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SUMMARY 
 
The application seeks the change of use of a retail outlet at 11-13 Queens Road to a mixed A1/A3 
coffee shop use.  The outlet is directly opposite the Wills Memorial Building within the Park Street and 
Brandon Hill Conservation Area.  The site forms part of the Queens Road and Park Street primary 
shopping area and frontage, as identified in the Central Area Plan.   
 
An application for change of use of this outlet to an A3 restaurant was refused in September 2015 
under delegated powers.  This decision is currently subject of appeal, with hearing scheduled for 29th 
November 2016.   
 
Two reasons for refusal were identified. Firstly, the proposal was considered to result in a break in the 
primary retail frontage due to its scale and location and resultant harm caused to the perception, 
function and retail presence of the primary frontage.  Secondly, insufficient information was provided 
on flue and extracts to demonstrate that the amenity of residential occupiers above the outlet would 
be unharmed.   
 
Under the current application, the operation of the proposed A1/A3 use would include retail sales of 
coffee and snacks with no primary cooking facilities on site, as well as floorspace for customer 
seating.  As such, the use is considered a mixed A1/A3 use.   
 
Three objections have been received to the proposal from local amenity groups, on the grounds that a 
mixed A1/A3 use would harm the diversity, character and retail identity of the frontage in this location.  
Objectors are concerned that this part of the retail frontage has gone beyond a tipping point in terms 
of food and drink type uses, irrespective of their Use Class classification.   
 
Officers have assessed the application submissions and taken into account relevant local plan 
policies, the Use Classes Order 1987 (as amended) and relevant appeal decisions.   
 
Officers have concluded that, on balance, the change of use to a hybrid A1/A3 use would preserve 
the retail function and contribute to the vitality and viability of the primary shopping area and frontage.  
The proposals would be acceptable in terms of impact on the character and appearance of this part of 
the Conservation Area and in respect of amenity and highway safety.  The proposals are therefore 
considered compatible with the local plan.   Accordingly, it is the view of your officers that the 
application be approved, subject to conditions.    
 
 
SITE DESCRIPTION 
 
The application site comprises a large retail outlet located on the western side of Queens Road 
directly opposite The Wills Memorial Building.  The outlet has a wide frontage of simple design, 
comprising of 3 fully glazed shop windows and central glazed entrance.  The upper floors of the 
building are in use as residential apartments, these are accessed from Queens Road via a separate 
entrance.  The outlet lies within a primary shopping area and a primary shopping frontage, as 
designated under the Central Area Plan. The outlet is currently occupied and trading as a charity 
shop.  It was previously occupied by Katmandu outdoor clothing.    
 
The building of 11-13 Queens Road is unlisted.  The site lies within the Park Street and Brandon Hill 
Conservation Area and is within the setting of various prominent listed buildings, including the Grade 
II* Wills Memorial Building and Bristol Museum and Art Gallery on the eastern side of Queens Road. 
The terrace to the rear of the site and fronting Berkeley Square is also Grade II* Listed. 
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APPLICATION  
 
The proposal is for a change of use of the ground floor and basement area of the building from a retail 
outlet (A1) to a mixed A1/A3 coffee shop, with external seating proposed arranged along the frontage.  
 
Supporting information outlines that hot and cold drinks, sandwiches, confectionary and other cold 
food would be sold for consumption on and off the premises. There would be no primary cooking 
facilities for either eat in or take away food, although there would be facility to provide toasted 
sandwiches.  No specialist extraction facilities are proposed. 
   
The outlet would feature display units, till point, food counter and servery area to the front of the store.  
A General Layout plan has been provided to indicate internal and external seating arrangements.  The 
layout plan restricts seating to the ground floor and alongside the shopfront on Queens Road.  The 
proposed split of tables/seating would be as follows: 
 
Ground floor      27 tables   81 seats 
External area     5 tables    10 seats 
 
The existing floor plans identify ground floor area of 185 sq.m.  The applicant has identified 150 sq.m 
of this area as a sales area.  The layout plan indicates office, WC and back of house areas located 
within the basement, as well as fallow areas.  The use of these fallow areas has been queried, with 
the agent confirming that the areas are void floorspace, not required for back of house functions or 
seating but available for future expansion if required.  
 
Opening hours of the outlet are proposed as 6:30am - 20:00hrs.   
 
The application has been submitted on behalf of the Costa Coffee Company. The supporting 
information states that the purpose of the application is to allow a relocation of the existing Costa use 
currently trading from Unit 4 70 - 78 Queens Road and that approval of this application will create a 
vacant unit at 70-78 Queens Road which would then be put to market.   
 
 
RELEVANT HISTORY 
 
The most relevant history to the site is application 15/02738/F Change of use from a retail unit (Use 
Class A1) to cafe or restaurant (Use Class A3). REFUSED September 2015 for the following reasons:  
 
1. The proposal would harmfully fragment this part of the Primary Shopping Frontage resulting in a 
significant break, detrimental to its perception, function and retail presence. Therefore, the proposal 
would be contrary to policy BCS7 of the Bristol Local Plan - Core Strategy (June 2011), and policies 
BCAP13, BCAP16 and BCAP42 of the Bristol Local Plan - Bristol Central Area Plan (March 2015). 
 
2. Insufficient information and details have been provided of the position and design of the extract 
flues and system to demonstrate that the proposal would not detract and cause harm to the amenity 
of the occupiers of the residential flats above the application premises. Therefore, the proposal is 
contrary to policies BCS21 and BCS23 of the Bristol Local Plan - Core Strategy (June 2011) and 
policy DM10 of the Bristol Local Plan - Site Allocation and Development Management Policies (March 
2014).                         
 
The refusal of this application is subject of a current appeal, with hearing scheduled for 29th 
November. (Appeal reference APP/Z0116/W/15/3141401) 
 
Attention is drawn to the following planning matters that have arisen nearby within the Primary 
Shopping Frontage since determination of the above application;   
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o The expansion of Pret a manger into the adjacent A1 unit at Queens Road without planning 
permission was registered as an enforcement matter by the previous case officer in July 2016.  The 
case remains pending investigation.  
 
o An appeal against refusal of a change of use of 87 Park Street from A1 retail to A3 was 
allowed in May 2016. (Appeal reference APP/Z0116/W/15/3140262)  The Inspector gave weight to 
the strength of the retail frontage immediately surrounding the unit as well as the strong retail function 
of the wider retail area.   
 
o Current application - 16/05020/F  Change of use of 79 Park Street from Use Class A1 to Use 
Classes A1 (Shops)/A3 (Restaurants & Cafes) -pending consideration. 
 
o Current application - 16/04918/F  Change of use of 30 College Green to allow occupation as a 
coffee shop (Mixed A1/A3) alongside internal and external alterations-pending consideration.  
 
  
RESPONSE TO PUBLICITY AND CONSULTATION 
 
The application has been advertised in the press and on site notice, with expiry date for 
representations of 20/7/16.  Neighbouring properties have been consulted, with expiry date for 
representations of 18/7/2016.  3 representations have been received objecting to the proposals.   
The objections are summarised below and are considered under the relevant Key Issue section of the 
report. 
 
CHIS (CLIFTON AND HOTWELLS IMPROVEMENT SOCIETY) 
 
-The predominant use of the frontage must remain retail A1, as opposed to food and drink A1/A3 for 
retail diversity 
-If this application is granted there will be very few businesses left to visit 
-There is already a Costa coffee shop at 78 Queens Road; why is there need for another? 
-Virtually all of 1-39 Queens road are now food and drink.  This gives the retail shopper very little 
diversity and less reason to look for shops here.   
-The proposed use would dominate the Primary frontage as a result of its scale, significant break in 
the retail frontage, harmful loss of retail floorspace so does not follow BCAP 16, nor the core strategy.  
This is the second most significant shopping area - further weakening the retail aspect of this 
important area will have a knock on effect on the rest of the shops in this parade.   
 
RICHMOND AREA RESIDENTS ASSOCIATION 
 
-Queens Road is our local shopping street, as well as primary shopping frontage. 
-Over the years we have seen one retail site after another change to A3, despite multiple objections. 
-Question the land use designation of Pret a Manger, Costa and Neros as A1, when they are 
operating largely as A3 use. 
-Object to the proposal on the grounds that there are already too many food and drink premises, 
whether A3, A1/A3 or A1 in Queens Rd.  The situation has gone beyond a tipping point, instead of a 
valuable adjunct to the core retail function; they are undermining the retail function they purport to 
support.   
-This is an important double-fronted retail premises already surrounded by food and drink uses. 
Permitted change of use to either A3 or mixed A1/A3 would effectively result in the entire street from 
1-19 being in food and drink use. The perception when approaching this section from either Park 
Street or The Triangle/Queens Road would be that the shopping frontage had 'run out' and the area 
beyond would be of no interest to retail customers. 
-Highway seating is also unacceptable on such a busy pavement. 
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CIVIC SOCIETY  
 
-Bristol Civic Society fully supports CHIS objections to this application.  In particular, the Society 
objects to the loss of retail space in this shopping area and further concentration of cafe use. These 
developments would neither preserve nor enhance the character of the Conservation Area. 
 
 
RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
 
Bristol Core Strategy (Adopted June 2011) 
BCS2 Bristol City Centre 
BCS7 Centres and Retailing 
BCS8 Delivering a Thriving Economy 
BCS10 Transport and Access Improvements 
BCS23 Pollution 
 
Bristol Site Allocations and Development Management Policies (Adopted July 2014) 
DM1 Presumption in favour of sustainable development 
DM10 Food and drink uses and the evening economy 
DM23 Transport development management 
DM32 Recycling and refuse provision in new development 
DM33 Pollution control, air quality and water quality 
DM35 Noise mitigation 
DM7 Town centre uses 
 
Bristol Central Area Plan (Adopted March 2015)  
BCAP16 Primary shopping frontages in Bristol City Centre 
BCAP30 Pedestrian routes 
BCAP31 Active ground floor uses and active frontages in Bristol City Centre 
BCAP42 The approach to West End 
BCAP13 Strategy for retail development in Bristol City Centre 
 
Supplementary Planning Guidance 
Park Street and Brandon Hill Conservation Area Character Appraisal 
 
 
KEY ISSUES 
 
(A)       IS THE CHANGE OF USE ACCEPTABLE IN PRINCIPLE? 
 
POLICY CONTEXT 
 
BCS7 relates to town centres and retailing in Bristol. The policy instructs that retail shop uses will 
predominate in the designated primary shopping areas of the city and that uses which contribute to 
maintaining the vitality, viability and diversity of centres will be encouraged.   
 
Specific to the city centre, BCAP 13 identifies Park Street/Queens Road as the second most 
significant Primary Shopping Area after the Broadmead Shopping Quarter. The policy acknowledges 
change in this area in recent years with the loss of larger retail format and introduction of a range of 
restaurants, bars and cafes.  Despite these changes, the policy acknowledges the high footfall and 
significant retail presence within the Shopping Area and confirms that a retail focus will be maintained 
here.   
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BCAP 16 provides detailed criteria that proposals for the change of use of retail premises within city 
centre primary shopping frontages will be assessed against.  It instructs that selective change of use 
to cafés, restaurants, pubs or bars (Use Classes A3 and A4) will be acceptable subject to meeting 
these criteria and providing the dominant shopping character of the primary frontage is maintained.   
 
LAND USE ISSUES. 
 
Objectors have questioned the land use designation of the proposal and other food and drink 
businesses nearby (namely Café Neros and Pret a manger) as mixed A1/A3 uses rather than A3 
cafés.   Assessment of this issue has drawn on government circular 03/2005 'Changes of use of 
buildings and land'.  Whilst this circular has been superseded by the national Planning Practice 
Guidance and NPPF, the advice on distinguishing between various 'high street' uses remains 
pertinent.   
 
The circular advises that assessment of cases is a matter for individual determination by fact and 
degree and local planning authorities will need to consider more than the amount of floor space 
occupied by the different uses. The circular advised that coffee shops will need to be considered on a 
case by case basis, in terms of whether their primary purpose is as a shop, i.e. premises for the sale 
of beverages to be taken away, or as a café, where the primary purpose is consumption of beverages 
on the premises, or indeed whether it is a mix of both uses.   
 
In terms of the current application, the applicant has contended the outlet would operate like other 
Costa outlets that do not sell any hot food (other than panini) and where a significant proportion of the 
sales is made up of sandwiches, confectionary and drinks for takeaway purposes.  As such, this 
element of the use would ordinarily fall within the A1 definition of a sandwich shop.  The seating 
element where customers can consume food and drink on the premises provides the A3 element of 
the use. The food and drink offer available to both sets of customers would be the same.     
 
