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Amendment Sheet 
5 October 2022 
 
 
 
Item 1: - Land To The West Of Ashton Gate Stadium Ashton Road Bristol BS3 
2EJ  
 

Page 
no. 

Amendment/additional information 

1 Members are to be aware that following a positive resolution the application would be 
referrable to the Secretary of State due to a departure from the local plan in relation to 
Main Town Centre Uses 
 

7 Since publication of the Public Report Pack a total of 38 further comments all in support 
have been submitted in relation to this application.   
 
In total 73 representations have been received, 52 in support, 16 objections and 4 neutral 
 

9 Letter of support received by Karin Smyth Labour MP for Bristol South: “I wish to express 
my support for these two developments given their significance in delivering both homes 
and employment opportunities for the people I represent”. 
 

12 Typing error. The Air Quality Officer has NO objections to the proposed development 

      28 In addition to considering the comments received by HE, in undertaking the assessment of 
the proposed development BCC Officers have attributed considerable importance and 
weight to the protection of designated heritage assets, and this has been weighed against 
the identified public benefits of the scheme 
 
On balance, BCC Officers consider that the proposal will not result in any adverse impact 
on the character, appearance and historic setting of designated heritage assets. The 
proposal is considered to accord with the requirements of the NPPF, Sections 66 and 72 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 and all other heritage 
considerations as detailed within policies BCS22, DM26, DM31. 
 

40 In the event of a resolution to grant planning permission, Officers would seek delegated 
authority to continue further discussions with the applicant regarding securing necessary 
planning conditions and s106 Obligations.  
 

40 Full list of DRAFT conditions as follows: 
 
A  Time limit for commencement of development 
 
A1 Full Planning Permission 
 
B  Pre commencement and pre-commencement of relevant part 
 
DM Phasing Plan 
 
UD Design Intent to the Scheme 
 
UD Further design details 
 
UD Sample Panels 
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UD Submission and Approval of Landscape (Soft and Hard) and Public Realm Strategy 
 
FR  B35 SuDs 
 
ECO Protected Species 
 
ECO Green Infrastructure Method Statement 
 
ECO Ecological Mitigation & Enhancement Strategy (EMES). 
 
ECO BNG & Habitat Management 
 
ECO Lighting Strategy 
 
ECO Construction Environmental Management Plan (CEMP) 
 
ECO Invasive Species Method  Statement 
 
SUST Energy & Sustainability Statement 
 
SUST Broadband 
 
SUST Refrigerant leak detection  
 
PC Construction Management Plan 
 
CA Coal Mining scheme of intrusive site investigations 
 
ART Public Art Plan 
 
EA Georeferenced survey of the Main River connection from the Longmoor Brook to  
the Old Colliters Brook 
 
EA Scheme to realign and improve conveyance of the Old Colliter’s Brook 
 
EA Scheme to ensure unrestricted access by the Environment Agency 
 
EA Scheme detailing the flood resistance and resilience measures 
 
EA Scheme for the future responsibility and management of the enhanced and 
reprofiled Main River Old Colliters Brook 
 
EA Contamination Remediation Strategy  
 
C  Pre occupation 
 
EA Verification Report of Remediation Strategy 
 
EA Contamination not previously identified 
 
EA Flood Risk full accordance with the Ramboll Flood Risk Assessment (FRA) 
 
EA Scheme to provide unimpeded operational and emergency access for the 
Environment Agency 
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FR C25 Flood Evacuation Plan- Residential Property 
 
FR C26 Flood Evacuation Plan- Commercial Property 
 
CA Coal Signed statement or declaration re: site is, or has been made, safe and stable 
for the approved development 
 
TDM    C7A Completion of Vehicular Access – Shown on Approved Plans 
 
TDM C8 Completion of Pedestrians/Cyclists Access and parking 
 
TDM C35 Car Club membership and facilities 
 
TDM C36 Electric Vehicle Charging Points 
 
TDM Waste Management Plan 
 
ARB Tree Planting Plan- Landscape works to be carried out in accordance with approved 
plan 
 
PC Scheme of noise insulation measures 
 
PC Scheme of noise insulation measures for gymnasium and hotel function room 
 
PC Noise from plant & equipment    
 
PC Details of Extraction/Ventilation System 
 
PC Artificial light (external) 
 
PC Testing of scheme of noise insulation measures for the Sports & Conference Centre 
 
SUST Overheating mitigation measures in accordance with statement 
 
SUST   BREEAM Post Construction reports 
 
FIRE Details of the position of the 3 fire hydrants 
 
D  Post Occupation Management 
 
EA No infiltration of surface water drainage 
 
EA Piling using penetrative methods shall not be carried out 
 
PC Noise from plant & equipment affecting residential 
 
PC Use of Refuse and Recycling facilities  
 
PC Sports & Conference Centre Service Yard Deliveries/collections/load out 
 
PC Opening hours for Sports & Conference Centre 
 
TDM Travel Plan 
 
 



 

5-Oct-22 Page 4 of 10 

Page 
no. 

