showing the indicative type and
management of open spaces within the site in respect of the illustrative masterplan. This will
need to be confirmed by a future reserved matters application.
Arboricultural Officer – No objection
Landscaping:
The tree removal on site consists of 34 category C trees and 1 category B tree. Tree
replacements required under Policy DM17 Bristol Tree Replacement Scheme (BTRS)
requires 159 new trees planted on site, or a financial contribution to mitigate the loss of
trees.
The only landscaping plan I can see associated with this application is in the design and
access statement. The plan is rough and non-specific; providing no details on tree planting
numbers or stock. Due to the high number of replacements required to meet BTRS Policy, it
is important we have a more accurate landscaping plan to provide evidence of tree planting
numbers – this will then inform what financial contributions will be required to meet the BTRS
Planning Obligations.
The Planning Obligations Statement approaches this issue with the following statement:
The Arboricultural Impact Assessment and Tree Protection Plan identifies a number of trees,
groups of trees and hedges which will likely need to be removed to facilitate the
development; and that 159 new trees will be required on site to compensate for their loss , or
else a payment in accordance with the BTRS schedule will be needed.
The illustrative masterplan incorporates extensive re-landscaping of the site which includes
the planting of a great number of trees. As such, a compensatory payment is unlikely to be
required; however, given that the reserved matters scheme has yet to be developed, the
applicant will accept an agreement to a fixed contribution per tree in accordance with BTRS,
in case a payment is ultimately required.
It is not possible to secure financial contribution at reserved matters and we therefore need
the applicant to confirm that there is sufficient space (or not) on site to accommodate the
necessary tree replacements.
I have roughly counted the proposed planting in the design and access statement, which
shows approximately 110 trees planted on site; leaving a shortfall of 49, which is significant.
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I believe we need much more detail of the proposed tree planting at this stage; if we push
these details to reserved matters, there may be a shortfall which we cannot then request as
a financial contribution.
The arboricultural officer recommended conditions should consent be granted for the
provision of a detailed landscaping scheme, details of earthworks, protection of retained
trees and provision of an updated arboricultural method statement.
Transport Development Management – No objection
Travel Plan
Due to the scale of the proposals a full Travel Plan is required which the applicant has
indicated they would like the Council’s Travel Plan Coordinator to implement on their behalf.
This will attract a Travel Plan Implementation Fee of £30,800 (£202 per dwelling). By paying
this fee the applicant will be released from all travel planning obligations over a five year
period. The fee must be collected via a Memorandum of Understanding (MOU) and paid
prior to commencement.
Highway Works / Access Road
In order to access the site, the applicant proposes to utilise the existing access road. Due to
its poor condition and unknown construction, it must be fully reconstructed/resurfaced to
ensure that it complies with the Council’s current Engineering Standard Details. As part of
this work the street lighting must also be upgraded, as well as for 100m in either direction of
the site to support the increase in pedestrian footfall/vehicular movements. This work is
necessary to ensure that it complies with the Council’s Street Lighting Specification 2012
Version 2, BS7671 and BS5489. A street lighting and electrical design for this, as well as the
columns within the site along the internal road layout, can be prepared by the Council’s
Highways Electrical Assets Team subject to a separate fee. The applicant proposes to widen
the existing footway to 2m. Given the limited space available it will be necessary to reduce
the width of the carriageway to 5.5m. This is acceptable.
Given the number of objections raised by local residents regarding the perceived
unsuitability of the access road, TDM requested that a Stage One Road Safety Audit (RSA)
be undertaken. Along with reviewing the site plans, vehicular visibility splays, swept path
analysis and recorded accident data, a site visit was carried out on the morning of Thursday
the 14th of April 2022 between the hours of 10.30am and 11:30am. The weather conditions
at the time were dry with good visibility. Traffic flows were light which may have been due to
a road closure preventing through traffic. Two issues were identified. The first was that
parked vehicles could block the view of motorists of approaching vehicles when turning out
of the site, thereby increasing the risk of a head on collision. Within the Transport
Assessment submitted the applicant had identified this as an issue but considered that this
was acceptable in view of Manual of Streets position on vehicles parking within vehicular
visibility splays in urban areas. In this case a splay of 2.4m x 25m is required (based on
20mph speed limit) and the proposed access complies with this standard.
It is noted that there are instances of speeding on Dovercourt Road, and mitigation has been
agreed with the applicant for speed reduction measures and for the provision of pedestrian
crossing facilities. A condition should be applied to any future consent for these details to be
finalised.

Internal Access Road / Site Layout
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The applicant proposes to construct the internal access road as a two-way loop which will
provide access to a one-way shared surface at both ends of the site. Where there is
perpendicular parking along the two-way section the carriageway would measure 6m wide.
Outside of these areas it will be 5m. The one way sections will be 4m. Currently these are
shown with footways. These will need to be removed to ensure it is a true shared space.
Where there parallel spaces there must be sufficient space on the passenger side, so that
anyone getting out is not stepping onto grass. All shared spaces must be constructed from
block paving. All footways will be 2m which is acceptable. The precise detail and layout will
be resolved as part of reserved matters. As part of this it will be necessary to provide:
- A plan showing swept path analysis for all carriageways to demonstrate that an
11.4m long RCV can pass a 4.98m long large saloon car travelling in the opposite
direction.
- A plan showing appropriate forward visibility splays (based on actual bend radii and
20mph) throughout the inside of all carriageway bends. These must be plotted on a
plan at a scale of 1:200.
- A plan showing vehicular visibility splays of 2.4m x 25m (based on 20mph) at all
junctions.
- Speed reduction measures for any effective straights longer than 40m.
- Cross and long sections with spot heights and gradients for the carriageways/shared
surfaces. Road gradients must be no steeper than 1:20, with a minimum gradient of
1:100 to ensure positive drainage. Footways must be designed with a longitudinal
gradient no steeper than 1:12.
- A plan showing all areas to be put forward for adoption.
Any private external lighting will require a lighting assessment in line with the Guidance Note
1 for the reduction of obtrusive light 2020. All areas put forward for adoption must be
designed and constructed to comply with the council’s Engineering Standard Details and
materials palette, although no presumption can be made that they will be adopted.
Perpendicular parking bays must measure at least 2.4m wide x 4.8m long. Parallel bays
must measure at least 2m wide x 6m long. End bays should be 5.5m with 45˚ splays.
Structures
TDM has consulted the Council’s Highways Bridges and Structures Team who have
indicated that Approval in Principal (AiP) will be needed for various aspects within the site,
including the bridge over Horfield Brook. As AiP must be completed as part of the precommencement process, it is strongly recommended that the applicant consult
www.bristol.gov.uk/technicalapproval This sets out all of the information that will need to be
submitted as part of the Technical Approval process. This will attract its own set of fees, the
level of which will depend on the category of structures required.
Servicing
Depending on the size of each of the blocks of flats, consideration should be given to the
provision of a number of loading bays. This will enable any vehicles such as home shopping
vans, to pull clear of the carriageway, thereby preventing them from becoming an obstruction
to any oncoming vehicles. Any bays will need to be backed by a TRO to ensure they are
legally enforceable. The cost of this (£6,310) will need to be factored into the amount of
contributions required.
Car Parking / Cycle Parking
Based on initial feedback the applicant proposes to provide at least 170 parking bays. As
this application is solely concerned with the means of access, the precise number of parking
bays will be determined as part of reserved matters. The number of parking bays shown as
being accommodated in the illustrative masterplan is acceptable.
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5% of spaces on a future Reserved Matters application should be made available for
disabled parking, and 20% must have active electric vehicle charging points, with the
remaining bays being future proofed. Cycle storage should be full accessible, illuminated
and secure.
Waste
Waste provision on a future Reserved Matters application should ensure that each house
must incorporate enclosed waste storage for a 180ltr refuse bin, 55ltr and 45ltr dry recycling
boxes, 23ltr kitchen waste bin and a 90ltr cardboard sack.