The applicants have provided a statement on offsite trade for the existing Costa within the primary 
frontage at 70-78 Queens Road, which they place at 43% of overall trade.  The applicants suggest 
this proportion of retail is likely to be reflected in the proposed new outlet.  In addition, the applicants 
have cited appeal history to justify a mixed A1/A3 use class for the proposal, referencing other cases 
for similar coffee shop uses across Bristol and the UK and including the Costa outlets in Bristol at 
123-125 Whiteladies Rd and 14 Gloucester Road.  These coffee shops were both granted planning 
consent at appeal in 2012 for operation as mixed A1/A3 uses.  Both the council and Inspector 
accepted the business model and particular operation for each outlet as mixed A1/A3 use.  In the 
case of the Gloucester Road Costa outlet, the Inspector identified the A1 retail element at 30% of the 
business, and classed this as a significant element.  In those cases, the outlets were already 
operating and the actual retail trading element thus easily identifiable.  
 
It is accepted that the operational model of the proposed use at 11-13 Queens Road would be broadly 
similar to the mixed A1/A3 uses in the above locations.  Given the comparative trading figures 
provided, high footfall and popularity of lunchtime trade nearby, it is considered that retail off site trade 
would be of greater significance in terms of overall trade than being merely incidental to a Class A3 
use.  The internal layout and floorspace have also been considered.  The serving counter and food 
display units are proposed in close proximity to the unit entrance and would be clearly visible through 
the shop window from the street.  Overall, it is judged that the proposal would comprise substantial 
elements of both a shop and café and consequently officers agree with the agent's description of the 
scheme as a mixed A1/A3 sui-generis use.   
 
PREVIOUS REFUSAL FOR A3 USE OF THE OUTLET. 
 
The assessment of 15/02738/F focused on the impact of the proposal on the retail character of the 
primary shopping frontage against the terms of Policy BCAP16.  This policy outlines that within 
Primary Shopping Frontages, change of use of retail premises will not be permitted unless the 
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following three criteria apply: 
 
i. The proposed use would make a positive contribution to the vitality and viability of the 
Primary Shopping Frontage and the city centre as a whole; and 
 
ii. The proposed use would not dominate or fragment the Primary Shopping Frontage as a result of its 
scale, by creating a significant break in the retail frontage or by resulting in a harmful loss of retail 
floorspace; and 
 
iii. The proposed use would be compatible with a retail area in that it includes a shop 
front with a display function and would be immediately accessible to the public from 
the street. 
 
In terms of the BCAP 16 i), the officer concluded that when viewing the primary shopping area as a 
whole (which includes the majority of Park Street and Queens Road), the proposal would not have an 
unacceptable impact on the level of retail within the shopping area and city centre overall.  He 
acknowledged that food and drink uses are active uses which can generate significant footfall and 
activity and complement retail frontages. He accepted that the proposal would make a positive 
contribution to the vitality and viability of the primary shopping frontage and the city centre as a whole. 
 
Addressing the second criteria, the officer identified the parade of 1-39 Queens Road as a distinct part 
of the shopping frontage.  He expressed concern that an A3 use of this particular unit in this location 
would result in a significant break in this part of the shopping frontage, detrimental to its perception, 
function and retail presence.  The application was recommended for refusal on this point.  The officer 
assessment of this criteria included the cumulative impact of a sole A3 use with those adjacent outlets 
in food and drink use in immediate proximity to the site.   
 
The proposal was considered acceptable against the third criterion, as it included a shop front with a 
display function and the unit would continue to be immediately accessible to the public from the street. 
 
ASSESSMENT ON THE IMPACT OF A MIXED A1/A3 USE.    
 
BCS7 instructs that retail shop uses will predominate in the designated primary shopping areas of the 
city, however the policy does not prescribe appropriate retail/non-retail ratios.  Assessment of 
proposals is on a case by case and site specific basis, with the locational focus of assessment a 
crucial issue.  It is clear from recent appeal decisions for similar development nearby that Inspectors 
have interpreted policies and emphasised the site specifics and strength of retail character 
surrounding particular outlets, as well as the retail strength of the overall primary frontage.  
 
BCAP16 i) - contribution to the vitality and viability of the Primary Shopping Frontage and the city 
centre as a whole. 
The application includes submissions on the general complementary role of coffee shops in retail 
environments and these are acknowledged.  The proposal would retain many of the characteristics of 
a shop, with large counter, shopfront windows, normal trading hours and ground floor activity all 
contributing to the activity and vitality of the frontage.  The officer assessment in September 2015 
concluded that a sole A3 use in this outlet would make a positive contribution to the vitality and 
viability of the frontage and would not have an unacceptable impact on the level of retail within the 
shopping area and city centre overall.  
 
Following that decision, the level of retail within the overall shopping area was assessed at appeal 
following delegated refusal of an A3 use at 87-89 Park Street under 15/03754/F.  Appeal submissions 
identified a 62% retail/non-retail split. The appeal was allowed in May 2016, with the Inspector 
concluding that the proposal would not undermine the retail perception of Park Street.   
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A survey of the current level of retail outlets within the frontage is indicative of a 60% ratio of retail to 
non-retail outlets.  Overall levels of retail within the frontage have not altered significantly since the 
previous officer assessment under 15/02738/F.  It is therefore considered unreasonable to dispute the 
case officer's findings that an A3 use would make a positive contribution to the vitality and viability of 
the retail area.  These findings are considered applicable to the current proposal of arguably lesser 
impact as a hybrid A1/A3 coffee shop use. 
 
In terms of viability of continued A1 use of this outlet, the applicant has confirmed that a marketing 
campaign for an A1 use has been carried out, with strong demand from restaurants and takeaways in 
this location but not for traditional A1 retailers.  There is no local plan policy requirement that a retail 
unit is marketed before a change of use becomes acceptable and officers do not dispute the 
application on these grounds. 
 
Taking the above factors into account, the application is found compatible with criteria i) of BCAP16.   
 
BCAP16 ii) - Would the proposal dominate or fragment the Primary Shopping Frontage by creating a 
significant break in retail frontage? 
The judgement reached by the officer on the total loss of A1 retail to a sole A3 use was particularly 
site specific.  It acknowledged 1-39 Queens Road as a distinct area within the primary shopping 
frontage, due in part to its physical separation from the stretches of the frontage to the north and 
south.  The officer decision to refuse an A3 use here drew on the total loss of retail presence from the 
outlet.  A sole A3 use was considered to result in a significant break in this part of the shopping 
frontage, detrimental to its perception, function and retail presence.   
 
Concern has been expressed by objectors to the proposal on these same issues.  Objectors are also 
concerned with the diversity of retail uses in the area.  In order to address objector concerns, the 
current trading position of this part of the frontage has been considered.   
 
The stretch of frontage between 1-39 Queens Road totals approximately 111m.  6 of the 16 outlets 
within the parade are currently trading as food and drink businesses, whether for consumption on or 
off the premises. The outlets include the A4 Berkeley pub, expanded A1/A3 Pret a Manger and Café 
Nero, all of which have wide frontages comparable to that of the application site.  The 6 outlets 
identified as food and drink businesses cover 49m of the frontage (45% of 1-39 Queens Road).  Were 
the application to be approved, food and drink outlets would increase to 61m of frontage (55 % of the 
frontage).   
 
Notwithstanding these ratios, officers are required to interpret the functioning of other outlets through 
the definitions provided by the Use Classes Order 1987 (as amended).  In planning terms, this 
frontage includes sandwich bars that would be defined as A1 retail uses, as well as hybrid A1/A3 sui 
generis uses such as Pret a manger and Café Nero.  In Use Class terms, outlets operating either 
wholly or partially as A1 retail comprise 83m or 75% of the frontage between 1-39 Queens Road.   
The proposed hybrid A1/A3 use would not alter this figure as it would retain a retail element.  The 
parade also currently supports a diverse range of non-food A1 retail uses, including travel agents, 
health and beauty retail, stationary, shoe repair and hairdressing outlets.   
 
The test under BCAP16 ii) requires the LPA to consider whether the proposed use would dominate or 
fragment the Primary Shopping Frontage as a result of its scale, by creating a significant break in the 
retail frontage or by resulting in a harmful loss of retail floorspace.  The LPA has given due weight and 
consideration to the retail strength of the frontage using the provisions of the Use Classes order 1987, 
as well as the nature of the hybrid A1/A3 coffee shop proposal retaining a significant A1 retail 
element.  In these circumstances, it is considered that the use would not result in a significant break in 
the Primary Shopping frontage due to its extent, location and potential impact on shopper footfall, 
either in this location or in other parts of the shopping area.  
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This conclusion has drawn on the significant proportion of A1 retail use that would be retained in land 
use terms within the outlet and wider stretch of frontage. A pedestrian footfall and patronage survey 
provided by the applicant has also been taken into account.  The survey indicates footfall between 1-
39 Queens Road is strong and commensurate with footfall to various other food and drink uses in the 
wider frontage such as Bills and Patisserie Valerie.  The agents assert the proposal is unlikely to 
result in a lessening of pedestrian footfall through any change of use. 
 
In addition, the applicant has provided custom statistics from other high street Costa Coffee outlets of 
similar size in Bristol. It is argued that the information demonstrates the potential for the proposal to 
be the highest generator of customers compared with the uses surveyed under the footfall and 
patronage survey.  This supporting information is acknowledged and the LPA has no evidence to the 
contrary.  The retail element of the existing A1/A3 blended uses within 1-39 Queens Road is evident 
during weekday lunchtimes when footfall from students and office workers is strong and the popularity 
of retail takeaway from these outlets apparent.   
 
Significant weight and material consideration has also been given to the Inspector's reasoning within 
the appeal case at 87-89 Park Street for A3 use, allowed in May 2016.  Under that application, the 
cumulative impact of A3 uses was identified as 58% of that part of the frontage, with a cumulative 'run' 
of four units at 47% of the frontage.  However, the Inspector gave weight to the unchanged outward 
appearance of the unit, retail elements of adjacent A1/A3 units and the strong retail function in both 
the remainder of that particular terrace, as well as the units opposite.  He concluded that if allowed, 
the impact of an additional A3 unit, combined with adjacent A3 and mixed A1/A3 uses would not result 
in the perception of any cumulative harm to the retail function of the primary shopping frontage.    
 
It is appreciated that the application site differs from the 87-89 Park Street case given its prominent 
location opposite the Wills Memorial building, within a singular frontage with no retail outlets opposite.  
The outward appearance and character of the unit would alter with the addition of external seating, 
although the shopfront would remain unchanged.  However, given the anticipated level of retail trade 
from the proposed A1/A3 coffee shop, as well as the proportion of retail function within other food and 
drink outlets adjacent and nearby, it is considered that the retail function and planning status of the 
primary shopping frontage would remain strong were this application approved.  Balancing all the 
above factors, the application is therefore found compatible with criteria ii) of BCAP16.   
 
BCAP16 iii) - outward appearance of the unit 
The proposal retains the current clear glazed shop front and the outlet would continue to be 
immediately accessible to the public from the street; the application is accordingly found compatible 
with criteria iii) of BCAP16.   
 
(B)       WOULD THE PROPOSAL DETRACT FROM THE AMENITY OF LOCAL RESIDENTS? 
 
Policy BCS23 in the Core Strategy states that the locating of development should take account of the 
impact of the proposed development on the viability of existing surrounding uses by reason of its 
sensitivity to noise pollution. Policy DM35 in the Site Allocations and Development Management 
Policies states that any scheme which will have an unacceptable impact on environmental amenity by 
reason of noise will be expected to provide an appropriate scheme of mitigation. In addition, Policy 
DM10 of the Site Allocations and Development Management Policies advocates that the development 
of food and drink uses will be acceptable provided that they would not harm the character of the area, 
residential amenity and/or public safety, either individually or cumulatively. 
 
There are 13 residential apartments above the outlet and the A1/A3 use is proposed to operate 
between the hours of 06:30 and 20:00. BCC Pollution Control have raised no objections to these 
hours, subject to various appropriate and necessary conditions.  No primary cooking is proposed, this 
is recommended to be conditioned to control future change.  In addition, in the event that extract and 
ventilation is required in the future, further details are required via condition prior to installation.   
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(C)       WOULD THE PROPOSAL BE ACCEPTABLE ON TRANSPORT GROUNDS? 
 
Transport Development Management considers the change of use and the installation of an outdoor 
seating area acceptable in principle, providing a condition is applied limiting the width the outdoor 
seating can encroach on.  The proposed general layout plan submitted indicates an outside seating 
area of five tables and 10 chairs. It has been confirmed that the footway at this point is approximately 
4m wide. Given that this is a primary shopping frontage and a main pedestrian route, especially for 
students travelling towards Bristol University, it is essential that the proposed outdoor seating area will 
not affect the footways ability to cope with large numbers of people. Consequently providing 3m of 
footway is kept clear in front of the site, an outdoor seating area would be acceptable. 
 
Highway Network 
 
The site is located on Queen's Road (A4018), a two way main distribution and bus route that is 
separated by a splitter island. In front of the site are double yellow lines and a loading ban which is in 
operation between 8am to 9.15am and 4.45pm to 6pm. It is located both with the Central Parking 
Zone and a 20mph zone. Visibility along the road is acceptable. 
 
Servicing 
 
As Queens Road is subject to a loading ban between 8am to 9.15am and 4.45pm to 6pm any loading 
must take place outside of these hours and also not within the area of the bus cage.  Should 
permission be granted any deliveries to the site must comply with these restrictions and a servicing 
and management plan is recommended sought via condition.  
 