Amendment/additional information 

E  List of Approved Plans and Drawings 
 
To be completed 
 
INFORMATIVES 
PC Nuisance complaints 
 
EA Permit under the Environmental Permitting (England and Wales) Regulations 2016 
from the Environment Agency for any proposed works or structures 
 
EA Pollution prevention 
 
NR Engagement with Asset Protection to determine the interface with Network Rail 
assets 
 
NR Soakaways / attenuation ponds / septic tanks etc, as a means of storm/surface 
water disposal must not be constructed near/within 5 metres of Network Rail’s boundary 
 
NR Demolition works 
 
TDM Works on Public Highway 
 
TDM Impact on highway network during construction 
 

 
Item 2: - Land West Of Silbury Road Bristol   
 

Page 
no. 

Amendment/additional information 

1 Members are to be aware that following a positive resolution the application would be 
referrable to the Secretary of State due to a departure in the local plan in relation to the 
proposal site being within the Green Belt 
 

3 There are no sensitive environmental designations within the site, however it is within the 
Impact Risk Zone for Ashton Court SSSI, the Avon Gorge SSSI and Quarry Steps, Durdham 
Down SSSI. It is considered that the proposed development would not have any 
unacceptable adverse impact on these designations 
 

5 Since publication of the Public Report Pack further representations have been received 
comprising 27 letters of support, 29 objections and 2 neutral comments 
 
In total 252 representations have been received, 48 in support, 199 objections and 5 
neutral 
 

7 Comments provided by Cllr Tessa Fizjohn and the BS3 Group reference objections raised 
by the EA which have since been resolved meaning the EA no longer object to the 
proposed development. 
 
 

8 Letter of support received by Karin Smyth Labour MP for Bristol South: “I wish to express 
my support for these two developments given their significance in delivering both homes 
and employment opportunities for the people I represent”. 
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21-23 As outlined in the applicant’s Supplementary Planning Statement, the linkages between 
the sites go beyond the financial imperative to secure the joint development of the 
sites.  Combined development is fundamental to achieving the regeneration of South 
Bristol (Core Strategy Policy BCS 1); the sites are physically linked by and provide 
improvements to shared sustainable transport infrastructure including MetroBus, walking 
and cycling provision. They are in close proximity to each other. Future residents’ access 
to formal recreation and healthy and active lifestyle provision is directly provided by the 
SCC and ensures the delivery of a 20 minute neighbourhood. The linkages and 
relationships between the sites are therefore fundamental to securing the proper planning 
of the area and as such are significant material considerations in underpinning and forming 
part of the VSC 
 
Statement from Counsel to BCC Officers received 03.10.22: “The legal advice is that the 
report has fairly set out the test in the NPPF for when very special circumstances 
exist.  The weight to be attached to those advantages and so the judgment as to whether it 
amounts to very special circumstances is a planning judgment for the committee”.  
 

31-33 Discussions between parties regarding the final wording of both the required noise and 
dust mitigation measures conditions are still ongoing. Officers request delegated authority 
to finalise the exact wording of conditions if a resolution to approve is granted 
 

36-37 Natural England are no longer objecting regarding the proposed illumination of the access 
bridge as revised modelling demonstrates an acceptable level of light spill onto the 
Longmoor Brook.  
 
Further to this, on the 29.09.22 Natural England provided the following comment: 
 
“Martin Willis from Ramboll has emailed me to confirm that EA have agreed that an 8m 
wide access track will not be required along the entirety of the brook.  Access would 
instead be provided through access points perpendicular to the brook.  From the Ramboll 
Technical Note ref 1620003531_220624-01 it is my understanding that these access 
points would need to be 5m wide minimum. 
 
We would consider that the proposed access points would not impact horseshoe bat 
activity in this area provided the two following measures are secured: 

• The access points are restricted to 5m wide 
• Mature trees are planted either side of access points at the earliest 

possible opportunity to retain canopy cover over the gap.  Fast growing 
species such as willow should be used.   

 
The applicant would need to commit to these measures prior to determination as this 
would form part of the mitigation to be considered through a HRA”.  
 
Members are to be aware that the applicant has committed to these measures (the detail 
of which would be agreed via the planning condition) and this would form part of the 
mitigation considered through the Habitat Regulations Assessment.  As Officers state in 
the report, it is considered that that there is a clear workable solution to this issue. 
 