Construction Management
Due to the scale and impact of the proposals on the surrounding adopted highway, a Major
Construction Management Plan is required. This must be approved prior to any work
commencing on site (including demolition) and adhered to throughout the entire
development period. Furthermore a Highway Condition Survey will also be required. The
extent of the survey must be agreed with TDM and undertaken prior to any investigation
work, siting of site compound/welfare facilities or demolition. It must consist of a written and
photographic record of all defects with corresponding location references accompanied by a
plan to a scale of 1:1000 showing their location, as well as a description of the extent of the
assessed area and a record of the date, time and weather conditions at the time of the
survey. Both documents can be secured by condition.
Contributions
To implement the required highway works, promote public transport use and encourage a
modal shift the following contributions are sought which would need to be secured by a
MOU:
- Travel plan implementation fee
- Traffic Regulation Orders for alterations to waiting restrictions, speed limit extension
into site, disable parking and statutory notices for highway mitigation.
- Upgrades to the Turville Drive and Downend Road bus stops.
Sustainable City Team – No objection
Comments summary: The initial proposals appear to have considered climate change
mitigation and adaptation in detail.
EV charging is proposed to 20% of spaces. We recommend suitable provision (i.e. ducting
and cabling) is included to enable a charge point to be added in the remaining parking
spaces.
An overheating risk analysis (e.g. following CIBSE TM59/TM52 guidance/other as
appropriate) will be required at full planning stage.
Both of the heating options under consideration comply with the heat hierarchy and would be
supported.
We strongly encourage maximising on-site power generation on the development.
The methodology set out in attached document “BREEAM communities – How policies
BCS15 an BCAP20 will be applied through the planning system” should be used to assess
how BREEAM Communities is best applied in this case.
Environmental Health – no objection.
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The findings of the noise assessment are accepted. Two conditions were recommended
should consent be granted for the provision of a construction management plan and the
implementation of sound insulation measures as per the noise assessment.
Nature Conservation – no objection
On the application as originally submitted, the Nature Conservation officer requested
clarifications on: the approach to the BNG calculations and the use of the Biodiversity Metric
2; the reliance on the indicative layouts; impacts on wildlife corridors and the lack of reptile
surveys.
Further information was provided by the applicant to the satisfaction of the officer and
conditions were requested for an updated biodiversity net gain assessment at reserved
matters stage, a landscape and ecological management plan, a construction environmental
management plan, further details of lighting, an ecological mitigation and enhancement
strategy and the provision of a method statement for invasive species.
Flood Risk Management – no objection
We have no objection to the outline application and are satisfied that an appropriate
drainage solution can be designed at reserved matters and subsequently implemented in
accordance with the principles set out in the drainage strategy report. I reiterate our
comments from pre-application stage that our preference is for the drainage, including SuDS
features to be offered to adoption to Wessex Water.
Regarding SuDS serving the highway, it is not permissible for runoff generated from the
highway to discharge to privately owned or maintained land. Bio-retention features , tree pits
etc. that are proposed to drain the highway before discharge to the proposed public surface
water sewer must be included within the adopted highway extents and be maintained by the
highway authority. This will attract a commuted sum and engagement with the highways
authority should be sought to determine the level of the sum the arrangements may require.
Similarly, it is not permissible for runoff from private land to drain into highway SuDS.
It is noted that the attenuation basin is proposed to be privately maintained. Confirmation will
be required from Wessex Water that they will allow the proposed surface water system to
discharge to a privately maintained feature.
Housing Enabling Team (Affordable Housing) – no objection
The site falls within Lockleaze ward, which is in North Bristol. In accordance with policy
BCS17/DM3 the site is required to deliver 30% affordable housing, which is 42 out of the 140
homes being delivered.
The current tenure requirement is 75% Social Rent and 25% Affordable Home Ownership.
Within the 25% Affordable Home Ownership, the Council will accept applications bringing
forward First Homes and Shared Ownership and it will be for applicants to express which
product they wish to develop. Based on current evidence the Council’s preferred route to
Affordable Home Ownership is Shared Ownership.
32 units should be provided as Social Rent and 10 units should be provided as Shared
Ownership.
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The Council has applied the Nationally Described Space Standard (NDSS) as the
appropriate space standard for particular forms of residential development. The NDSS table
is referenced below from the Technical housing standards nationally described space
standards.
Policy DM4: Wheelchair Accessible Housing set out in the Site Allocations and Development
Management Policies Local Plan, requires 2% of new housing within residential
developments of 50 dwellings or more to be designed to be wheelchair accessible or easily
adaptable for residents who are wheelchair users has been interpreted by reference to
Building Regulations Approved Document M.
In the design statement 3 units are proposed as being built to m4(3) which is in line with
Policy DM4. The Housing Enabling team support the proposal that these should be a mix of
property sizes and recommend they are as follows: x2 1b2p, x1 3b5p. These would all need
to be social rent properties. From a Housing Enabling perspective the dwellings that comply
with M4(3) should be M4(3)b and be ‘wheelchair ready’ rather than adaptable. Where a
domestic through floor lift is required, the design should allow for a large wheelchair to
ensure it is suitable for a range of people in need of this adaptation. The Housing Enabling
team recognise this schemes potential and see it as a great opportunity for Bristol in terms of
being an exemplar sustainable development. This is in terms of environmental sustainability,
and social sustainability. We therefore would support future plans that offer higher levels of
accessible properties (in line with the Urban Living SPD).
Air Quality – no objection
The assessment concludes that there is a non - negligible risk of air quality impacts during
construction phase. These can be adequately mitigated by measures set out in Appendix D
of the assessment and should be implemented through a DMP or CEMP.
The operational impact of the scheme in terms of traffic emissions are described as
negligible and I therefore have no objections to the application for development.
Archaeology – no objection
No objection is raised in response to the proposed development on the basis that conditions
are provided for the monitoring of groundworks and for the provision of a Written Scheme of
Investigation.
Land Contamination – no objection
We agree with the report’s findings that further assessment, and a full detailed remediation
strategy will need to be undertaken and approved by the LPA prior to commencement.
Please note this additional work must be undertaken prior to commencement of
groundworks not just construction works. Given the access issues encountered by the
investigating team in autumn 2021 we would recommend any future investigation is
undertaken following clearance of all materials currently being stored at the site by various
council departments.
It would be useful if we can get an idea from the applicants the intention for the mounds
areas of the site, the proposed strategy at the moment leaves this somewhat open ended.

Item no. 2
Development Control Committee B – 14 September 2022
Application No. 22/00632/PB : Bristol City Council Depot Dovercourt Road Bristol BS7
9SH
We note the Environment Agency are also in agreement and have proposed a number of
conditions. We have no objection to these being used but do ask that the third condition in
relation to unexpected contamination is amended and our version used to ensure that
verification of any unexpected contamination is undertaken
Economic Development – no objection
We agree the case has been made there is limited demand for and would be significant
feasibility issues with any continued industrial or a new office use of this site.
EXTERNAL CONSULTEES
Network Rail – no objection
Network Rail has no objection in principle to the above proposal but due to the proposal
being next to Network Rail land and our infrastructure and to ensure that no part of the
development adversely impacts the safety, operation and integrity of the operational railway
we have included asset protection comments which the applicant is strongly recommended
to action should the proposal be granted planning permission.
Any works on this land will need to be undertaken following engagement with Asset
Protection to determine the interface with Network Rail assets, buried or otherwise and by
entering into a Basis Asset Protection Agreement, if required, with a minimum of 3months
notice before works start. Initially the outside party should contact
assetprotectionwestern@networkrail.co.uk.
The site is located within an area of historic mining for coal. Network Rail wish to be
consulted on any site investigation and/or remediation works for historic/ abandoned mining
hazards, alongside Network Rail’s infrastructure.