The Local Plan parking standards require an A3 unit of the size proposed to provide 2 staff and 2 
customer cycle parking spaces. The premises does not currently have cycle parking provision and 
with there being no rear access it is neither practicable nor feasible to make this provision. Given this, 
and that there is public provision on the street, the scheme is acceptable without dedicated cycle 
parking. In respect of refuse and recycling, whilst there is adequate internal storage space for refuse 
and recycling, the proposed general layout plan submitted does not indicate where refuse/recycling 
will be stored or how it will be collected. To ensure that the pedestrian route is not obstructed by 
refuse, a condition requiring further details and a Waste Management Strategy is recommended, this 
is expected to demonstrate prohibition of storage on the street, and require direct collection from the 
premises. Subject to the above recommended conditions, the proposal is considered acceptable on 
transport grounds. 
 
(D)       IMPACT ON HERITAGE ASSETS 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning 
authorities to have special regard to the desirability of preserving listed buildings and their settings. 
Section 72 of the same Act requires local planning authorities to pay special attention to the 
desirability of preserving or enhancing the character or appearance of the conservation area. The 
case of R (Forge Field Society) v Sevenoaks DC [2014] EWHC 1895 (Admin) ("Forge Field") has 
made it clear where there is harm to a listed building or a conservation area the decision maker ''must 
give that harm considerable importance and weight." [48]. 
 
Section 12 of the National Planning Policy Framework (NPPF) 2012 states that in determining 
planning applications, local planning authorities should take account of the desirability of sustaining 
and enhancing heritage assets, and the desirability of new development to make a positive 
contribution to local character and distinctiveness. It also states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great weight should be 
given to the asset's conservation, with any harm or loss requiring clear and convincing justification. 
Paragraph 132 of the NPPF states that significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. Further, Paragraph 137 states that 
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local planning authorities should look for opportunities for new development within conservation areas 
and within the setting of heritage assets to enhance their significance and that proposals which 
preserve these elements should be treated favourably. 
 
The site is in a prominent location within the Park Street and Brandon Hill Conservation Area and 
within the setting of important listed buildings.  No physical alterations are proposed to the unit, and 
any signage scheme for the development would be subject to appropriate control via the 
advertisement consent process.   As such the development would not result in harm to the character 
and appearance of the Park Street and Brandon Hill Conservation Area, or to the significance of the 
listed buildings nearby.   
 
 
CONCLUSION 
 
Officers have taken into account the nature and location of the proposed outlet as well as nearby 
uses.  Officers have also considered recent appeal decisions as they relate to this primary shopping 
frontage, and the factors identified by Inspectors as contributing to the retail strength of the area. On 
the basis of these material considerations, your Officers have, on balance reached the conclusion that 
permission should be recommended.  The proposal is considered compatible with local plan policy as 
it would not result in the total loss or significant break in the retail function of this part of the primary 
shopping area.  The use would contribute to maintaining the vitality, viability and diversity of the 
overall centre and would retain sufficient and complementary retail function and character that would 
ensure the dominance of retail use within the Primary Frontage is maintained.   
 
Highways and amenity impacts are other key issues arising from the application and it is considered 
that these can be satisfactorily addressed via conditions.  The proposal is found acceptable on 
heritage grounds.   
 
In conclusion, approval of the application is recommended subject to conditions.  
 
 
EQUALITIES ASSESSMENT 
 
During the determination of this application due regard has been given to the impact of the proposal in 
relation to the Equalities Act 2010 in terms of impact upon key equalities protected characteristics. 
These characteristics are age, disability, gender reassignment, marriage and civil partnership, 
pregnancy and maternity, race, religion or belief, sex and sexual orientation. There is no indication or 
evidence that different groups have or would have different needs, experiences, issues and priorities 
in relation to this particular proposal. Overall, it is considered that neither the approval nor refusal of 
this application would have any significant adverse impact upon different groups or implications for the 
Equalities Act 2010. 
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RECOMMENDED GRANT subject to condition(s) 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  
 The development hereby permitted shall begin before the expiration of three years from the 

date of this permission. 
  
 Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 

by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
Pre commencement condition(s) 
 
2. No development shall take place until an assessment on the potential for noise from the 

development affecting residential or commercial properties in the area has been submitted to 
and approved in writing by the Council. 

  
 The assessment shall include noise from: 
  
 Noise from ventilation and refrigeration plant 
 Noise from within the restaurant affecting the residential flats above 
  
 If the assessment indicates that noise from the development is likely to affect neighbouring 

affecting residential or commercial properties then a detailed scheme of noise mitigation 
measures shall be submitted to and approved in writing by the Council prior to the 
commencement of the development. 

  
 The noise mitigation measures shall be designed so that nuisance will not be caused to the 

occupiers of neighbouring noise sensitive premises by noise from the development. 
  
 The noise assessment shall be carried out by a suitably qualified acoustic consultant/engineer 

and shall take into account the provisions of "Method of rating industrial noise affecting mixed 
residential and industrial areas" and of BS 8233: 2014 " Guidance on sound insulation and 
noise reduction for buildings" and BS4142: 2014 Methods for rating and assessing industrial 
and commercial sound. 

  
 The approved scheme shall be implemented prior to the commencement of the use and be 

permanently maintained thereafter. 
  
 Reason: In order to safeguard the amenities of nearby occupiers.  The details are needed prior 

to the start of work as the acoustic report may require changes to the design details. 
 
3. Details of Extraction/Ventilation System 
  
 No equipment for the extraction and dispersal of cooking smells/fumes shall be installed until 

details including method of construction, odour control measures, noise levels, its appearance 
and finish have been submitted to and been approved in writing by the Local Planning 
Authority. The approved scheme shall be installed before the installation of any such 
equipment and thereafter shall be permanently retained. 

  
 Reason: In order to safeguard the amenities of nearby occupiers. 
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Pre occupation condition(s) 
 
4. Further details - Waste Management Strategy 
  
 Further details comprising a Waste Management Strategy for the proposed A1/A3 use shall be 

submitted to and be approved in writing by the Local Planning Authority prior to 
commencement of the use. Management of waste from the unit shall be carried out in 
accordance with that approval. 

  
 Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 

environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
5. Implementation/Installation of Refuse Storage and Recycling Facilities -  
  
 No building or use hereby permitted shall be occupied or the use commenced until a refuse 

store, and area/facilities allocated for storing of recyclable materials, have been completed in 
accordance with the Waste Management Strategy. Thereafter, all refuse and recyclable 
materials associated with the development shall either be stored within this dedicated 
store/area, or internally within the building(s) that form part of the application site. No refuse or 
recycling material shall be stored or placed for collection on the public highway or pavement, 
except on the day of collection. 

  
 Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 

environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
Post occupation management 
 
6. No primary cooking of unprepared food shall be carried out within the premises.  Only 

reheated or cold food that has been prepared elsewhere shall be served within the premises. 
  
 Reason: For the avoidance of doubt and to comply with the terms of the application. 
 
7. No installation of any extract or flue shall take place until there has been submitted to and 

approved in writing, by the Council, an Odour Management Plan, setting out cleaning, 
maintenance and filter replacement policies. The plan should include a written recording 
system to record and demonstrate when all such work is carried out. 

  
 Reason: To safeguard the amenities of nearby occupiers. 
 
8. Servicing & Management Plan 
 
 No building or use hereby permitted shall be occupied or use commenced until a servicing and 

management plan addressing vehicle arrivals, departures, parking, stopping and waiting has 
been prepared, submitted to and been approved in writing by the Local Planning Authority. 
The measures shall thereafter be implemented in accordance with the approved servicing and 
management plan. 

  
 Reason: To ensure that the servicing facilities for the site preserve the highway safety of the 

area. 
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9. Footway 
 
 The outdoor seating area must be restricted to the area shown on the general site layout plan 

and a 3m wide pavement corridor running the full length of the applications site on Queen's 
Road must be kept free of any obstructions. 

 
 Reason: To enable sufficient room for pedestrians to be able to pass in safety. 
 
10. Noise from plant & equipment 
  
 The rating level of any noise generated by plant & equipment as part of the development shall 

be at least 5 dB below the pre-existing background level as determined by BS4142: 2014 
Methods for rating and assessing industrial and commercial sound. 

  
 Reason: In order to safeguard the amenities of nearby occupiers. 
 
11. Use of Refuse and Recycling facilities and deliveries 
  
 Activities relating to the collection of refuse and recyclables and the tipping of empty bottles 

into external receptacles shall only take place between 08.00 and 20.00.   
  
 Reason: In order to safeguard the amenities of nearby occupiers. 
  
12. Hours of operation of the A1/A3 use 
  
 The use of the A1/A3 unit shall not be carried out outside the hours of 6:30am to 20:00 

Monday to Sunday.   
  
 Reason: To safeguard the residential amenity of nearby occupiers. 
 
List of approved plans 
 
13. 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. 

 
CP KAT 001 001 Existing Plan, received 13 June 2016 

 Location Plan, received 13 June 2016 
 0.3A Proposed Plan, received 13 June 2016 
  
  Reason: For the avoidance of doubt. 
 

Advices 
 
1.  Application for advertisement consent needed: You are reminded of the need to obtain 

separate consent under the Town and Country Planning (Control of Advertisements) 
Regulations 1992 for any advertisements requiring express consent which you may wish to 
display on these premises. 

 
2.  Guidance on odour management systems can be gained at 'Guidance on the Control of Odour 

& Noise from Commercial Kitchen Exhaust System' Published electronically by Department for 
Environment, Food and Rural Affairs. Product Code PB10527.  
http://www.defra.gov.uk/environment/noise/research/kitchenexhaust/pdf/kitchenreport.pdf 



Item no. 1 
Development Control Committee B – 9 November 2016 
Application No. 16/03185/F: 11 - 13 Queens Road Clifton Bristol BS8 1QE  
 

  

 and 
 'Odour Guidance for Local Authorities'Published electronically by Department for Environment, 

Food and Rural Affairs. 
 http://www.defra.gov.uk/environment/quality/local/nuisance/odour/documents/local-auth-

guidance.pdf  
 
3.  It is recommended that any flues for the dispersal of cooking smells shall either: 
  
 (a) Terminates at least 1 metre above the ridge height of any building in the vicinity, with no 

obstruction of upward movement of air or: 
  
 (b) Have a method of odour control such as activated carbon filters, electrostatic precipitation 

or inline oxidation. 
  
 Guidance on the above can be gained at 'Guidance on the Control of Odour & Noise from 

Commercial Kitchen Exhaust System' Published electronically by Department for Environment, 
Food and Rural Affairs. Product Code PB10527.  
http://www.defra.gov.uk/environment/noise/research/kitchenexhaust/pdf/kitchenreport.pdf  
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SUMMARY  
 
Planning permission is sought to re-locate the existing Caravan Club site at Baltic Wharf in the 
Harbourside to this site within the Bristol Green Belt. Part of this site lies within the Bower Ashton 
Conservation Area and in close proximity to Ashton Court Estate, a registered Historic Park and 
Garden. The site also lies in an area which has a high probability of flooding. 
 
The application is being recommended for refusal on four grounds: 
 

 Conflict with Green Belt policy; 

 Adverse impact on the setting of established heritage and landscape assets; 

 The risk to life and/or property from tidal inundation would be unacceptable; 

 Detrimental to highway safety. 
 
The applicant has cited a number of “very special circumstances” to justify an exception to 
established green belt policy, including the lack of alternative sites. This application is being brought 
to Committee so that Members can carefully consider the weight to be given to the arguments given 
in support of the application. These need to assessed against the clear harm that will be caused to 
the openness of the Green Belt; the adverse impact on the setting of the Ashton Court Estate and 
Bower Ashton Conservation Area; adverse landscape impact, impact on highway safety and flood 
risk. 
 
 
SITE AND SURROUNDINGS  
 
The site was until recently occupied by the Avon & Somerset Police as a centre for housing and 
training police dogs and horses. It is located on the east side of Clanage Road, to the north of the 
Bedminster Cricket Ground and Teddy’s Day Nursery. The whole of the site lies in the Bristol Green 
Belt. The southern part of the site lies in the Bower Ashton Conservation Area. Immediately to the 
south and east of the site runs a public right of way. This crosses the adjacent freight railway line 
and links through to a network of paths and cycle routes serving the city centre, Pill and beyond.  
 
The site is roughly triangular in shape and is bounded by Clanage Road to the west, a public 
footpath to the south and by a public footpath and railway line to the east. The road frontage along 
Clanage Road is bounded in part by a low pennant stone wall which affords views into the southern 
part of the site. Further to the north along the road, dense conifer trees screen a horse exercise 
yard. At the northern part of the site, the buildings associated with the existing use are clearly 
visible from the road. The southern and eastern boundary along the footpath is bounded by an 
open-mesh fence which allows views into the paddocks. Views from further to the south across the 
playing fields are contained by hedgerows. The site is screened from foot and cycle paths to the 
east of the railway line by established trees and hedges. However, the site can be seen from an 
elevated position from 2 pedestrian bridges which cross the railway.  
 