On the 03.1.22 the BCC Ecologist commented as follows: 
 
“I read Steph Atwood’s ecology response to the 21/03166/P- Land West of Silbury 
Road/Longmoor application (6/9/2021), and Ramboll’s response (17/12/2021), and 
provided an email on 26 September 2022 providing comments on these. Since then I have 
been asked to comment on the objections of parties regarding protected species surveys 
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and habitats on this site, BNG, and Natural England’s response.  
 

1. Bat surveys 
 
If this application is deemed approved I am attaching a condition for updated bat surveys 
to be carried out in any future reserved matters application so that any bat survey data 
submitted and mitigatory measures required are up-to-date. 
 

2. Grassland network 
 
The West of England Nature Partnership (WENP) State of Environment Assessment 
mapping (link - State of Environment Assessment (tandem1.co.uk)), showing this site 
within grassland network was developed to inform the WENP Nature Recovery Network 
(link - Nature Recovery Network - WENP) and form part of its evidence base. The WENP 
Nature Recovery Network mapping shows this site outside of the grassland network, but 
directly adjacent to it. I am not aware of the process which removed this site from the 
grassland network but unfortunately as the State of Environment Assessment mapping 
precedes the WENP Nature Recovery Network mapping, the site cannot be classed as 
falling in this network and cannot be assigned strategic significance higher than ‘low’ 
based on this. 
 

3. BNG – is the site achieving a biodiversity gain or loss according to the BNG 
assessment for this site 

 
I am going to comment again on the strategic significance of the habitats on the site as I 
have above and in my previous email on 26/09, but it is for the applicant’s ecologists to 
address concerns on the use of their BNG metric and justify their 
classifications/assessments of habitats on this site in light of additional objector comments. 
 
As outlined in my email on 26/09, I must reiterate that the same strategic significance 
should be applied to all of all the habitats on this site, and though there is merit in the 
location of the site being in the green belt, I believe they should be classed as being ‘low’ 
strategic significance in the BNG assessment. 
 
Green belts are not currently included in the sites assigned to have high strategic 
significance in BNG legislation, so unfortunately the site cannot be assigned strategic 
significance higher than ‘low’ based on this. It is for the applicant’s ecologists to 
comment/justify this further. 
 
As outlined in my email on 26/09 the BNG assessment should be updated to reflect the 
same strategic significance for all habitats on this site, which reduces their BNG score from 
~13% to 5.77%.  
 
If this application is deemed approved I am attaching a condition for an updated BNG 
assessment to be submitted in any future reserved matters application using the latest 
version of the metric (3.1), and commentary in both the BNG report and the ecology 
section of the ES on the greenbelt in relation to strategic significance. I am also 
recommending that, based on the actual biodiversity gain of the development following the 
correct strategic significance being assigned to all habitats, the applicant should explore 
ways to achieve a higher biodiversity gain to reflect the sites location directly adjacent to 
and partially within an SNCI, within the wildlife corridor, and adjacent to the grassland 
network in the WENP Nature Recovery Network, in any future reserved matters 
application. 
 
Regarding Ashton Vale fields SNCI, section E5.7 in the Ecology chapter of the 

https://urldefense.com/v3/__https:/tandem1.co.uk/wenp/maps/__;!!KUxdu5-bBfnh!4x0ZSt9ve9foewVBZv__wpX1KRgK7Z8C8CYTD--TEWV6j4IiNWYHajjaLhROUK6eXlE-UfgaiF_j16bgwsFsQ2Bl90qtZVLYe_pq5_ZRncpW$
https://urldefense.com/v3/__https:/wenp.org.uk/nature-recovery-network/__;!!KUxdu5-bBfnh!4x0ZSt9ve9foewVBZv__wpX1KRgK7Z8C8CYTD--TEWV6j4IiNWYHajjaLhROUK6eXlE-UfgaiF_j16bgwsFsQ2Bl90qtZVLYe_pq5-fLheuE$
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Environment Statement states that “A 5m offset between the construction site and the 
SNCI will be incorporated into the development. In addition, retained habitats shall be 
protected by fencing before any construction takes place. Therefore, no direct construction 
impacts, from trampling or inundation, are anticipated during the construction phase.” And 
“The habitats within the section of Ashton Vale Fields SNCI that lies within the site 
boundary will be retained, enhanced and managed for a 30-year period post-construction”. 
If this application is deemed approved, I am attaching a condition securing this 5m buffer 
and the SNCI habitat retention, enhancement and management for 30 years in the LEMP 
in any future reserved matters application. 
 