Environment Agency – No objection
The Environment Agency expressed no objection to the grant of outline planning consent
subject to the inclusion of the recommended conditions. Further comments provided by the
EA are set out below:
Flood Risk
We recognise that, although the site red line boundary extends to encompass Flood Zone 3
on the Flood Map for Planning (Rivers and Sea) associated with the Horfield Brook, the
developable area and all proposed dwellings have been restricted to Flood Zone 1 at
elevations sufficiently above the Horfield Brook and outside of its floodplain as detailed in the
submitted Flood Risk Assessment.
Groundwater and Contaminated Land
The previous use of the proposed development site presents a medium risk of contamination
that could be mobilised during construction to pollute controlled waters. Controlled waters
are particularly sensitive in this location because the proposed development site is located
upon a secondary aquifer B and adjacent to the Horfield Brook.
The application’s Strategy for Land Contamination - Dovercourt Depot, Project number:
60653427, 31 January 2022 by Aecom Ltd demonstrates that it will be possible to manage
the risks posed to controlled waters by this development. Further detailed information will
however be required before built development is undertaken. We believe that it would place
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an unreasonable burden on the developer to ask for more detailed information prior to the
granting of planning permission but respect that this is a decision for the local planning
authority.
In light of the above, the proposed development will be acceptable if a planning condition is
included requiring the submission of a remediation strategy. This should be carried out by a
competent person in line with paragraph 178 of the National Planning Policy Framework.
Without this condition we would object to the proposal in line with paragraph 170 of the
National Planning Policy Framework because it cannot be guaranteed that the development
will not be put at unacceptable risk from, or be adversely affected by, unacceptable levels of
water pollution
Biodiversity
We note that Himalayan balsam, Japanese knotweed and three-cornered leek are to be
managed and removed in accordance with the recommendation in the Ecology report for a
management plan. The production of such a report should be secured by way of planning
condition.
Avon Fire and Rescue Service – no objection
Having now run through the potential issues we are reassured by the fact the access road is
of sufficient width that the potential for it being blocked is so negligibly small as to be
discountable. We are therefore satisfied with the fire service access to the proposed site.
The additional residential developments will require additional hydrants to be installed and
appropriately sized water mains to be provided for fire-fighting purposes. This additional
infrastructure is required as a direct result of the developments and so the costs will need to
be borne by developer.
Avon Fire & Rescue Service has calculated the cost of installation and five years
maintenance of a Fire Hydrant to be £1,500 + vat per hydrant. The plans submitted require a
total of eight no. Fire Hydrants to be provided.
Bristol Waste – no objection
I am aware the response deadline has passed for this application. When it has been the
development option has been chosen Bristol Waste will comment further. we would need to
know the numbers of apartment blocks and how many units are in each block to enable us to
determine the bin provision we would provide. We would like to ensure the main vehicle
access is suitable for refuse and recycling vehicles and that the roadways are adopted.
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.
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KEY ISSUES
A. IS THE PRINCIPLE OF DEVELOPMENT ACCEPTABLE?
Section 6 of the NPPF sets out the approach for 'Delivering a wide choice of high-quality
homes'. It states that:
"Housing applications should be considered in the context of the presumption in favour of
sustainable development."
Policy BCS3 sets out that in the Northern Arc of Bristol, emphasis will be on higher density
development and making more efficient use of underused land.
Policy BCS5 sets out that the Core Strategy aims to deliver new homes within Bristol's
existing built up areas. Between 2006 and 2026, 30,600 new homes will be provided in
Bristol.
Policy BCS8 sets out that designated PIWAs should be retained for industrial and
warehousing uses. Policy DM13 sets out that loss of industrial or warehousing floorspace
within designated PIWAs will not be permitted unless it is demonstrated there is no demand
for such use of the site, or the site is to be redeveloped for new industrial and warehousing
premises.
Policy BCS20 states that development should maximise opportunities to re-use previously
developed land.
The application site is a designated PIWA under the Bristol Local Plan and the proposed
development would result in the total loss of its existing use for such purposes and a change
to residential use. Whilst it is noted that the PIWA designation for the site is not proposed to
be retained through the draft Local Plan Review, adopted Policy DM13 and Policy BCS8
requires that it is demonstrated that there is not demand for continued warehousing or
industrial uses on the site.
The applicant has submitted an Economic Statement and an updated Marketing and
Employment letter which considers the suitability of the site for continued PIWA use and
which sets out that marketing of the site has been undertaken by Savills in accordance with
BCC pre-application requirements. Whilst 72 enquiries were received in response to
marketing, 25 of these related to open storage or industrial uses and only one offer was
made which was considered very low. Enquiries relating to storage or industrial uses have
not been considered feasible or suitable by Savills due to its previous use and existing
context, including access and surrounding residential use.
The Economic Statement and letter illustrate that the use of the site to date as a depot has
been non-commercial and has under-utilised the site, generating limited traffic. Given the
constrained access and close proximity to residential dwellings, the site is considered
unsuitable and unviable for commercial industrial or warehousing uses, as well as alternative
scenarios such as mixed use or office development, for which there is also limited demand in
the area.
BCC’s Economic Development team have been consulted on the application and have
raised no objection, confirming that an evidenced case has been provided by the applicant
that demand for continued PIWA or other employment use on the site is limited and that
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there are significant feasibility issues with delivering such uses. It is concluded that in
accordance with Policy DM13, it has been demonstrated that the loss of industrial and
warehousing floorspace and the redevelopment of the entirety of the PIWA site is
acceptable.
It is proposed to change the use of the site to residential, providing up to 140no. homes at
approximately 52 dwellings per hectare. It is considered that this would constitute an efficient
use of previously developed land, in accordance with BCS3 and BCS20, whilst contributing
to meeting ongoing housing demand in Bristol. Given the existing residential context and
surroundings of the site, it is considered an appropriate change of use. At this outline stage,
the housing mix and tenure is not confirmed, however the illustrative masterplan provided by
the applicant demonstrates that a mix of housing types can successfully be delivered on the
site and the principle of this layout and scale is secured through the parameter plans.
In summary, the proposed development is considered acceptable in principle.
B. DOES THE PROPOSED DEVELOPMENT PROVIDE AN APPROPRIATE LEVEL OF
AFFORDABLE HOUSING?
Policy BCS17 of the Core Strategy sets out the requirement for affordable housing in the
city. For the area in which the application site is located – Bristol North - the policy requires
that any development of 15 dwellings or more should provide 30% of residential units as
affordable housing.
As set out in the submitted Affordable Housing Statement, it is proposed that the
development would deliver 30% affordable housing units on-site. This is secured via a
condition and memorandum of understanding (given that BCC cannot enter into a s106
agreement with itself). Whilst this proportion of affordable housing forms will form part of the
outline consent, if granted, the precise housing mix and tenure split of the affordable housing
units will be determined through a future Reserved Matters application.
The proposed development would deliver a proportion of affordable housing that accords
with Policy BCS17 and it is therefore found acceptable. The BCC Housing Enabling Team
has provided guidance on the expectations regarding further details of affordable housing to
be submitted at Reserved Matters stage, including in relation to tenure split.
An assessment of the suitability of housing mix and tenure will be undertaken when such
details are confirmed through a future Reserved Matters planning application, however in
principle, the affordable housing provision confirmed at outline stage is considered
appropriate and is policy compliant.
C. IS THE IMPACT OF THE PROPOSED DEVELOPMENT UPON TRANSPORT AND
HIGHWAYS ACCEPTABLE?
Policy BCS10 states that developments should be designed and located to ensure the
provision of safe streets. Development should create places and streets where traffic and
other activities are integrated and where buildings, spaces and the needs of people shape
the area.
Policy DM23 of the Site Allocations and Development Management Policies outlines that
development should not give rise to unacceptable traffic conditions and will be expected to
provide safe and adequate access onto the highway network.