The site itself comprises a main block of low level buildings arranged around a courtyard stable 
area. To the north is staff and visitor parking. To the south of the building block lies a horse 
exercise yard and 3 open fields divided by post and rail fences, used for grazing horses. At present 
there are 4 vehicular accesses serving the site from Clanage Road including a field access.  
 
There are a number of land use designations which affect land adjoining the site. The Ashton Court 
Estate to the west is a grade II* listed building and a registered historic park and garden. The Avon 
Valley Special Area of Conservation is located to the north. The open areas to the south and east 
are Important Open Spaces. 
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The site lies in Flood Zone 3 which means that the site has a high probability of flooding, 
particularly from tidal inundation. The site also lies in a Coal Authority High Risk Area. 
 
 
THE APPLICATION 
 
Planning permission is sought for a change of use of the former Avon & Somerset Police Dog and 
Horse Training Centre to a touring caravan site comprising a total of 62 pitches; of which 58 pitches 
will be “all weather” and 4 grass pitches. A total of 19 pitches will be located in the northern part of 
the site which is currently occupied by the former Police buildings. The remaining 39 pitches will be 
sited in the more open part of the site to the south, in a circular layout. A tarmacked site road will 
serve the pitches and the “all weather” pitches will be surfaced in loose gravel.  All existing 
buildings on the site will be demolished.  Three new buildings will be erected on the site of the old 
buildings to provide a toilet/amenity block, a reception building and separate warden 
accommodation. The new buildings will be constructed of red brick with grey tiled roofs.  It is 
proposed to improve the existing main access into the site by lowering a 15 metre section of stone 
wall to 600mm in height. The three remaining accesses will be closed off.  
 
The proposal also incorporates external lighting around the site, including 36 no. 1.1 metre high 3W 
LED bollard lights, 5 no. low level lighting points at 1.1 metres high and 13 no. wall mounted lights. 
The application is submitted by the Caravan Club. The occupation of the site will be limited to 
members of the Caravan Club only, with a maximum stay of 21 days. It is proposed that all the 
pitches will be of a “non-awning type” to reduce visual impact. 
 
The application is supported by the following reports: 
 

 Site Search Report 

 Statement of Community Involvement 

 Planning Statement 

 Transport Statement 

 Design and Access Statement 

 Ecological Impact Assessment 

 Flood Risk Assessment and Flood Evacuation Plan 

 Coal Mining Risk Assessment 

 Landscape and Visual Impact Assessment 

 
RELEVANT PLANNING HISTORY 
  
15/04665/PREAPP In November 2015, a pre-application enquiry for a “Change of use to a small, 
touring caravan site” concluded that such a proposal could not be supported on green belt grounds. 
The applicants were advised that if they wished to pursue an application, then a strong case would 
need to be made on any ‘very special circumstances”. 
 
In 2008, planning permission was granted for the construction of a sewage pumping station and 
new rising sewer main (08/03444/F). 
 
 
RESPONSE TO PUBLICITY AND CONSULTATIONS 
 
A Site Notice was displayed and notification letters sent to adjoining residents and amenity groups 
including the BS3 Planning Group and the Bower Ashton Residents Association.  
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The BS3 Planning Group comments: “We are broadly supportive of this application subject to there 
being adequate screening to stop any light pollution affecting nearby properties (could be achieved 
by a mix of low level lighting and screening) and assurances from highways that clear signage will 
alert drivers (particularly coming down from Leigh Woods) of the possibility that there may be large 
vehicles crossing the road ahead.” 
 
 
OTHER COMMENTS 
 
THE ENVIRONMENT AGENCY: “ We object to the application on flood risk grounds and 
recommend refusal of planning permission on this basis for the following reasons:  
 
The site lies within Flood Zone 3a defined by the Planning Practice Guidance (PPG) to the National 
Planning Policy Framework as having a high probability of flooding where notwithstanding the 
mitigating measures proposed, the risk to life and/or property, from tidal inundation would be 
unacceptable if the development were to be allowed. We note the site is subject to flooding at the 1 
in 200 year tidal event. The latest modelling information we have for this area (Central Area Flood 
Risk Assessment (CAFRA) 2011 model) shows defended and undefended flood depths of up to 1.5 
metres AOD for the present day, and higher flood depths with climate change. As outlined above, 
the risk to life and property from tidal inundation would be unacceptable if the development were to 
be allowed. (Particularly due to the change of the existing use of the site from “less vulnerable” to 
“more vulnerable”)  
 
Whilst the occupants of the site could be warned of a tidal overtopping event via our Flood Warning 
Service, we are unlikely to be able to provide sufficient warning time in the event of a breach. As a 
result, there may not be enough time to evacuate all occupants from the site. The Local Authority 
Emergency Planners should be consulted on the Flood Warning and Evacuation Plan for this 
development.  
 
If you are minded to approve the application contrary to our objection, it is considered essential that 
you contact the Agency to discuss the implications prior to determination of the application.” 
 
HISTORIC ENGLAND: “Thank you for notifying Historic England of the scheme for planning 
permission relating to the above site. Our specialist staff has considered the information received 
and we do not wish to offer any comments on this occasion. The application should be determined 
in accordance with national and local policy guidance, and on the basis of your specialist 
conservation advice.” 
 
THE AVON GARDENS TRUST: “objects to this application due to its modest, unjustified harm to 
the nationally significant, Grade II* Registered Ashton Court Park and Garden.  
The Avon Gardens Trust, formed in 1987, is part of The Gardens Trust which is the statutory 
consultee for proposals affecting sites in Historic England’s Register of Parks and Gardens of 
Special Historic Interest in England. One of its roles is to help safeguard the heritage of historic 
designed landscapes within the former County of Avon by advising local planning authorities on 
statutory and non-statutory parks, gardens and designed landscapes of importance.  
Significance of the Ashton Court Park and Garden as a heritage asset  
Ashton Court is ”An C18/C19 park on an earlier deer park, laid out after designs by Humphry 
Repton, and formal gardens (late C19) around a former country house.” It has national significance 
as a heritage asset, being on the Register of Parks and Gardens of Special Historic Interest at 
Grade II*,  Only 28% of registered sites have this high grading, making it “particularly important, of 
more than special interest” . It also is the setting of the Grade I listed Ashton Court house, which is 
“of exceptional interest, only 2.5% of listed buildings are Grade I”. (Historic England)  
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Assessment 
The Police Training Centre is on the east side of Clanage Road, on the opposite side of which is 
the Ashton Court estate. The boundary of the estate and the registered park runs along Clanage 
Road and Rownham Hill.  The applicants’ Magic Map and Heritage Information is not correct in this 
respect and does not show the full extent of the registered park.  
 
The setting of the Ashton Court park is largely characterised by open, green spaces. However, the 
unbuilt-on land to the east of Clanage Road is especially significant as it lies between the park and 
the city of Bristol, and provides open green space as the setting of the park and the foreground of 
public views of it on rising land behind.  The Bower Ashton Conservation Area was designated to 
protect the setting of the park, and the land to the east of Clanage Road (the southern, unbuilt-on 
part of the Training Centre, and the sports ground and the allotments to the south) is included in the 
Conservation Area in order to protect its character and appearance as open green space.  
 
It is proposed to use the Police Training Centre as a touring caravan site, involving the unbuilt-on 
southern part of it (currently a field and a ménage) being laid out with all-weather caravan pitches 
and a service road. The site would be used throughout the year, and would be likely to have a high 
occupancy due to its proximity to the city.  
 
This proposal would change the southern unbuilt-on part of the Training Centre from open space to 
an intensive development of caravans (usually white in colour), their associated vehicles and hard 
surfaces. It would also be lit at night. Notwithstanding the proposed landscaping (which in any event 
relies on successful implementation), it is considered that this development would be visible in 
some short and long views of it, including from the slopes of the deer park on the opposite side of 
Clanage Road.      
 
Consequently, the Trust asks that the application is refused because the proposal would cause 
modest harm, not justified by public benefit, to the Grade II* registered Ashton Court Park and 
Garden, and be contrary to policies in the National Planning Policy Framework, and the Council’s 
policies BCS22 and DM31 for the protection of historic parks and gardens.”  
 
NETWORK RAIL: ”Whilst there is no objection in principle to this proposal, we do have concerns 
that the proposals would affect the construction phase of MetroWest Phase 1 as a temporary 
construction compound is to be created on land to the south, currently occupied by Teddies 
Nursery. There will also be a temporary diversion of the footpath around the outside of the 
compound although we cannot as yet confirm a date when these works will commence. 
 
The information available within the planning documents indicates that the development may be at 
risk from historic shallow mine workings for coal. Should further clarification of risks from mine 
working stability be required, either by means of ground investigation or mine working treatment, 
Network Rail’s Asset Protection team should be informed prior to any such works and Network 
Rail’s mining team will need to be consulted again on the proposals. 
 
Network Rail has various structures in this location e.g. bridge, retaining wall, culvert etc. which will 
need to be considered and mitigated through Network Rail’s asset protection process. No works are 
to be conducted until permission for works has been granted. Network Rail would also need to 
agree the boundary fencing provision and the proposed landscaping along the boundary. 
 
Drainage 
Additional or increased flows of surface water should not be discharged onto Network Rail land or 
into Network Rail's culvert or drains but into the public sewer. In the interest of the long-term 
stability of the railway, it is recommended that soakaways/ attenuation tanks run-off from the site 
must drain away from the railway boundary and must NOT drain in the direction of the railway as 
this could import a risk of flooding and / or pollution onto Network Rail land. 
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Access to Railway 
All roads, paths or ways providing access to any part of the railway undertaker’s land shall be kept 
open at all times during and after the development. 
 
Site Layout 
It is recommended that all buildings be situated at least 2 metres from the boundary fence, to allow 
construction and any future maintenance work to be carried out without involving entry onto 
Network Rail's infrastructure. Where trees exist on Network Rail land the design of foundations 
close to the boundary must take into account the effects of root penetration in accordance with the 
Building Research Establishment’s guidelines. 
 
Excavations/Earthworks 
All excavations / earthworks carried out in the vicinity of Network Rail’s property / structures must 
be designed and executed such that no interference with the integrity of that property / structure 
can occur. If temporary compounds are to be located adjacent to the operational railway, these 
should be included in a method statement for approval by Network Rail. Prior to commencement of 
works, full details of excavations and earthworks to be carried out near the railway undertaker’s 
boundary fence should be submitted for approval of the Local Planning Authority acting in 
consultation with the railway undertaker and the works shall only be carried out in accordance with 
the approved details. Where development may affect the railway, consultation with the Asset 
Protection Engineer should be undertaken. 
 
Signalling 
The proposal must not interfere with or obscure any signals that may be in the area. 
 
Landscaping 
It is recommended no trees are planted closer than 1.5 times their mature height to the boundary 
fence. The developer should adhere to Network Rail’s advice guide on acceptable tree/plant 
species. Any tree felling works where there is a risk of the trees or branches falling across the 
boundary fence will require railway supervision. 
 
Safety Barrier 
Where new roads, turning spaces or parking areas are to be situated adjacent to the railway; which 
is at or below the level of the development, suitable crash barriers or high kerbs should be provided 
to prevent vehicles accidentally driving or rolling onto the railway or damaging the lineside fencing.” 
 
BCC TRANSPORT DEVELOPMENT MANAGEMENT: “The proposed development site is currently 
vacant but was previously used by Avon and Somerset Police as its dog and horse training centre. 
The previous use generated a limited number of sporadic vehicle trips to and from the site. 
 
TDM provided observations on a pre-application enquiry for a caravan touring club on the site 
(reference 15/04665/PREAPP) which recommended that any future planning application be refused 
on highway safety grounds. 
 
None of the information submitted in support of the planning application appears to adequately 
address the previous highway safety concerns identified by TDM. 
 
Local Conditions 
The proposed development site is located on the east side of the A369 Clanage Road which is a 
busy, classified highway linking south Bristol and the M5 motorway and is subject to a 30mph 
speed limit. The road experiences congestion and a series of collisions have been recorded over 
time resulting in the implementation of a number of ‘SLOW’ carriageway markings and chevron 
highway signage on the bend to the north of the development site however, these are regularly 
damaged The gradient of the southbound approach (1:14), the camber of the road and its general 
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rural nature results in vehicles regularly exceeding the posted 30mph speed limit and this is 
confirmed  by paragraph 3.6 of the submitted Transport Statement, prepared by Stilwell Partnership 
dated June 2016. An Automatic Traffic Counter was placed on Clanage Road in the vicinity of the 
site between 20th and 27th November 2015 and the recorded 85th percentile speeds were: 

 Southbound – 35.91mph; and 

 Northbound – 42.10mph 
 
Paragraph 5.4 of the submitted Transport Statement advises that the following visibility can be 
achieved from the proposed access: 

 2.4m x 155m looking right out (leading direction); and 

 2.4m x 120m looking left (trailing direction 
 
However, due to the horizontal and vertical alignment of the A369 to the north of the proposed site 
access, it is unlikely that the ‘y’ distance visibility of 155m could actually be achieved; similarly 
existing vegetation and a low level wall to the south of the proposed access mean that it is unlikely 
that the ‘y’ distance visibility of 120m could actually be achieved. 
 