4. Natural England  
 
Having read Natural England’s (NE) latest comment on the application (uploaded 
yesterday 29/09/22), if this application is deemed to be approved, I am attaching a 
condition that the applicant must update their landscaping plans and BNG assessment to 
reflect the measures Natural England require to mitigate impact on horseshoe bat activity 
in any future reserved matters application”.  
 
Members are to be aware that a set of revised list Ecology conditions are available to view 
on the website in the Ecology comments dated 03.10.22 
 

47 In the event of a resolution to grant planning permission, Officers would seek delegated 
authority to continue further discussions with the applicant regarding securing necessary 
planning conditions and s106 Obligations.  
 

47 A  Time limit for commencement of development 
 
A Reserved Matters (appearance, layout, scale, materials, hard & soft landscaping 
etc) 
A Outline Permission 
 
B  Pre commencement and pre-commencement of relevant part  
 
B Phasing Plan 
 
TDM  B1B Approval of road works necessary including S38 requirements and the 
signing of S278 agreement 
 
TDM B3 Construction Management Plan – Major Developments 
 
PC  Acoustic Design & Noise Mitigation Measures 
 
PC  Dust Mitigation 
 
ARB AIA, AMS & TPP 
 
ECO  Bat Surveys 
 
ECO  BNG Assessment 
 
ECO Construction Environmental Management Plan (CEMP) 
 
ECO Invasive Species Method Statement 
 
ECO External lighting 
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ECO 30-year Landscape and Ecological Management Plan (LEMP) shall 
 
ECO Living Roofs 
 
ECO Ecological Mitigation & Enhancement Strategy (EMES). 
 
ECO Wildlife Corridor Protection of Land N of Ashton Vale Fields Wildlife Corridor site. 
 
ECO Habitat Management Plan 
 
EMP B34 Local Employment Opportunities/ Employment Business Plan 
 
FR  B35 SuDs 
 
SUST Energy & Sustainability Statement 
 
SUST BREEAM communities pre-assessment 
 
SUST Broadband 
 
SUST Overheating Risk Assessment 
 
CA Coal Mining scheme of intrusive site investigations 
 
ART Public Art Plan 
 
EA Contamination Remediation Strategy  
 
C  Pre occupation 
 
EA Verification Report of Remediation Strategy 
 
EA Contamination not previously identified 
 
EA Flood Risk full accordance with the Ramboll Flood Risk Assessment (FRA) 
 
EA Scheme to provide unimpeded operational and emergency access for the 
Environment Agency 
 
EA Detailed scheme relating to the access bridge 
 
CA Coal Signed statement or declaration re: site is, or has been made, safe and 
stable for the approved development 
 
TDM    C7A Completion of Vehicular Access – Shown on Approved Plans 
 
TDM C8 Completion of Pedestrians/Cyclists Access and parking 
 
TDM C35 Car Club membership and facilities 
 
TDM C36 Electric Vehicle Charging Points 
 
TDM Waste Management Plan 
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PC Noise from Commercial Premises 
 
PC Details of Kitchen Extraction/Ventilation System 
 
FIRE Details of the position of the 6 fire hydrants 
 
D  Post Occupation Management 
 
EA No infiltration of surface water drainage 
 
EA Piling using penetrative methods shall not be carried out 
 
PC Noise from plant & equipment affecting residential 
 
PC Use of Refuse and Recycling facilities (commercial uses) 
 
PC Deliveries (commercial uses) 
 
PC Opening hours (commercial uses) 
 
PC Outdoor dining/eating areas (commercial uses) 
 
TDM Travel Plan 
 
E  List of Approved Plans and Drawings 
 
To be completed 
 
INFORMATIVES 
 
PC Nuisance complaints 
 
EA Permit under the Environmental Permitting (England and Wales) Regulations 2016 
from the Environment Agency for any proposed works or structures 
 
EA Pollution prevention 
 
NR Engagement with Asset Protection to determine the interface with Network Rail 
assets 
 
NR Soakaways / attenuation ponds / septic tanks etc, as a means of storm/surface 
water disposal must not be constructed near/within 5 metres of Network Rail’s boundary 
 
I002  Outline planning permissions 
 
I020  Bats and bat roosts 
 
TDM Works on Public Highway 
 
TDM Impact on highway network during construction 
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Item 3: - Claremont School Henleaze Park Bristol BS9 4LR  
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Amendment/additional information 

 No amendments 

 
Item 4: - 1A-C Colston Yard Bristol BS1 5BD   
 

Page 
no. 

Amendment/additional information 

 The CIL Liability for the development has been confirmed as £65,708.04. This was not included in 
the Officer’s Report.  
 
Since the Officer’s report was issued, one further objection has been received. .All reasons for 
objection have been covered in the Officer’s Report. 

 
 
 


	5 October 2022