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The outline consent includes details of access to the site for approval. This comprises of
proposed amendments to the existing main access road between the depot site and
Dovercourt Road in order to ensure it is appropriate for residential use. This includes
narrowing the carriageway and widening the footway, as well as reconstructing / resurfacing
to bring it up to BCC’s standards.
Concerns have been raised by a number of local residents regarding the perceived lack of
safety of the access road. As a result, Transport Development Management requested that a
Road Safety Audit (RSA) was undertaken to determine whether the access is sufficient and
whether there are any safety concerns. The proposed access would meet the standards set
out in Manual for Streets by providing a 2.4m x 24m vehicular visibility splay and is therefore
deemed to be safe. It should also be noted that up until recently this access was frequently
trafficked with HGVs and other vehicles associated with the depot use and there are no
recorded accidents at the junction in the last five years.
It is noted however that some vehicles exceed the speed limit along Dovercourt Road and
therefore a package of improvements has been agreed with the applicant to mitigate
potential highways impacts resulting from the development. This would include speed
reduction measures, including but not limited to, 20mph speed limit repeater signs. It is
proposed that additional crossing facilities will be provided to enhance pedestrian
connectivity across Dovercourt Road and slow traffic close to the site access. It has also
been agreed that improvements will be made to lighting along the access to the site and
adjacent to Dovercourt Road.
The detail of these highway works would be secured via pre-commencement condition and
approved via the s278 agreement process. A memorandum of understanding is required for
TROs to secure the above mitigation, as well as an extension of parking restrictions adjacent
to the access to ensure there is sufficient visibility for access and egress onto Dovercourt
Road.
The application as originally submitted included an emergency access between Nos. 98 and
100 Dovercourt Road. This was proposed in the event that the main access from Dovercourt
Road became blocked and access was required to respond to an emergency within the site.
However, following consultation with Transport Development Management and the Avon
Fire and Rescue Service, it was determined that the likelihood of an incident blocking the
entirety of an 8m-wide carriageway at the time of a fire onsite was so low that the access
was not required. Following this advice and the objections from residents to the use of the
lane between 98 and 100, this element of the scheme has been removed.
Other than the access outlined above, all other matters relating to transport and highways
are to be detailed through subsequent Reserved Matters application(s). The illustrative
masterplan sets out what is anticipated to be achieved through the site, including provision
of 170 parking spaces, secure cycle and refuse storage and street typologies. The principle
of internal circulation and access, including the location of different street typologies, would
be secured at this stage through the Parameter Plan 3 – Access and Movement Strategy to
which any future masterplan must align with.
A minimum level of parking onsite will be secured via condition to ensure there is parking
spill onto Dovercourt Road is minimised. The Reserved Matters application(s) should
demonstrate that all internal access roads can be adopted and that they can be accessed
safely by a refuse collection vehicle.
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It is concluded that, subject to conditions, the proposed development would be acceptable in
terms of the impacts upon transport and highways.
D. IS THE DESIGN AND LAYOUT OF THE PROPOSED DEVELOPMENT ACCEPTABLE?
Policy BCS21 advocates that new development should deliver high quality urban design that
contributes positively to an area's character and identity.
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 existing site comprises of single storey buildings and is generally low-rise. The
surrounding context of the site is predominantly two-storey residential buildings. The layout
of the site is to some extent constrained by the location of the wildlife corridor to the south
and east, the railway line and culverted brook to the east and the allotments to the north.
The applicant has submitted a Design and Access Statement which sets out how the
proposed layout and scale of the proposed residential use has been developed to date,
taking into account pre-application feedback from BCC officers and pre-application
consultation. An illustrative masterplan is submitted to demonstrate that the proposed
density of development can be successfully achieved on the site within its constraints, whilst
also incorporating sustainable urban drainage, open space, public realm, and protecting the
amenity of existing residential properties.
Whilst the illustrative masterplan does not form part of the outline consent if granted, the
applicant has developed parameter plans which align with this masterplan to secure the
principles of access and movement, layout of development blocks and building heights. Any
future Reserved Matters application seeking to approve a detailed masterplan would be
developed in accordance with those parameters.
The City Design Group has raised no objection to the design and scale of the proposed
development. Whilst initial concern was raised regarding the siting of a maximum four storey
section in the northernmost block – with the potential for harmful impacts to amenity of future
occupiers – this has subsequently been addressed within a revised parameter plan. The
overall approach to scale within the parameter plan is to ensure that two storey buildings are
located nearest to Dovercourt Road properties to align with the character of the existing
residential area and protect amenity, whilst the maximum three and four storey blocks would
be located further away and into the site, responding to the topography where the site sits
lower on the eastern edge. This is considered an appropriate scale and layout in principle.
It is noted that the City Design Group has raised some concern that aspects of the illustrative
masterplan as submitted could result in overshadowing of proposed amenity space and of
other blocks within the development. These details will be assessed at Reserved Matters
stage and a Daylight and Sunlight Assessment should be submitted to demonstrate
accordance with relevant guidance.
The overall principles for open spaces, landscaping concepts, street typologies and tree pits
are commended, and conditions are proposed to ensure that these concepts form key
principles at reserved matters to ensure the creation of a high-quality environment.
In summary, the principle of the scale and layout of the proposed development as detailed in
the parameter plans is found acceptable. The masterplan developed at Reserved Matters
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stage will be required via condition to accord with the parameter plans and further details of
appearance, scale, layout and design will be required and assessed.
E. WOULD THE PROPOSED DEVELOPMENT CAUSE ANY UNACCEPTABLE HARM TO
RESIDENTIAL AMENITY?
Policy BCS21 states that new development should safeguard the amenity of existing
development.
The Parameter Plan 1 – Site Structure shows the locations within which development would
occur. The plan demonstrates that the ‘development blocks’, areas where dwellings could be
proposed, are located at least 30 metres away from dwellings fronting onto Dovercourt
Road. This would be in excess of BRE guidance for separation distances and as such, there
is no anticipated issue with overlooking, overbearing or overshadowing.
There are a number of dwellings which are located in closer proximity to the development
blocks, including 144 Dovercourt Road and 1 to 4 Downend House Farm. The proposed
dwellings would be situated lower than those existing properties due to the topography of the
site and it is unlikely that the proposed development would overbear or overshadow adjacent
properties. A daylight and sunlight assessment should be submitted once the layout and
form of the proposed dwellings is determined to assess likely impacts upon these five
properties. The orientation of these five properties is such that there would be no issues with
overlooking as there are no windows directly facing the development.
It is considered that, at this outline stage, there would be no unacceptable impacts upon
residential amenity. Further information will be required at reserved matters stage once the
layout and form of development is known to confirm this.
F. WOULD THE PROPOSED DEVELOPMENT RESULT IN ANY UNACCEPTABLE
IMPACTS UPON BIODIVERSITY OR GREEN INFRASTRUCTURE?
Paragraph 174 of the National Planning Policy Framework (NPPF) states that planning
policies and decisions should contribute to and enhance the natural and local environment
by minimising impacts on and providing net gains for biodiversity.
Policy BCS9 states that individual green assets should be retained wherever possible and
integrated into new development.
Policy DM15 sets out that new green infrastructure assets will be expected to be designed
and located to maximise the range of green infrastructure functions and benefits achieved,
wherever practicable and viable. The provision of additional and/or improved management of
existing trees will be expected as part of the landscape treatment of new development.
Policy DM17 sets out that where tree loss or damage is essential to allow for appropriate
development, replacement trees of an appropriate species should be provided, in
accordance with the tree compensation standard.
A biodiversity net gain assessment has been undertaken which determines that at present,
the site equates to approximately 21 habitat units when measured within the Biodiversity
Metric 2.0 Calculation Tool. Whilst layout, form and landscape are reserved matters, the
applicant has utilised the illustrative masterplan and the principles set out in the Biodiversity
Net Gain Assessment (Aecom, 2022) to test whether a net gain can be achieved onsite. The
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Assessment concludes that a net gain of approximately 12% can be secured based on the
proposed development.