Trip Generation  
The submitted Transport Statement attempts to compare traffic generated by the previous use of 
the site and the proposed use however, it relies on historic traffic counts undertaken by the police 
force and traffic counts at a number of other Caravan Club sites undertaken in August 2004. TDM 
considers that neither datasets can be relied upon to produce a robust, reliable comparison. 
 
TDM considers that the use of the site as a touring caravan site will increase the number of 
vehicular movements, contrary to the claim made in paragraph 6.11 of the submitted Transport 
Statement which states: “The proposal site will significantly reduce traffic to and from the site.” 
 
TDM considers that the proposed development will increase the number of large, slow-moving 
vehicles travelling to and from the site. The inability of these vehicles to exit the site from a standing 
start in adequate time in a gap in the traffic, together with the lack of visibility is likely to lead to an 
increase in the number of collisions which is considered to be detrimental to highway safety. 
 
Despite the information contained within the submitted Transport Statement, TDM does not 
consider that the site is greatly accessible. 
 
In view of this, the proposal is considered to be detrimental to highway safety and contrary to Policy 
BCS10 of the Core Strategy and Policy DM23 of the SADMP and TDM recommends that the 
proposal is refused.” 
 
BCC Transport Development Management (Further Comment) “To confirm that TDM has nothing to 
add to its original observations.” 
 
FLOOD RISK MANAGER: “We object to the proposed development due to lack of mitigation to 
reduce surface water flooding. The site is located within a high risk area from surface water 
flooding. Therefore, even with evacuation measures, the risk to life is too great. 
The site is also at extremely high risk from tidal and fluvial flooding, and feedback should be sought 
from the Environment Agency.” 
 
BCC LANDSCAPE OFFICER: “The site is located within the Green Belt flanking the railway line 
and Ashton Court Estate and its southern portion lies within the Bower Ashton Conservation Area. 
The boundary of the conservation area is not clearly evident though it is clearly some metres to the 
north of the southern red line boundary marked by the low scrub covered mounding separating the 
site from the adjacent sports field. 
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With regard to its Green Belt status the designation is protected under NPPF Section 9 requiring 
land within Green Belts to be kept permanently open. Under Local Plan policy BCS6 open spaces 
within Green Belts are to be protected from inappropriate development as defined by NPPF. Advice 
provided by the case officer for a formal pre- application held that, with regard to the Green Belt, the 
development of the southern portion of the site for touring caravan was inappropriate development. 
Concern was also expressed regarding the impact of touring caravans on the character of the 
Conservation Area safeguarded by BCS22. The current submission includes a Landscape and 
Visual Impact Assessment accompanied by a detailed landscape layout proposal in support of a 
special circumstances application seeking to overturn the above landscape objections. 
 
The landscape proposals set out in drawing CSA/2751/107 Rev B show a number of features that 
will improve the current perception of the site in near views, particularly along the Clanage Road 
frontage: - reduced building footprints set back from the road frontage, better organised layout 
generally, use of native trees and shrubs as a screen to the development, reduced lighting levels 
and noise pollution. Other near views, however, such as those afforded by the elevated pedestrian 
footbridge over the railway line and the public right of way beyond will be more adversely affected 
due to the lack of screening on the east boundary and the proximity of the caravan pitches to the 
route. Significantly at risk with regard these views is visual openness, as depicted in photographs 
05 and 06, which is the chief quality of the greenbelt; the argument in support of the proposal 
suggests that touring caravans are unlikely to be present on all the plots all year round, but its 
proximity to the centre of Bristol brings this into question and anyway, isn’t this assertion counter to 
the economic argument put forward as one of the special circumstances? This gives rise to a 
concern regarding the viewpoints included in the LVIA which takes a baseline plot occupancy of 
50% for the purposes of the study in the summer months this is likely to be far higher resulting in 
higher visual effects. 
 
Relating this discussion to the LVIA there is agreement on the conclusions of visual effect for a 
number of photographs provided; in general, distant views and those from Clanage Road looking 
both north and south, where in both cases the combined effects of distance and screening by 
existing or proposed vegetation reduce the magnitude of effect of the proposals. The views where 
there is disagreement are generally those on or close to the east boundary of the site, or elevated 
above it. Included in these are Photographs 8,12/13, 15, 16, discussed in turn below: - 
 
- Photograph 8. Suggested increased rating for visual effect from moderate to high adverse. The 
impact of the presence of touring caravans will negate the open character of the southern section of 
the site and is harmful to the character of that part of the conservation area. Mitigation of these 
harmful effects by screening vegetation will enclose the footpath and restrict views, therefore itself 
having a negative effect on the user. 
- Photographs 12/13. Suggested increased rating from slight/moderate to high adverse. In this 
instance the sensitivity of the site landscape is higher because it forms continuity with the green 
open space of the conservation area. The presence of touring caravans will eliminate this continuity 
and is again counter to the character of the conservation area, which is appreciable from this 
location despite detracting elements within the view. Removal of the tall conifer hedge and 
reduction of the overall built form in the northern part of the view will, it is acknowledged, confer 
landscape benefits. 
- Photograph 15. Included here as no assessment was found in the applicants text. Slight to 
moderate adverse visual effect arising from likely middle distance views of the touring caravans. 
Loss of conifer hedge helpful. 
- Photograph 16. Suggested increased rating of visual effect from slight adverse to slight to 
moderate adverse. Receptor sensitivity is higher from this viewpoint due to foreground greenspace 
context and the magnitude of effect arising from the presence of the touring caravans higher will 
low to moderate, particularly during those months where tree canopy is absent. 
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In relation to the photomontages, while acknowledging that existing and proposed vegetation 
together with effects of distance and intervening landform will diminish the overall visual effect of 
the development from those locations and that the description in the text are broadly acceptable, 
there is a concern that the visual effect of the touring caravans will be increased by their brilliant 
white colour, which can catch the eye even at a distance, particularly in bright weather. This effect 
can be overlooked in the production of image, giving a reduced impression of likely impacts. 
In summary, the overall visual effects on the majority of the photographic images are found to be 
varying degrees of adverse, with two rating as highly adverse due to the effects on both the 
character of the conservation area and the Green Belt. For these reasons the proposals fail the 
requirements of appropriate development in the Green Belt under BCS6 and result in demonstrable 
harm to the character of the Bower Ashton Conservation Area, safeguarded by BCS22. The pre-
application advice that the proposals represent inappropriate development is therefore confirmed 
and the proposals should be rejected on the grounds of visual impact.” 
 
BCC LANDSCAPE OFFICER (Further Comments): “The applicant’s response to my comments 
doesn’t alter the conclusions reached in my assessment. Whilst I’m happy to acknowledge that the 
proposals have merit in relation to some aspects of the existing landscape – it would be 
disingenuous not to – none the less the impact on near views from publicly accessible routes and 
areas will harm the character of the conservation area and this consideration in my view outweighs 
any benefits, such as appearance within the site itself.” 
 
BCC CONSERVATION OFFICER: “The southern part of the proposed caravan park will fall within 
the Bower Ashton Conservation Area and affect the settings of the Registered Historic Landscape 
around Ashton Court, the City Docks Conservation Area, Grade I Listed Clifton Suspension Bridge, 
and other Grade II and II* Listed assets overlooking the site from Clifton.  
 
The north part of the Bower Ashton Conservation Area is characterised by the green and natural 
buffer between the city of Bristol and the rolling parkland of Ashton Court to the west. The proposed 
loss of open green space is not consistent with the preservation or enhancement of the special 
character Conservation area and cannot be supported. 
 
The proposed caravan site will be highly visible from Clanage Road, from the public footpath 
skirting the site, and also visible from more distant perspectives including from the Cumberland 
Basin flyover. We consider that the visual intrusion into the landscape and Conservation Area 
would be significant and the development would fail to conform to planning policies aimed at 
preserving the Special Character or setting of the two adjacent Conservation Areas, or the setting 
of the Registered Historic Landscape surrounding Grade I Listed asset at Ashton Court.   
 
Notwithstanding the existing development on the north side of the site there are significant views 
enjoyed from the public footpath around the site towards the Clifton Suspension Bridge and assets 
within the Clifton & Hotwells Conservation Area. The enjoyment of these views, and therefore the 
wider setting of those Listed assets, would be negatively impacted by the development of the site. 
The extensive hard surfacing, roads, ancillary structures, and caravans themselves will introduce a 
degree of development and visual clutter incongruous to the setting of the assets.  The proposed 
landscaping around the site would not mitigate the impact of the development. We consider there to 
be an unjustified degree of harm posed by the proposals.  
 
We do not consider that the degree of harm posed to multiple heritage assets and their setting is 
offset by any public benefit justification. We recommend the application for refusal.” 
 
BCC CONSERVATION OFFICER (Further Comments): “There remains no assessment of the 
impact of proposals on the heritage assets and their setting, including the Suspension Bridge, 
Conservation Areas, and the Registered historic landscape. Notwithstanding this it continues to 
represent harm to those assets under NPPF and fails to conform to BCC policies designed to 
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protect the city’s heritage.” 
 
BCC NATURE CONSERVATION OFFICER: “The southern part of this proposal forms part of a 
Wildlife Corridor Site, Bower Ashton Playing Fields and so ecological mitigation in accordance with 
policy DM 19 in the Local Plan is required.  Policy DM 19 states in relation to Wildlife Corridors that: 
“Development which would have a harmful impact on the connectivity and function of sites in 
Wildlife Corridors will only be permitted where the loss in connectivity, or function, of an existing 
Wildlife Corridor is mitigated in line with the following hierarchy: 
 

a. Creation of a new wildlife corridor within the development site; 
b. Enhancement of an existing corridor or creation of a new corridor off-site to maintain the 
connectivity of the Bristol Wildlife Network.” 

 
Furthermore in the explanatory text it states: “Development should integrate existing wildlife 
corridors. Where this is not practicable it should provide suitable mitigation in the form of on-site, 
functional Wildlife Corridor(s). Development should also provide mitigation for any habitats, species 
or features of value associated with the Wildlife Corridors, where they are harmed or lost. This 
should take place on the development site wherever possible.” 

 
Trees and vegetation will be removed as part of this proposal. All species of wild birds, their eggs, 
nests and chicks are legally protected until the young have fledged. In accordance with the 
Ecological Impact Assessment dated May 2016, the following planning condition is recommended. 
 
Condition: No clearance of vegetation or structures suitable for nesting birds, shall take place 
between 1st March and 30th September inclusive in any year without the prior written approval of 
the local planning authority. The authority will require evidence provided by a suitably qualified 
ecologist that no breeding birds would be adversely affected before giving any approval under this 
condition. 
 
Reason: To ensure that wild birds, building or using their nests are protected. 
 
This proposal includes lighting columns. The proposal is located in a key position between the River 
Avon, which is considered to be a key dark corridor for commuting bats and the Ashton Court 
Estate, which supports a significant maternity roost of lesser horseshoe bats. Lesser horseshoe 
bats are known to be sensitive to lux levels above 0.5 lux. 
 
To be useful for ecological purposes, a lighting contour plan should be conditioned which extended 
outwards until incremental levels of zero lux result. This is also necessary take account of any 
possible impacts of lighting on the adjacent Ashton Court Estate Site of Special Scientific Interest 
which is located immediately to the west of the proposal. A lux level lighting contour plan and 
measures to minimise light spill are required as a planning condition. 
 
Condition: Prior to commencement of development, details for any proposed external lighting shall 
be submitted and agreed in writing by the Local Planning Authority. This shall include a lux level 
contour plan, and should seek to ensure no light spill outside of the site boundaries. The lux contour 
plan should extend outwards to incremental levels of zero lux. 
 
Guidance: According to paragraph 125 (page 29) of the National Planning Policy 
Framework (2012), By encouraging good design, planning policies and decisions should limit the 
impact of light pollution from artificial light on local amenity, intrinsically dark landscapes and nature 
conservation. 
 
To conserve legally protected bats and other nocturnal wildlife. 
The proposed hours of operation of the lighting should also be clarified and secured by condition. 
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In accordance with the Ecological Impact Assessment dated May 2016, the following planning 
condition is recommended. 
 
Condition: Prior to commencement of development details shall be submitted providing the 
specification, orientation, height and location for built-in bird nesting and bat roosting opportunities. 
This shall include twelve built-in bird and eight built-in bat boxes. 
 
If built-in bird and bat boxes cannot be provided within built structures, they should be provided on 
trees (with no more than one bird box per tree). Bird boxes should be installed to face between 
north and east to avoid direct sunlight and heavy rain. Bat boxes should face south, between south-
east and south-west. Bird boxes should be erected out of the reach of predators and at least 3.5 
metres high on publicly accessible sites. For small hole-nesting species bird boxes should be 
erected between two and four metres high. Bat boxes should be erected at a height of at least four 
metres, close to hedges, shrubs or tree-lines and avoid well-lit locations. Bat boxes which are being 
placed on buildings should be placed as close to the eaves as possible. 
 