A condition should be attached to any consent that requires the production of a revised
biodiversity net gain assessment based on the fully worked-up scheme. This should
demonstrate that the development would provide at least a net gain of 12%.
The proposed development would result in the loss of 34 category C trees and 1 category B
tree. Many of these trees are self-sown in poor quality ground and therefore their removal
would be required in order to sufficiently remediate and attenuate the site.
The tree replacement standard set out in DM17 would require 159 new trees to be provided
onsite. As the layout and form of the development and landscape are reserved matters, it
has not been possible to confirm that all 159 trees can be accommodated onsite at this time.
If all 159 trees cannot be accommodated onsite, then a contribution would be required
towards offsite replacements.
Given this uncertainty, a condition has been added for the provision of 159 new trees onsite.
It is considered that the minor material amendment process set out in s73 of the Town and
Country Planning Act 1990 provides the opportunity for the applicant to amend this condition
and for a memorandum of understanding (or unilateral undertaking if BCC is not the
applicant) to be agreed for any discrepancy between the landscaping scheme and the
number of replacements required.
It is considered that, subject to conditions and the provision of further information at reserved
matters stage, that the proposed development would not result in any unacceptable impacts
upon biodiversity or green infrastructure.
G. DOES THE APPLICATION GIVE SUFFICIENT CONSIDERATION TO SUSTAINABLE
DESIGN AND CONSTRUCTION?
Policy BCS13 sets out that development should contribute to both mitigating and adapting to
climate change, and to meeting targets to reduce carbon dioxide emissions.
Policy BCS14 sets out that development in Bristol should include measures to reduce
carbon dioxide emissions from energy use by minimising energy requirements, incorporating
renewable energy sources and low-energy carbon sources. Development will be expected to
provide sufficient renewable energy generation to reduce carbon dioxide emissions from
residual energy use in the buildings by at least 20%.
Policy BCS15 sets out that sustainable design and construction should be integral to new
development in Bristol. Consideration of energy efficiency, recycling, flood adaption, material
consumption and biodiversity should be included as part of a sustainability or energy
statement.
Given the outline nature of the proposals, the extent to which sustainability can be assessed
is limited. The applicant has provided a sustainability statement which sets out key principles
for sustainability and tests the illustrative masterplan against adopted policies.
The energy statement (Aecom, 2022) demonstrates that a 20% reduction in CO2 emissions
can be achieved via a heat hierarchy-compliant solution of air source heat pumps supported
by 310sqm of solar PV.
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The applicant has provided pre-assessment information to support the application of a
BREEAM communities assessment and the approach has been agreed by BCC’s
sustainability team.
Conditions should be applied to any consent for the provision of a full energy strategy
inclusive of overheating analysis and for the completion of a full BREEAM Communities
assessment at Reserved Matters stage.
It is considered that the proposed development has given sufficient consideration to
sustainable design and construction at this stage. Further details will be required at
Reserved Matters stage to confirm accordance with policy.
PLANNING AGREEMENT
A number of consultees have requested financial contributions towards mitigation and/or
improvements associated with the proposed development. As BCC cannot enter into a s106
agreement with itself, these are to be secured via an internal memorandum of understanding
(MOU). The MOU is to secure the following items:
- 42 affordable homes
- 8 no. Fire Hydrants - £12,000 plus VAT.
- Travel plan implementation fee - £30,800
- Traffic Regulation Orders (TROs)for alterations to waiting restrictions, speed limit
extension into site, disable parking and statutory notices for highway mitigation – cost
TBC
- Upgrading of Turville Drive bus stops on Lockleaze Road - £49,541
- Upgrading of Downend Road bus stops on Muller Road - £73,127
CONCLUSION
The proposed development would contribute to the delivery of new, affordable homes on
previously developed land. Subject to conditions, the proposed development would be
acceptable in terms of transport and highways.
The parameter plans submitted indicate that the site has sufficient capacity to comfortably
accommodate up to 140 dwellings and the design principles established at this stage are
considered to be acceptable.
The Reserved Matters application should demonstrate that the proposed development is of
an appropriate type and mix for the area.
Any further Reserved Matters application should demonstrate that the proposed
development would sufficiently reduce CO2 emissions, considers sustainable design and
construction, nature conservation and green infrastructure.
RECOMMENDED GRANT SUBJECT TO PLANNING AGREEMENT
Time limits for commencement of development
1. Reserved Matters
Approval of the details of the layout, form, scale, appearance and landscaping (hereinafter
called "the reserved matters") shall be obtained from the council in writing before any
development is commenced.
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Reason: This is outline permission only and these matters have been reserved for the
subsequent approval of the Local Planning Authority.
2. Outline Permission
Application for approval of the reserved matters shall be made to the council before the
expiration of 3 years from the date of this permission. The development hereby permitted
shall begin not later than the expiration of 2 years from the date of approval of the last of the
reserved matters to be approved.
Reason: As required by Section 92 of the Town and Country Planning Act 1990 as amended
by Section 51 of the Planning and Compulsory Purchase Act 2004.
Pre-commencement conditions
3. Site Specific Construction Environmental Management Plan
No development shall take place until a site specific Construction Environmental
Management Plan has been submitted to and been approved in writing by the Council. The
plan must demonstrate the adoption and use of the best practicable means to reduce the
effects of noise, vibration, dust and site lighting. The plan should include, but not be limited
to:
• Procedures for maintaining good public relations including complaint management,
public consultation and liaison
• Arrangements for liaison with the Council’s Pollution Control Team
• All works and ancillary operations which are audible at the site boundary, or at such
other place as may be agreed with the Local Planning Authority, shall be carried out only
between the following hours: 08 00 Hours and 18 00 Hours on Mondays to Fridays and
08 00 and 13 00 Hours on Saturdays and; at no time on Sundays and Bank Holidays.
• Deliveries to and removal of plant, equipment, machinery and waste from the site must
only take place within the permitted hours detailed above.
• Mitigation measures as defined in BS 5528: Parts 1 and 2: 2009 Noise and Vibration
Control on Construction and Open Sites shall be used to minimise noise disturbance
from construction works.
• Procedures for emergency deviation of the agreed working hours.
• Bristol City Council encourages all contractors to be ‘Considerate Contractors’ when
working in the city by being aware of the needs of neighbours and the environment.
• The measures set out with Appendix D of the approved Air Quality Assessment (Aecom,
January 2022)
• Control measures for dust and other air-borne pollutants. This must also take into
account the need to protect any local resident who may have a particular susceptibility to
air-borne pollutants.
• Measures for controlling the use of site lighting whether required for safe working or for
security purposes.
• Measures to avoid offences against legally protected and priority species during
construction, including site clearance and demolition.
• Provision for the appointment of an Ecological Clerk of Works (ECoW) to undertake site
visits and to supervise sensitive operations.
Where considered to be required by the project ecologist, the CEMP shall be supplemented
by a Method Statement for a Preliminary Method of Working (MS-PMW) to avoid accidental
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harm being caused to any protected, priority or notable habitats or species. The
development shall be carried out in full accordance with the approved details, or any
amendments agreed in writing by Bristol City Council.
The approved CEMP shall be adhered to throughout the construction of the development
hereby approved.
Reason: In the interests of the amenities of surrounding occupiers during the construction of
the development and to accord with the 1981 Wildlife & Countryside Act (as amended); the
1996 Wild Mammals Protection Act; the 2017 Habitats Regulations; the 2006 NERC Act; the
2006 Animal Welfare Act; and the 1992 Protection of Badgers Act.
4. Approval of road works necessary
No development shall take place (excluding demolition) 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.
• Reconstruct and resurface the access road from Dovercourt Road
• Upgrade street lighting columns along the access road and on Dovercourt Road as
required by street lighting and electrical design;
• New pedestrian crossing facilities on Dovercourt Road.
• Install dropped kerbs incorporating tactile paving at the junction between Dovercourt
Road and Chedworth Road, and the junction between Downend Park and Downend
Road.
• Install speed reduction measures on Dovercourt Road
• Upgrade the junction between Downend Road and October Lane, the entrance from
Dovercourt Road to Muller Road Recreation Ground and Dovercourt Road
Allotments;
Where applicable indicating proposals for:
• Existing levels of the finished highway tying into building threshold levels
• Alterations to waiting restrictions or other Traffic Regulation Orders to enable the
works
• Signing, street furniture, street trees and pits
• Structures on or adjacent to the highway
• Extent of any stopping up, diversion or dedication of new highway (including all public
rights of way shown on the definitive map and statement)
No development shall take place over the route of any public right of way prior to the
confirmation of a Town & Country Planning Act 1990 path diversion/stopping up order.
Prior to occupation these works shall be completed to the satisfaction of the Highway
Authority and approved in writing by the Local Planning Authority.
Reason: In the interests of public safety and to ensure that all road works associated with
the proposed development are: planned; approved in good time (including any statutory
processes); undertaken to a standard approved by the Local Planning Authority and are
completed before occupation.
5. Highway to be adopted
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No development shall take place (excluding demolition) until plans to a scale of 1:200
showing the following information has been submitted to and approved in writing by the
Local Planning Authority.
Long sections
General arrangement
Threshold levels to buildings
Drainage
Structures
Swept path for two directional movement of a 11.4m long refuse vehicle passing a 4.98m
long large saloon car
Prior to occupation detailed technical plans to a scale of 1:200 setting out how the internal
access road(s) will be constructed to the Highway Authority’s adoptable standard shall be
submitted and approved in writing by the Local Planning Authority. These works shall then
be completed to the satisfaction of the Highway Authority and approved in writing by the
Local Planning Authority.
Reason: To ensure the internal roads are planned and approved in good time to a
satisfactory standard for use by the public and are completed prior to occupation.
6. Structure Adjacent To/Within 6m of the Highway
No development shall take place until an Approval In Principle (AiP) Structural Report setting
out how any structures within 6 metres of the edge of the adopted highway (and outside of
this limit where the failure of any structures would affect the safety of road users) will be
assessed, excavated, constructed, strengthened or demolished has been submitted to and
approved in writing by the Local Planning Authority.
Reason: To ensure the works safeguard the structural integrity of the adopted highway
during the demolition and construction phase of the development.
7. Estate Street Phasing and Completion Plan
No development shall take place until an estate street phasing and completion plan has
been submitted to and approved in writing by the Local Planning Authority. The estate street
phasing and completion plan shall set out the development phases and completion
sequence that estate streets serving each phase of the development will be completed. The
development shall then be carried out in accordance with the approved estate street phasing
and completion plan.
Reason: To ensure the phasing and completion of estate streets serving the development
are completed.
8. Highway Condition Survey
No development shall take place (including investigation work, demolition, siting of site
compound/welfare facilities) until a survey of the condition of the adopted highway has been
submitted to and approved in writing by the Local Planning Authority. The extent of the area
to be surveyed must be agreed by the Highways Authority prior to the survey being
undertaken. The survey must consist of:
• A plan to a scale of 1:1000 showing the location of all defects identified;
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•

A written and photographic record of all defects with corresponding location
references accompanied by a description of the extent of the assessed area and a
record of the date, time and weather conditions at the time of the survey.

No building or use hereby permitted shall be occupied or the use commenced until any
damage to the adopted highway has been made good to the satisfaction of the Highway
Authority.
Reason: To ensure that any damage to the adopted highway sustained throughout the
development process can be identified and subsequently remedied at the expense of the
developer.
9. Soft and Hard Landscaping Scheme
Prior to commencement of the development hereby approved (except demolition; details of
treatment of all parts on the site not covered by buildings shall be submitted to and approved
in writing by the Local Planning Authority. The site shall be landscaped strictly in accordance
with the approved details in the first planting season after completion or first occupation of
the development, whichever is the sooner.
Details shall include:
1) a scaled plan showing:
a. all existing vegetation and landscape features to be retained
b. 159 replacement trees in accordance with the Arboricultural Impact
Assessment and Tree Protection Plan (Bosky Trees, January 2022).
c. Planting schedule of trees species and stock sizes
2) location, type and materials to be used.
3) Stockholm tree pit specifications for all areas of new tree planting in hard standing to
include:
a. permeable paving
b. underground modular systems
c. Soil aeration vents
d. Aeration layer composition.
e. Soil composition, 7.5% nutrient rich biochar, 7.5% compost & 85% 32-63mm
clean crushed stone
f. Sustainable urban drainage integration, utilizing rainwater runoff to
supplement tree planting pits.
g. use within tree Root Protection Areas (RPAs);
4) A table illustrating the following details:
a. The soil volume available for each tree.
b. The soil volume required for each tree at maturity.
5) specifications for operations associated with plant establishment and maintenance
that are compliant with best practise; and
6) types and dimensions of all boundary treatments
7) Stockholm specification for retrofitted planting beds around retained trees.
There shall be no excavation or raising or lowering of levels within the prescribed root
protection area of retained trees unless agreed in writing by the Local Planning Authority.
Unless required by a separate landscape management condition, all soft landscaping shall
have a written five year maintenance programme following planting. Any tree(s) that die(s),
are/is removed or become(s) severely damaged or diseased shall be replaced and any new
planting (other than trees) which dies, is removed, becomes severely damaged or diseased
within five years shall be replaced. Unless further specific permission has been given by the
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Local Planning Authority, replacement planting shall be in accordance with the approved
details.
Reason: Required to safeguard and enhance the character and amenity of the area, to
provide ecological, environmental and bio-diversity benefits and to maximise the quality and
usability of open spaces within the development, and to enhance its setting within the
immediate locality in accordance with DM15 and DM17.
10. Details of earthworks / mounding / contouring
Before any works commence on site, details of earthworks shall be submitted to and
approved by the Local Planning Authority. These details shall include the proposed grading
and mounding of land areas including the levels and contours to be formed, showing the
relationship of proposed mounding to existing vegetation and surrounding landform.
The approved details shall then be adhered to throughout construction.
Reason: In the interest of maintaining the amenity value of the area.
11. Protection of Retained Trees during the Construction Period
No work of any kind shall take place on the site until the protective barriers have been
erected around the retained trees, in the position and to the specification shown on Drawing
No. TPP-1 and TPP-2 (Bosky Trees, January 2022). Once installed photos should be sent to
the Local Authority Case Officer, to be verified in writing by the Tree Officer. The Local
Planning Authority shall be given not less than two weeks prior written notice by the
developer of the commencement of works on the site in order that the council may verify in
writing that the approved tree protection measures are in place when the work commences.
The approved fence(s) shall be in place before any equipment, machinery or materials are
brought on to the site for the purposes of the development and shall be maintained until all
equipment, machinery and surplus materials have been removed from the site. Within the
fenced area(s) there shall be no scaffolding, no stockpiling of any materials or soil, no
machinery or other equipment parked or operated, no traffic over the root system, no
changes to the soil level, no excavation of trenches, no site huts, no fires lit, no dumping of
toxic chemicals and no retained trees shall be used for winching purposes. If any retained
tree is removed, uprooted or destroyed or dies, another tree shall be planted at the same
place and that tree shall be of such size and species, and shall be planted at such time, as
may be specified in writing by the council.
Under no circumstances should the tree protection be moved during the period of the
development and until all works are completed and all materials and machinery are
removed. Landscaping works within protected areas is to be agreed with the Local Planning
Authority and carried out when all other construction and landscaping works are complete.
Reason: To protect the retained trees from damage during construction, including all ground
works and works that may be required by other conditions, and in recognition of the
contribution which the retained tree(s) give(s) and will continue to give to the amenity of the
area in line with Policy DM17.