Reason: To help conserve legally protected bats and birds which include priority species. In 
accordance with Policy DM29 in the Local Plan, the provision of living (green/brown) roofs is 
recommended on the proposed reception and amenity buildings to provide habitat for wildlife. 
Policy DM29 states that proposals for new buildings will be expected to incorporate opportunities 
for green infrastructure such as green roofs, green walls and green decks. 
 
Living roofs can be integrated with photovoltaic panels and also contribute towards 
SuDS. The following guidance applies. The roofs should be covered with local low-nutrient status 
aggregates (not topsoil) and no nutrients added. Ideally aggregates should be dominated by 
gravels with 10 - 20% of sands. On top of this there should be varying depths of sterilised sandy 
loam between 0 - 3 cm deep. An overall substrate depth of at least 10 cm of crushed demolition 
aggregate or pure crushed brick is desirable. The roofs should include areas of bare ground and 
not be entirely seeded (to allow wild plants to colonise) and not employ Sedum (stonecrop) 
because this has limited benefits for wildlife. To benefit certain invertebrates the roofs should 
include local substrates, stones, shingle and gravel with troughs and mounds, piles of pure sand 20  
30 cm deep for solitary bees and wasps to nest in, small logs, coils of rope and log piles of dry dead 
wood to provide invertebrate niches (the use of egg-sized pebbles should be avoided because gulls 
and crows may pick the pebbles up and drop them). Deeper areas of substrate which are at least 
20 cm deep are valuable to provide refuges for animals during dry spells. An area of wildflower 
meadow can also be seeded on the roof for pollinating insects (and in the case of this site the 
meadow could include native grass species to help provide potential foraging habitats for bats).” 
 
BCC TREE OFFICER: “The report provided is a preliminary assessment of the trees on site 
(Section 1.6) and does not contain sufficient information. 
For this application to progress we require further documentation: 
 

 A tree protection plan to identify trees to be retained or removed. 

 BTRS calculations for tree replacement on site. 

 Calculation of financial contribution for trees that cannot be replaced on site. 

 Arboricultural implications assessment and method statement for the protection of trees to 
be retained. 

 A robust landscape plan containing tree locations, species, planting stock size (Minimum 
12- 14cm Girth) & a maintenance schedule for watering and aftercare to ensure 
establishment of newly planted trees. 

 
This information needs to be provided prior to consent due to the planning obligations for a financial 
contribution via unilateral undertaking for any trees not replaced on site.” 
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RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
 
Bristol Core Strategy (Adopted June 2011)  
BCS1   South Bristol  
BCS6   Green Belt  
BCS9   Green Infrastructure  
BCS10  Transport and Access Improvements  
BCS11  Infrastructure and Developer Contributions  
BCS13  Climate Change  
BCS14  Sustainable Energy  
BCS15  Sustainable Design and Construction  
BCS16  Flood Risk and Water Management  
BCS20  Effective and Efficient Use of Land  
BCS21  Quality Urban Design  
BCS22  Conservation and the Historic Environment  
BCS23  Pollution  
 
Bristol Site Allocations and Development Management Policies  
DM1   Presumption in favour of sustainable development  
DM14   Health impacts of development  
DM15   Green infrastructure provision  
DM17   Development involving existing green infrastructure  
DM19   Development and nature conservation  
DM23   Transport development management  
DM26  Local character and distinctiveness  
DM27   Layout and form  
DM28   Public realm  
DM29   Design of new buildings  
DM31   Heritage assets  
DM32   Recycling and refuse provision in new development  
DM33   Pollution control, air quality and water quality  
DM35  Noise mitigation  
DM37  Unstable land  
 
Supplementary Planning Documents and Policy Advice Notes  
Planning Obligations - Supplementary Planning Document - Adopted 27 Sept 2012  
PAN 2 Conservation Area Enhancement Statements (November 1993) 
 
 
KEY ISSUES 
 
(A)      IMPACT ON THE GREEN BELT 

 
As described above, the whole of the site lies within the Green Belt. Government policy within the 
National Planning Policy Framework (NPPF) and Bristol Core Strategy Policy BCS6 seek to protect 
Green Belts from inappropriate development. “Inappropriate development is, by definition, harmful 
to the Green Belt” (Para 87 NPPF). The construction of new buildings in the Green Belt is 
considered to be inappropriate development unless it meets one of six exceptions set out under 
Paragraph 89 of the NPPF:  
 

 buildings for agriculture and forestry;  
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 provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as 
long as it preserves the openness of the Green Belt and does not conflict with the purposes 
of including land within it;  

 the extension or alteration of a building provided that it does not result in disproportionate 
additions over and above the size of the original building;  

 the replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces;  

 limited infilling in villages, and limited affordable housing for local community needs under 
policies set out in the Local Plan; or  

 limited infilling or the partial or complete redevelopment of previously developed sites 
(brownfield land), whether redundant or in continuing use (excluding temporary buildings), 
which would not have a greater impact on the openness of the Green Belt and the purpose 
of including land within it than the existing development.”  

 
It is considered that the last criterion is the only one relevant to this particular case. As there are 
existing buildings on part of the site, officers consider that that part of the site may be described as 
previously developed land. However, the majority of the site is open and undeveloped, used for the 
grazing and exercising of horses. In coming to this conclusion, regard has been paid to the NPPF 
definition of previously developed land as “land which is or was occupied by a permanent structure, 
including the curtilage of the developed land (although it should not be assumed that the whole of 
the curtilage should be developed) and any associated fixed surface infrastructure.”  
 
Officers consider that the new buildings to be sited within the existing built up area of the site may 
be considered to constitute appropriate development. This is on the basis that the demolition of the 
existing buildings and replacement with 310 sq.m of new buildings will result in a reduction in the 
building footprint. The proposal will result in a net reduction of 478 sq.m of built floorspace in the 
existing built up area of the site. The new buildings will also be sited in the area of the existing 
buildings. Whilst the new toilet/amenity block will be approximately 2.4 metres higher than the 
buildings it replaces, it will be set further back from the road frontage behind a new boundary fence.  
Thereby the new built element on the existing built up area of the site will not have a materially 
greater impact on the openness of the Green Belt than the existing use.  
 
However, the siting of caravans within the open part of the site is considered to constitute 
inappropriate development. It is acknowledged that the caravans will not be permanently pitched on 
the land but regard has been made to established case law that caravans are inappropriate 
development in the Green Belt. It is argued in the supporting Planning Statement that the caravans 
will not be a permanent feature of the site and that for most of the year, outside of the summer 
months, the southern part of the site will remain open. This disregards the fact that the site will be in 
use all year round, with members able to stay for a maximum of up to 21 days. Moreover, a majority 
of the pitches will be “all weather” and by their very nature, capable of being occupied throughout 
the year. Officers do not accept that the openness and visual appearance of the southern part of 
the site will be improved, as it is claimed. 
 
It now needs to be considered whether there are any “very special circumstances” that would 
outweigh any harm to the Green Belt. The “very special circumstances” cited by the applicant are 
as follows and will be assessed within the Key Issues below: 

 

 Overall reduction in built form on the site (see Key Issue A above) 

 Improvements to local amenity (see Key Issue B)  

 Improvement in visual impact of the site (see Key Issues A, B and C) 

 Road Safety (see Key Issue C) 

 Improvements to biodiversity and ecology (see Key Issue E) 

 Regeneration of Brownfield Site at Baltic Wharf (see Key Issue F) 

 Lack of suitable alternative sites (see Key Issue G) 
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 Support for local tourism industry (see Key Issue H) 

 Contribution to local economy (see Key Issue H) 

 Creation of local employment (see Key Issue H) 
 

(B)  VISUAL/LANDSCAPE IMPACT ON THE SETTING OF THE ASHTON COURT ESTATE 
AND THE BOWER ASHTON CONSERVATION AREA 

 
The southern part of the site lies within the Bower Ashton Conservation Area. Although the 
Conservation Area Appraisal carried out in 1993 is largely out of date, it describes this area as 
“Clanage Road bounded by dramatic pennant boundary walls encloses flat open ground to the east 
laid out as sports grounds or allotments”. The southern part of the site is visible from local views. Its 
open and undeveloped appearance contributes to the openness of this part of the Conservation 
Area and also to the setting of the adjoining Ashton Court Estate, a registered park and garden.  
 
The Authority is required (under Section 72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990) to pay special attention to the desirability of preserving or enhancing the character 
or appearance of the conservation area. The case of R (Forge Field Society) v Sevenoaks DC 
[2014] EWHC 1895 (Admin) (Forge Field) has made it clear where there is harm to a listed building 
or a conservation area the decision maker ''must give that harm considerable importance and 
weight. [48] .This is applicable here because there is harm to the Conservation Area as set out 
below. 
 
Section 12 of the national guidance within the National Planning Policy Framework (NPPF) 2012 
states that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset's conservation, with any harm 
or loss requiring clear and convincing justification. Paragraph 132 of the NPPF states that 
significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. Further, Paragraph 133 states that where a proposed development 
will lead to substantial harm to or total loss of significance of a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the substantial harm 
or loss is necessary to achieve substantial public benefits that outweigh that harm or loss. 
 
It is stated in the supporting Planning Statement that the proposal will result in a visual 
improvement to the appearance of the site, including the removal of the existing buildings and the 
manege area. It is also claimed that the previous occupier was not a good neighbour due to the use 
of a tannoy system and extensive floodlighting. Whilst this is noted, this does not overcome the 
principal objections to the development as summarised below. 
 
The development will harm the designated heritage assets of the Conservation Area and the 
adjoining registered Park and Garden as set out in the Council's Landscape and Conservation 
comments.  Objections have been raised on the grounds that the proposal will have an adverse 
effect on the landscape character, Conservation Area and openness of the Green Belt. This is 
particularly the case on the southern part of the site, from local viewpoints. In addition, the 
development will erode the openness and visual quality of this site which acts as a landscaped 
buffer to the city to the east. This view is backed up by the Avon Garden’s Trust. The proposal will 
result in demonstrable harm to the character of the Bower Ashton Conservation Area and the 
setting of the Ashton Court Estate, both important heritage assets. 
 
Accordingly, the proposal is considered to conflict with NPPF guidance and Policies BCS 22 and 
DM31 which seek to conserve and enhance heritage assets and their settings. 
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(C)       TRANSPORT AND ACCESS 
 
The site is located on the busy A369 which links South Bristol with the M5 motorway. The route is 
heavily trafficked at peak times and data provided in the Transport Assessment confirms that the 
30mph speed limit is regularly exceeded. In addition, the visibility of the existing main access is 
poor. The site is not particularly accessible to the city centre. There is a bus stop located about 400 
m to the south which serves the city centre and Portishead four times an hour at peak times. A 
footpath to the east of the site goes over the railway line and beneath the Cumberland Way 
gyratory system, which may be perceived to be physical barriers to the city centre. Hotwells and 
Southville are located approximately 2 kilometres away with the city centre and Clifton further to the 
east and north.  
 
TDM have objected on the grounds of highway safety as they do not accept that the proposal will 
result in a significant reduction in the traffic in and out of the site, as is claimed. The applicant has 
submitted a further transport statement and additional information in the form of TRICS data and an 
access/swept path analysis. However, TDM remain of the view that the use of the site for touring 
caravans will increase the number of large and slow moving traffic from the site. This will be to the 
detriment of highway safety and contrary to Policy DM23 and Paragraph 32 of the National 
Planning Policy Guidance. 
 
(D)       FLOOD RISK  
 
The site is located within Flood Zone 3 which means that the site has a high probability of flooding. 
It is worth noting that caravans for holiday/short-let use are a ‘more vulnerable use’ under the flood 
risk use class vulnerability classification. Paragraphs 102 and 103 of the NPPF states that in order 
to pass the exceptions test, the following must be demonstrated:  
 

 “it must be demonstrated that the development provides wider sustainability benefits to the 
community that outweigh flood risk, informed by a Strategic Flood Risk Assessment where 
one has been prepared; and  

 a site-specific flood risk assessment must demonstrate that the development will be safe for 
its lifetime taking account of the vulnerability of its users, without increasing flood risk 
elsewhere, and, where possible, will reduce flood risk overall.”  

 
When determining planning applications, local planning authorities should ensure flood risk is not 
increased elsewhere and only consider development appropriate in areas at risk of flooding where, 
informed by a site-specific flood risk assessment following the Sequential Test, and if required the 
Exception Test, it can be demonstrated that: 
 

 within the site, the most vulnerable development is located in areas of lowest flood risk 
unless there are overriding reasons to prefer a different location; and 

 development is appropriately flood resilient and resistant, including safe access and escape 
routes where required, and that any residual risk can be safely managed, including by 
emergency planning; and it gives priority to the use of sustainable drainage systems.” 

 
Although a Flood Risk Assessment has been submitted, it does not adequately demonstrate that 
the site will be safe from flooding. The Environment Agency has objected on flood risk grounds as 
the risk to life in the event of tidal inundation would be unacceptable if the development were to be 
allowed. 
 
The applicant has recently presented further information seeking to address the objections of both 
the Environment Agency and the Flood Risk Manager. A further update will made at the committee 
meeting. 
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(E)       NATURE CONSERVATION AND TREES 
 
The southern part of the site lies within a Wildlife Corridor which is protected under Policy DM19. 
The Council’s nature conservation officer does not raise an objection to the proposed development 
and has suggested a number of conditions to safeguard protected species such as birds and bats. 
 
There are a number of trees and groups of trees on site. None are protected by a Tree Preservation 
Order but some are protected by virtue of being in a Conservation Area. An arboricultural survey 
identifies that these trees are of moderate or low quality. A total of 6 trees are to be lost as part of 
the development including a sycamore, horse chestnut, weeping willow and silver birch all 
described as being of poor quality. The application is supported by a landscape masterplan which 
indicates new tree and hedgerow planting. The tall leylandii hedge along part of the road frontage 
will be removed and replaced by a native hedgerow. A total of 26 new trees will be planted 
however; this is not considered sufficient to outweigh the visual harm that would be caused by the 
development to the openness of the Green Belt and the setting of the Conservation Area and 
Ashton Court Estate. 
 
(F)       REGENERATION OF THE BALTIC WHARF SITE 
 
As part of the Council’s wider objective to make budgetary savings, it is reviewing its corporate 
property portfolio. It is understood that the existing Caravan Club site at Baltic Wharf is under 
review. However, there are no firm planning proposals currently being considered for this site. At 
this stage, limited weight can be given to the regeneration of this site as a very special 
circumstance to justify the proposed development.  
 
(G)       LACK OF SUITABLE ALTERNATIVE SITES 
 
The Caravan Club have carried out an extensive site search to identify an alternative site. They 
have a number of criteria (referenced from the Planning Statement): 
 
In close proximity to the city centre (up to 5 miles from the city centre)  

 Site area of between 5-7.5 acres allowing for 75-100 pitches respectively  

 Site would need to be available immediately  

 Reasonable chance for gaining planning permission for an all year site  

 Reasonable level topography  

 Existing mature boundary screen planting  

 No sensitive ecology  

 No flood risk or drainage issues  

 Availability of mains services  

 Easily accessible from motorway network  

 Availability of local services and facilities, public open space and footpaths  

 Proximity to public transport, cycle and footpaths  

 Low ambient light and noise pollution  

 Rectangular or square site shape  
 
A detailed site search was carried out Jones Lang Lasalle on behalf of the Caravan Club and 
Property Services at Bristol City Council. A total of 59 sites within a 5 mile radius of Bristol were 
reviewed. In February 2015, a shortlist of 7 sites was drawn up, all within the Green Belt. The five 
sites in North Somerset were dismissed primarily because of negative pre-application responses 
from the Local Planning Authority on green belt grounds. The one site in Bath and North East 
Somerset could not be pursued as no agreement was reached on a lease. The current application 
site was chosen, notwithstanding similar green belt issues, due to its more favourable location 
closer to Bristol. 
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Members will need to carefully consider the weight to be given to this argument against the clear 
harm caused to the openness of the Green Belt; the adverse impact on the setting of the Ashton 
Court Estate and Bower Ashton Conservation Area; adverse landscape impact, detrimental impact 
on highway safety and flood risk. 
 

(H)       CONTRIBUTION TO LOCAL ECONOMY/EMPLOYMENT AND TOURISM 
 

In support of this application, it is stated that the proposal will contribute to the local economy by 
employing a warden couple; support existing jobs within the tourism/leisure industry and generate 
£1 million off site spending into the city each year. It is claimed that this local spending would be 
lost if the Caravan Club is forced to locate outside of Bristol. However, this is a matter of debate. 
Notwithstanding the lack of apparent alternative sites, if the applicant were to relocate to alternative 
sites within North Somerset/South Gloucestershire on the fringes of Bristol, the city would still be a 
major draw for tourists. 

 

 

CONCLUSION 

 

The proposed development would detract from the openness of the Green Belt and, in the absence 
of very special circumstances, would constitute inappropriate development. The proposal would 
also fail to preserve or enhance the Bower Ashton Conservation Area and the setting of the Ashton 
Court Estate, a registered historic park and garden. Furthermore, the development would be at risk 
from both tidal and surface water flooding. Finally, the proposed use would be detrimental to 
highway safety. 

   

 

RECOMMENDED: REFUSE   

The following reason(s) for refusal are associated with this decision: 
 
1.  The proposed development will detract from the openness of the Bristol Green Belt and, in 

the absence of very special circumstances, constitutes inappropriate development in the 
Green Belt. The proposal conflicts with Bristol Core Strategy Policy BCS 6 (adopted June 
2011) and Paragraphs 87-89 of the National Planning Policy Guidance (March 2012). 

 
2.  The proposed development would fail to preserve or enhance heritage assets, namely the 

Bower Ashton Conservation Area and the Ashton Court Estate, a Registered Historic Park 
and Garden, and its setting. The proposal would conflict with Bristol Core Strategy Policy 
BCS 22 (adopted June 2011) and Policy DM 31 of the Site Allocations and Development 
Management Policies (adopted July 2014). 

 
3.  The application fails to demonstrate that the proposed development will be safe from 

flooding or that it will not adversely increase flood risk elsewhere. It would therefore conflict 
with Policy BCS 16 of the Bristol Core Strategy adopted in 2011. 

 
4.  The proposal is contrary to Policy DM23 of the Bristol Local Plan Site Allocations and 

Development Management Policies (adopted July 2014) and Paragraph 32 of the National 
Planning Policy Guidance (March 2012) since the proposed means of access with its 
restricted visibility is considered unsuitable to serve the increase in traffic that would be 
associated with the proposed development. It would result in the scheme being prejudicial to 
highway safety. 
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SUMMARY 
 
This report refers to planning applications 16/03832/F and 16/03833/F. Both applications cover the 
same site but vary in that 16/03832/F is to demolish an existing bungalow and construct one detached 
dwelling, whilst 16/03833/F is to demolish an existing bungalow and construct two detached 
dwellings. 
 
The applications are being brought before the committee because a locally elected member who 
represents the constituents of the Westbury-on-Trym & Henleaze Ward has requested that they are 
determined by the committee members. The councillor’s reasons for this are: “Inappropriate 
development, significantly affecting residents and visual amenity, not in line with building line, 
dangerous junction that would not be compatible with vehicle access for this number of units”. 
 
 
APPLICATION DETAILS 
 
Both applications are for the same plot of land. There is an existing building on the site which is a 
dormer bungalow, which is unoccupied. The proposals involve the demolition of the existing building 
and its replacement with new detached dwellings. The key difference between the two applications is 
as follows: 
 
Application 16/03832/F seeks: 
 
The application seeks to demolish the bungalow and replace it with a detached two storey house 
which will have 6 bedrooms, a kitchen and three entertaining rooms. This will be referred to from 
hereon as Unit 1. There are multiple WC facilities which are mostly en-suite to the bedrooms. The 
house features a terrace at first floor level which looks over the garden area to the north. The 
proposed building has multiple dual pitched roofs and dormer windows to the first floor. There are 
large bays to each elevation (except the southern elevation) at ground floor level only. The highest 
point of the proposed house is 9.2m above ground level. In addition to this the proposals widen the 
existing access point to 3m wide and the existing access lane which runs along the southern 
boundary also to 3m wide. This leads to a garage. The proposals also include bicycle and recycling / 
refuse stores, and solar panels. The planting along the boundary of the property is to be strengthened 
along the southern boundary – where it has thinned. To enable the development to proceed the 
proposals involve the loss of two trees and a group of trees. Mitigation planting for these is provided 
on the site by the planting of 7 new trees. 
 
Application 16/03833/F seeks: 
 
To demolish the bungalow and replace it with a detached two storey house as per application 
16/03832/F with the addition of second detached two storey dwelling in the garden area to the rear. 
This second house will be referred to as Unit 2 from hereon. The key differences between this 
application and 16/03832/F are: 
- the access will be widened to 4.1m wide and the access lane to 3.5m wide (it will also be extended 

to the house at the rear of the plot).  
- the proposals also include the amendment of the junction of Coombe Lane and Canford Lane so as 

to provide a pedestrian build-out which will tighten the junction radius.  
- the number of trees lost will be increased to 5 trees and 3 tree groups, requiring mitigation planting 

of 19 trees. The proposals include the planting of 17 trees and therefore the developer will pay a 
contribution to the council for off-site tree planting.  

- provision of a boundary fence between the two proposed properties. 
- increasing the thickness of the planting along the southern boundary next to the proposed second 

house. 
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The proposed Unit 2 is a four bedroom property with three reception rooms plus kitchen. It also 
features a single garage. The building features dual pitched roofs and dormer windows. The highest 
point of the building is 7.8m above ground level. The building features a connected garage, a bicycle 
store and solar panels and there is a recycling / refuse store proposed in the access lane. 
 
 
SITE CONTEXT AND DESCRIPTION 
 
The site is located at 112 Coombe Lane, Westbury-Upon-Trym, Bristol. The property is located at the 
junction of Coombe Lane and Canford Lane and extends to 0.21 hectares. Currently a dormer 
bungalow is set within the plot, as well as some other outbuildings and a garage with carport, which 
are all behind the bungalow. 
 
The property is bordered by dense hedges which have been allowed to grow up. There are several 
mature trees on the property. The dormer bungalow itself is vacant and has fallen into a state of 
disrepair so as to be uninhabitable. The property has not been secured from external access. 
 
The site is not within a conservation area, however the Kingsweston and Trym Valley Conservation 
Area lies across the road opposite the property. This area is heavily wooded and forms part of the 
Blaise Castle Estate Site of Nature Conservation Interest (SNCI), Important Open Space designation 
and Regionally Important Geological Site.  Whilst this is useful context the site does not actually fall 
within these designated areas. The nearest listed structure is a grade II listed bridge within the 
woodland opposite, approx. 50m away. 
 
There are two trees with tree protection order status, whose trunks are located in the neighbouring 
property. These trees form part of the boundary and as such their canopies overhang the site at its 
eastern most corner. 
 
The area is generally residential in nature, with the majority of houses in the area being detached. The 
current dormer bungalow terminates a row of six buildings which are either bungalows or dormer 
bungalows which run along the eastern side of Coombe Lane. It appears that these were built in 
approximately the 1930s and are set back from the road within large plots. To the immediate north is 
a larger two storey property and larger two storey properties are present on the western side of 
Coombe Lane. 
 
A number of new houses in the area have been built in the gardens of nearby properties, with access 
lanes running past the original houses to serve them. The planning history provides more relevant 
information in regard to this. The style, shape, massing and relation of the properties to their plots in 
this area is very diverse, and no overarching style or pattern of development emerges – other than 
generally the houses are set within larger plots (although there is some road frontage development). 
 
Other site characteristics include: 
- Flood zone 1 
- Coal Authority Low Risk 
- Outside the Air Quality Management Area 
 
 
RELEVANT PLANNING HISTORY 
 
16/00896/F - Demolish existing dormer bungalow to be replaced with a detached house. 
WITHDRAWN 08.07.2016 
 
16/00965/F - Demolition of existing dormer bungalow and erection of 2 no. detached houses. 
WITHDRAWN 08.07.2016 
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The above applications were on the same site and were similar to those which are the subject of this 
report. They were withdrawn according to advice from the case officer on those cases for the following 
summarised reasons: 
- The properties were too close to neighbouring properties with potential infringement on privacy 
- Failure to demonstrate appropriate mitigation for loss of trees 
- Inappropriate boundary treatment 
- Some technical drawing issues 
 
In addition the planning history on neighbouring sites is also of note: 
 
09/01212/F - Erection of a detached dormer bungalow, to the rear of No 110 Coombe Lane, utilising 
the existing access and creation of a new access for 110 Coombe Lane – Permission Granted 
04.06.2009 
 
This provided for the construction of a two storey house behind the existing bungalow on the property 
to the immediate south of this site at 110 Coombe Lane. The new house is addressed 110A. 
 
09/01816/F - Erection of dormer bungalow with associated access lane and landscaping – Permission 
Granted 28.08.2009 
 
This allowed for the construction of a house to the rear of the property at 108 Coombe Lane (similarly 
addressed 108A Coombe Lane). During its construction several changes were made from the 
consented scheme and these were regularised through the following application: 
 
12/02333/F - Retrospective permission for erection of dormer bungalow with associated access lane 
and landscaping – Permission Granted 09.11.2012 
 
In addition another site nearby has similar consents: 
 
07/02995/F - Construction of 1 no. detached dwelling house in the rear garden of No. 93 Coombe 
Lane – Permission Granted 11.10.2007. 
 
12/02506/F - Revisions to planning permission granted under application number 07/02995/F - 
Construction of 1 no. detached dwelling house in the rear garden of No. 93 Coombe Lane – 
Permission Granted 17.09.2012. 
 