12. Arboricultural method statement – During construction
All works within the root protection area of retained trees, including the installation of the
removal of hardstanding and kurb-stones, installation of new kurb-stones and re-installation
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of tree protection fencing must follow the detailed methodology with the approved
Arboricultural Method Statement (Bosky Trees, January 2022). In the instance that major
roots are found then further consultation with an arboriculturist will be required, any changes
to the specified methodology must be agreed in writing by the local planning authority.
Reason: To protect the retained tree from damage during construction and in recognition of
the contribution which the retained tree gives and will continue to give to the amenity of the
area.
13. External lighting
Prior to commencement of the development hereby approved (except demolition), details for
any proposed external lighting shall be submitted to and agreed in writing by Bristol City
Council. This shall include lux level contours superimposed on a site plan and shall seek to
show that there will be no light spill above pre-existing levels beyond the site boundaries or
onto boundary features. The lux contour plan shall show lux levels at appropriate intervals
(0, 0.2, 0.5, 1, 1.5, 2, 3, 4, 5 lux and higher are particularly useful).
The development shall be undertaken in full accordance with the approved details or any
amendments agreed in writing by Bristol City Council.
Reason: To limit the impact of light pollution from artificial light on local amenity, intrinsically
dark landscapes and nature conservation; and to protect the functionality of the Bristol
Wildlife Network.
14. Ecological Mitigation & Enhancement Strategy
Prior to the commencement of the development hereby approved (excluding demolition), the
applicant shall submit an Ecological Mitigation & Enhancement Strategy (EMES). This shall
include details of the provision of bird, bat, insect and hedgehog* boxes. The location,
specification, height and orientation of these features shall be shown on a site plan.
The development shall be carried out in full accordance with the approved details or any
amendments agreed in writing by Bristol City Council.
Reason: To conserve biodiversity by securing ecological enhancement in accordance with
the revised National Planning Policy Framework (paragraph 174).
15. Method Statement for control and removal of invasive plant species
Prior to the commencement of the development hereby approved, including any site
clearance and/or demolition, a Method Statement for the control and removal of all WCA
Schedule 9 invasive plant species shall be submitted to and approved in writing by the Local
Planning Authority.
The proposed development shall be undertaken in full accordance with the approved Method
Statement or any amendments agreed in writing by the Council.
Reason: To ensure compliance with Section 14(2) of the Wildlife and Countryside Act (1981)
as amended.
16. Remediation Strategy
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Prior to each phase of development approved by this planning permission no development
shall commence until a remediation strategy to deal with the risks associated with
contamination of the site in respect of the development hereby permitted, has been
submitted to, and approved in writing by, the local planning authority. This strategy will be
based upon the Strategy for Land Contamination - Dovercourt Depot, Project number:
60653427, 31 January 2022 by Aecom Ltd and include the following components:
1. Further site investigation based on the report mentioned above to provide information for
a detailed assessment of the risk to all receptors that may be affected, including those offsite.
2. The results of the site investigation and the detailed risk assessment referred to in (1) and,
based on these, a final options appraisal and remediation strategy giving full details of the
remediation measures required and how they are to be undertaken.
3 A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (2) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance
and arrangements for contingency action.
Any changes to these components require the written consent of the local planning authority.
The scheme shall be implemented as approved.
Reason To ensure that the development does not contribute to and is not put at
unacceptable risk from or adversely affected by unacceptable levels of water pollution in line
with paragraph 170 of the National Planning Policy Framework.
17. To ensure implementation of a programme of archaeological works
No development shall take place until the applicant/developer has secured the
implementation of a programme of archaeological work, in accordance with a Written
Scheme of Investigation which has been submitted by the developer and approved in writing
by the Local Planning Authority.
The scheme of investigation shall include an assessment of significance and research
questions; and:
1. The programme and methodology of site investigation and recording
2. The programme for post investigation assessment
3. Provision to be made for analysis of the site investigation and recording
4. Provision to be made for publication and dissemination of the analysis and
records of the site investigation
5. Provision to be made for archive deposition of the analysis and records of the site
investigation
6. Nomination of a competent person or persons/organisation to undertake the
works set out within the Written Scheme of Investigation.
Reason: To ensure that archaeological remains and features are recorded prior to their
destruction.
18. Public Art Plan
Prior to commencement of development, a public art plan written by a public art producer
shall be submitted to and approved in writing by the local planning authority. This shall
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include information on the commissioning of artists and/or an art consultant, a programme of
public engagement and a timetable for the delivery of public art.
The delivery of public art shall then be carried out in accordance with the details and the
timetable set out within the approved public art plan.
Reason: To ensure that culture and public art is embedded within the development to create
a high quality environment in accordance with Policy BCS21.
19. Internal Access Roads and Transport Measures – Key Elements
Each subsequent Reserved Matters application shall include the following in respect of
transport and highways and in relation to the internal roads:
• A plan showing swept path analysis for all carriageways to demonstrate that an
11.4m long RCV can pass a 4.98m long large saloon car travelling in the opposite
direction.
• A plan showing appropriate forward visibility splays (based on actual bend radii and
20mph) throughout the inside of all carriageway bends. These must be plotted on a
plan at a scale of 1:200.
• A plan showing vehicular visibility splays of 2.4m x 25m (based on 20mph) at all
junctions.
• Speed reduction measures for any effective straights longer than 40m.
• Cross and long sections with spot heights and gradients for the carriageways/shared
surfaces. Road gradients must be no steeper than 1:20, with a minimum gradient of
1:100 to ensure positive drainage. Footways must be designed with a longitudinal
gradient no steeper than 1:12.
• A plan showing all areas to be put forward for adoption.
• A plan showing the provision of 170 unallocated car parking spaces.
• A plan showing the details of secure cycle parking.
• A plan showing the solutions for the storage and collection of refuse and recycling.
Reason: To ensure that the internal access roads can be adopted and that development
does not unacceptably affect highway safety.
20. Layout and Scale – Key Elements
Each subsequent Reserved Matters application shall include the following in respect of
layout and scale:
• Plans demonstrating compliance with the following approved Parameter Plans:
o Parameter Plan 1 – Site Structure (ref. 19165_(00)_P200_P02)
o Parameter Plan 2 – Building Heights (ref. 19165_(00)_P201_P03)
o Parameter Plan 3 – Access and Movement 19165_(00)_P202_P03
• Plans demonstrating the accordance with the following principles set out in the
approved Design and Access Statement (AHMM, Report 01 - Rev P01 2022):
o 5.6 Living Street Typology (South)
o 5.7 Green Street & Woodland Edge Typology
o 5.8 Living Street (North) & Woodland Edge St. Typology
o 8.5 Landscape Concept Plan
• Plans demonstrating how amenity space within the development will be managed
and maintained.
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Reason: To ensure that the appearance of the development is satisfactory and that there are
no unacceptable impacts upon design, amenity, landscape or ecology.
21. Sustainability
Each subsequent Reserved Matters application shall include an updated Sustainability
Statement and Energy Statement demonstrating accordance with the approved Energy
(Aecom, January 2022) and Sustainability (Aecom, January 2022) Statements. The updated
Statement(s) shall demonstrate a minimum 20% saving in CO2 emissions through energy
efficiency measures and on-site renewable energy generation and shall include an
assessment of potential overheating.
Reason: To ensure the development incorporates sustainable design and construction
methodology.
22. BREEAM Communities
Each subsequent Reserved Matters application shall include a BREEAM Communities
Assessment which shall accord with the approved BREEAM Communities Step 1 Report
(Aecom, May 2022) and BREEAM Communities Steps 2 and 3 Report (Aecom, May 2022).
The BREEAM Communities Assessment shall demonstrate that the development is targeting
a ‘Very Good’ score.
Reason: To ensure the development is built in a sustainable manner.
23. SUDS
Each subsequent Reserved Matters application shall include a detailed Sustainable
Drainage Strategy in accordance with the approved Drainage Strategy (Aecom, January
2022). The Strategy shall include the detailed design, management and maintenance plan of
surface water drainage for the site using SuDS methods.
The approved drainage system shall be implemented in accordance with the approved
Sustainable Drainage Strategy prior to the use of the building commencing and maintained
thereafter for the lifetime of the development.
Reason: To prevent the increased risk of flooding by ensuring the provision of a satisfactory
means of surface water disposal is incorporated into the design and the build and that the
principles of sustainable drainage are incorporated into this proposal and maintained for the
lifetime of the proposal
Pre-occupation conditions
24. Development in Flood Zone 2 and 3
No dwellings or operational development shall be sited in Flood Zone 2 or 3 as designated
by the Environment Agency Flood Map for Planning.
Reason: To ensure a sequential approach is taken with all development located in Flood
Zone 1.
25. Reporting of Unexpected Contamination
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In the event that contamination is found at any time that had not previously been identified
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. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
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
26. Remediation Strategy - Verification Report
Prior to any part of the permitted development being occupied, a verification report
demonstrating the completion of works set out in the approved remediation strategy and the
effectiveness of the remediation shall be submitted to, and approved in writing, by the local
planning authority. The report shall include results of sampling and monitoring carried out in
accordance with the approved verification plan to demonstrate that the site remediation
criteria have been met.
Reason To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan have
been met and that remediation of the site is complete. This is in line with paragraph 170 of
the National Planning Policy Framework.
27. To secure the conduct of a watching brief during development groundworks
The applicant/developer shall ensure that all groundworks, including geotechnical works, are
monitored and recorded by an archaeologist or an archaeological organisation to be
approved by the council and in accordance with the Written Scheme of Investigation
approved under condition 17.
Reason: To record remains of archaeological interest before destruction.
28. Completion of Vehicular Access – Shown on approved plans
No building or use hereby permitted shall be occupied or use commenced until the means of
vehicular access has been constructed and completed in accordance with the approved
plans and the said means of vehicular access shall thereafter be retained for access
purposes only for the lifetime of the development. Any access point opening onto the
adopted highway shall include suitable drainage provision within the curtilage of the site, to
prevent the discharge of any surface water onto the adopted highway.
Reason: To ensure that the vehicular access point is safe and includes adequate drainage.
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29. 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.
30. Provision of Pedestrian Visibility Splays
No building or use hereby permitted shall be occupied or use commenced until pedestrian
visibility splays of 2 metres x 2 metres to the rear of the footway, shall be provided at the
proposed access (or drive). Nothing shall be erected, retained, planted and/or allowed to
grow at or above a height of 0.6 metres to the rear of the footway which would obstruct the
visibility splay. The visibility splays shall be maintained free of obstruction at all times
thereafter for the lifetime of the development.
Reason: To ensure motorists have clear and unrestricted views of approaching pedestrians
when pulling out onto the adopted highway, in the interest of highway safety.
31. Provision of Vehicular Visibility Splays
No building or use hereby permitted shall be occupied or use commenced until visibility
splays 2.4 metres back from the centre line of the access and extending 25 metres on the
nearside carriageway edge shall be provided at all accesses/junctions, as shown on the
approved plans. Nothing shall be erected, retained, planted and/or allowed to grow at or
above a height of 0.6 metres above the nearside carriageway level which would obstruct the
visibility splay. The visibility splays shall be maintained free of obstruction at all times
thereafter for the lifetime of the development.
Reason: To ensure motorists have clear and unrestricted views of approaching
cyclists/vehicles in the interest of highway safety.
32. Electric Vehicle Charging Points
No building or use hereby permitted shall be commenced until details of Electrical Vehicle
Charging infrastructure, management plan and phasing for implementation has been
submitted to and approved in writing by the Local Planning Authority. This shall include
details of the following:
• Final Layout
• Number and location of EV parking spaces
• Number and location of EV charging points
• Type of EV charging points (fast, rapid)
• Indicative locations for feeder pillars and protective infrastructure
• Evidence of power supply from WPD (to ensure substation capacity is adequate)
• Indicative location of substation (where required)
• Indicative cable routing
• Management plan outlining proposed management of spaces, charging network and
infrastructure
• Electrical Layout and Schematic Design
• Feeder Pillar Design/Electrical Layout/Schematic Layout Designs
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The Electric Vehicle Charging Points and management strategy as approved shall be
implemented prior to occupation / as per the agreed phasing plan and retained in that form
thereafter for the lifetime of the development.
Reason: To promote sustainable travel, aid in the reduction of air pollution levels and help
mitigate climate change.
33. Travel Plan – Implemented by the Highways Authority
No building or use hereby permitted shall be occupied or use commenced until evidence that
the pre-occupation elements of the approved Travel Plan have been put in place shall be
prepared, submitted to and approved in writing by the Local Planning Authority.
The developer shall enable the Highways Authority to implement, monitor and review the
approved Travel Plan to the satisfaction of Local Planning Authority unless agreed in writing
by the Local Planning Authority.
Reason: To support sustainable transport objectives including a reduction in single
occupancy car journeys and the increased use of public transport, walking and cycling.
34. Sound insulation of residential properties from external noise
All recommendation detailed in the Noise Assessment (Aecom, January 2022) submitted
with the application with regards to sound insulation and ventilation of residential properties
shall be implemented in full prior to the commencement of the use permitted and be
permanently maintained.
Reason: To safeguard the amenity of future occupiers.
Post-occupation management conditions
35. Affordable Housing
The development hereby approved will provide a minimum 30% of its units (up to 42
dwellings) as affordable housing in perpetuity.
Reason: To ensure that the proposed development provides a sufficient level of affordable
housing, in accordance with Policy BCS17.
List of approved plans
36. 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.
Parameter Plan 1 – Site Structure, 19165_(00)_P200_P02, received 8 February 2022
Parameter Plan 2 – Building Heights, 19165_(00)_P201_P03, received 6 May 2022
Parameter Plan 3 – Access and Movement 19165_(00)_P202_P03, received 2 September
2022
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Outline Drainage Design General Arrangement, 60601669-ACM-DR-DR-CE-10 REV P01,
received 08 Feb 2022
Outline Drainage Attenuation Basin Plan, 60601669-ACM-DR-DR-CE-100 REV P01,
received 08 Feb 2022
Site Location Plan, P001 REV P02, received 08 Feb 2022
Existing Site Plan, P002 REV P02, received 08 Feb 2022
Illustrative Masterplan, P100 REV P02,
received 08 Feb 2022
Affordable Housing Statement
received 08 Feb 2022
Air Quality Assessment
received 08 Feb 2022
Arboricultural Impact Assessment and Tree Protection Plan
received 08 Feb 2022
Arboricultural Method Statement
received 08 Feb 2022
Archaeological Desk-Based and Heritage Statement
received 08 Feb 2022
BNG Report
received 08 Feb 2022
Drainage Strategy
received 08 Feb 2022
Ecological Impact Assessment
received 08 Feb 2022
Economic Statement
received 08 Feb 2022
Energy Statement
received 08 Feb 2022
Flood Risk Assessment
received 08 Feb 2022
Geo-Environmental Interpretative Report
received 08 Feb 2022
Goram Homes And Keepmoat Homes Statement
received 08 Feb 2022
Health Impact Assessment
received 08 Feb 2022
Noise Assessment
received 08 Feb 2022
Outline Open Space Assessment
received 08 Feb 2022
Planning Obligations Statement
received 08 Feb 2022
Planning Statement
received 08 Feb 2022
Report Of Community Involvement
received 12 April 2022
Strategy For Land Contamination Report
received 08 Feb 2022
Sustainability Statement
received 08 Feb 2022
Transport Assessment
received 08 Feb 2022
Design And Access Statement
received 08 Feb 2022
Reason: For the avoidance of doubt.
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