There are also similar applications pending in the area:  
 
16/05204/F - Erection of 1 no. two bedroom end of terrace dwelling with rear garden and bin and 
bicycle storage (re-submission of 16/01609/F) [3 Dingle Road] - Pending Consideration.  
 
 
EQUALITIES ASSESSMENT 
 
During the determination of these applications due regard has been given to the impact of the 
schemes in relation to the Equalities Act 2010 in terms of impact upon key equalities protected 
characteristics. These characteristics are age, disability, gender reassignment, marriage and civil 
partnership, pregnancy and maternity, race, religion or belief, sex and sexual orientation. There is no 
indication or evidence (including from consultation with relevant groups) that different groups have or 
would have different needs, experiences, issues and priorities in relation these particular proposed 
developments. Overall, it is considered that neither the approval nor refusal of these applications 
would have any significant adverse impact upon different groups or implications for the Equalities Act 
2010. 
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PRE-APPLICATION COMMUNITY INVOLVEMENT 
 
No specific pre-application community involvement was undertaken although development proposals 
that were similar in nature to those now being considered were advertised for the previous 
applications on the site. As such the intention to develop the site has been public since 11th June 
2016. 
 
 
RESPONSE TO PUBLIC CONSULTATION 
 
Joint consultation was undertaken on both applications 16/03832/F and 16/03833/F together. This 
included a site notice printed on 04.08.2016 and a press notice printed 10.08.2016. Both of these had 
a target response date of 31.08.2016. In addition to these notices, 35 neighbouring addresses were 
notified by letter on 01.08.2016 with a target response date of 21.08.2016.  
 
The proposals were amended during the determination period of the application and as such a 
second round of consultation was undertaken. People were notified of this by letter and the mailing list 
included all those previously written to and any others who had made comments. 37 persons were 
written during the second round. The second round of consultation began on 07.10.2016 and ended 
on 21.10.2016.  
 
In addition to the above the details of both applications have been available to view and comment 
upon online since approximately 13.07.2016. 
 
Response to 16/03832/F 
 
In response to the first round of consultation, nine comments were received for application 16/03832/F 
(Unit 1 only). These are summarised as follows: 
 
Objecting: 
 
- the provision of a large two storey house in this location would be out of keeping with the 

surrounding character because its scale is too large. 
- the proposals represent an over-intensification of the site. 
- the proposed building is too close to 110 Coombe Lane [officer note: the amended details have 

moved the building away slightly from no. 110]. 
- the junction of Coombe Lane and Canford Lane is dangerous and realignment would make it more 

dangerous [officer note: this application does not propose to amend the junction layout, that is 
16/03833/F only]. 

- concerns about construction traffic entering the site. 
- the development of 6 bedrooms would increase traffic in a dangerous location. 
- the existing shrubs and trees on this site cause a hazard to footway users and a condition should be 

applied to restrict growth to 2.4m in height. 
- the proposal will result in loss of privacy and light for neighbours 
- the driveway will be difficult to exit 
- there has been too much infill in the area 
- it is unclear what the roofing materials will be 
- there will be a loss of hedgerow screening to surrounding properties during the construction works  
- laurel hedgerow screening should be provided. 
- the birch tree lost prior to development should be replaced 
- the use of pleached trees along the boundary with 110A Coombe Lane will not be appropriate 

[officer note: this application does not alter the boundary with 110A Coombe Lane - it remains as 
existing]. 

- the new dwelling will be visible from neighbouring properties. 
- object to solar panels based on visual amenity. 
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- object to loss of screening and trees. 
- proposals result in loss of value for neighbours [officer note: this is not a planning reason]. 
 
Supporting: 
 
- the proposals will improve a location by replacing an empty and derelict property. 
- the proposals will improve the road junction. 
- the proposals will improve the pedestrian environment immediately outside the site. 
 
In response to the second round of consultation on 16/03832/F three sets of comments were 
received. These both related to both applications and therefore the following comments are those that 
relate to 16/03832/F only.  
 
- The new proposals do not significantly modify the original proposals. 
- The revised proposals re-introduce a window to bedroom 3 of the larger house [Unit 1] which may 

affect privacy for 110 Coombe Lane. 
- Concerns remain about visual intrusion as the building will be visible from outside the site. 
- The proposed building is too large and does not provide sufficient garden space. 
- Loss of trees will result in increased air pollution. 
- Adverse impact on neighbours from increased overlooking compared to current situation. 
- Visual impact will be detrimental to the character of the area. 
- Solar panels and lighting are ugly and should not be visible from the road. 
- Lighting should not dazzle road users. 
- The proposed materials are not in keeping with the surrounding area. 
- The proposed building will be an eyesore. 
- The taller form of the building is not in keeping with the surrounding scale of development. 
- The development will result in unacceptable traffic increases. 
- Additional mirrors should be installed to provide greater highway visibility. 
 
Response to 16/03833/F 
 
In response to the first round of consultation, twelve comments were received for application 
16/03833/F (units 1 and 2). These are generally reflective of the comments for 16/03832/F and are 
summarised as follows: 
 
- the provision of a large two storey house in this location would be out of keeping with the 

surrounding character because its scale is too large. 
- the proposals represent an over-densification of the site. 
- object to solar panels based on visual amenity. 
- the new dwelling will be visible from neighbouring properties. 
- object to loss of screening and trees. 
- the proposed building is too close to 110 Coombe Lane [officer note: the amended details have 

moved the building away slightly from no. 110]. 
- the junction of Coombe Lane and Canford Lane is dangerous and realignment would make it more 

dangerous. 
- concerns about construction traffic entering the site. 
- the junction could be signalised. 
- a pedestrian refuge should be provided as part of the new road alignment. 
- the development of 10 bedrooms in total would increase traffic in a dangerous location. 
- the existing shrubs and trees on this site cause a hazard to footway users and a condition should be 

applied to restrict growth to 2.4m in height. 
- the proposal will result in loss of privacy and light for neighbours. 
- the driveway will be difficult to exit. 
- there has been too much infill development in the area. 
- it is unclear what the roofing materials will be. 
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- there will be a loss of hedgerow screening to surrounding properties during the construction works. 
- laurel hedgerow screening should be provided. 
- the birch tree lost prior to development should be replaced. 
- the use of pleached trees along the boundary with 110A Coombe Lane will not be appropriate 

[officer note: the revisions to the proposals amend this proposal to include 9 Ligistrum japonicum 
trees - privet - rather than pleached trees]. 

- the development will result in loss of ecological habitat. 
- proposals result in loss of value for neighbours [officer note: this is not a planning issue]. 
 
Supporting: 
 
- the proposals will improve a location by replacing an empty and derelict property. 
- the proposals will improve the road junction. 
- the proposals will improve the pedestrian environment immediately outside the site. 
 
In response to the second round of consultation 3 representations were received (as for 16/03832/F). 
These are as follows: 
- The new proposals do not significantly modify the original proposals. 
- The proposals re-introduce a window to bedroom 3 of the larger house which may affect privacy for 

110 Coombe Lane. 
- The proposals will result in garden grabbing which is not supported by policy. 
- Concerns remain about visual intrusion as the building will be visible from outside the site. 
- The proposed buildings are too large and do not provide sufficient garden space. 
- Loss of trees will result in increased air pollution. 
- Adverse impact on neighbours from increased overlooking compared to current situation. 
- Visual impact will be detrimental to the character of the area. 
- Solar panels and lighting are ugly and should not be visible from the road. 
- Lighting should not dazzle road users. 
- The proposed materials are not in keeping with the surrounding area. 
- It is not clear which windows will be obscure glazed. 
- The proposed buildings will be an eyesore. 
- The taller form of the buildings is not in keeping with the surrounding scale of development. 
- Concern about narrowing of Coombe Lane. 
- The development will result in unacceptable traffic increases. 
- The second (smaller house) will be 4m from the side wall of 110A Coombe Lane [Officer note: the 

proposed second building will be 6m from 110A Coombe Lane]. 
- Additional mirrors should be installed to provide greater highway visibility. 
 
 
RESPONSE FROM STATUTORY AND OTHER RELEVANT CONSULTEES 
 
The following consultee responses were received regarding 16/03832/F: 
 
Bristol flood risk management team commented that ‘We have no objections in principle to this 
application but request that surface water management standing advice is applied to ensure that 
drainage is adequately considered without increasing flood risk to third parties’. 
 
The city design team verbally reported that the typology of development was seen in the surrounding 
area and that due to the set back of the property, it will not affect the urban character. In summary the 
officer set out that the proposals are acceptable. 
 
The city ecologist commented that tree and site clearance should be restricted so as not to affect bird 
breeding season, and that an advice about protected species should be applied. 
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The city transport team commented that the development is acceptable. The comments also raised 
the following issues: 
- the widening of the access is acceptable and the dropped kerb will need to be improved (this can be 

done through condition) 
- the vegetation around the access should be cut back 
- the driveway should be constructed of appropriate materials and should feature appropriate drainage 
- lighting is required from the house to the driveway. 
 
The city arboricultural team commented that there was likely to be a need for canopy pruning to some 
trees to facilitate the development and that tree protection measures will be required during 
construction. They also commented that both of these issues can be controlled by condition.  
 
The following consultee responses were received regarding 16/03833/F: 
 
Bristol flood risk management team commented that ‘We have no objections in principle to this 
application but request that surface water management standing advice is applied to ensure that 
drainage is adequately considered without increasing flood risk to third parties’. 
 
The city design team verbally reported that the typology of development was seen in the surrounding 
area and that due to the set back of the property, it will not affect the urban character. In summary the 
officer set out that the proposals are acceptable. 
 
The city ecologist commented that tree and site clearance should be restricted so as not to affect bird 
breeding season, and that an advice about protected species should be applied. 
 
The city transport team commented that the proposals are acceptable on highways grounds. 
Specifically the proposed junction amendments are acceptable. Technical sign off of this should be 
required by condition and it should be demonstrated that a double decker bus can manoeuvre around 
the build out [officer note: this has been confirmed]. Other comments included: 
- the provision of suitable on site drainage to prevent draining onto the highway.  
- concern that there may be too many car parking spaces on the site. 
- the garage to Unit 1 should be increased in size.  
- the vegetation around the access should be cut back.  
- lighting is required from the house to the driveway. 
 
The city arboricultural team commented that there was likely to be a need for canopy pruning to some 
trees to facilitate the development and that tree protection measures will be required during 
construction. They commented that both of these issues can be controlled by condition. The officer 
also commented that he did not consider pleached hornbeam to be appropriate as a boundary 
treatment between Unit 2 and 110A Coombe Lane. The proposals were revised to include Ligistrum 
japonicum (privet) here instead which is felt to be acceptable by the officer. The officer also 
commented that a unilateral undertaking will be required to mitigate the trees required under the 
Bristol tree replacement standard that have not been provided on the site. 
 
 
RELEVANT POLICIES 
Relevant policies in relation to both applications include: 
 
National Planning Policy Framework (March 2012) 
 
Bristol Core Strategy (Adopted June 2011) 
BCS5 Housing Provision 
BCS9 Green Infrastructure 
BCS10 Transport and Access Improvements 
BCS11 Infrastructure and Developer Contributions 
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BCS13 Climate Change 
BCS14 Sustainable Energy 
BCS15 Sustainable Design and Construction 
BCS16 Flood Risk and Water Management 
BCS18 Housing Type 
BCS20 Effective and Efficient Use of Land 
BCS21 Quality Urban Design 
 
Bristol Site Allocations and Development Management Policies (Adopted July 2014) 
DM1 Presumption in favour of sustainable development 
DM15 Green infrastructure provision 
DM17 Development involving existing green infrastructure 
DM19 Development and nature conservation 
DM21 Development of private gardens 
DM23 Transport development management 
 
Other relevant policy documents: 
 
Supplementary Planning Document 1 (SPD1) ‘Planning Obligations’. 
 
Supplementary Planning Document 2 (SPD2) ‘A guide for designing house alterations and 
extensions’ (Adopted October 2005). 
 
 
KEY ISSUES 
 
(A)       IS THE PROPOSED USE ACCEPTABLE? 
 
The prevailing use in the area is residential. The site is currently a residential property and as such 
the proposed use for both applications - which is as residential - is considered to be acceptable. Other 
planning matters are considered below. 
 
(B)       IS IT ACCEPTABLE TO INCREASE THE DENSITY OF THE SITE? 
 
The site is currently occupied by a 3 bedroomed dormer bungalow. The proposals are to increase the 
size of development on the site to provide either a single 6 bedroomed property or a 6 bedroomed 
property and a 4 bedroomed property. 
 
In accordance with the transport officer comments, the proposal to construct one 6 bedroomed 
property on the site also seeks to widen the access to 3m, provide a garage and also widen the 
access lane to 3m. With these provisions it is felt that the access will be suitable and sustainable 
travel will be catered for. As such the proposal for the replacement dwelling is considered to be 
acceptable. 
 
With regards to application 16/03833/F for both dwellings, policy DM21 sets out that “development 
involving the loss of gardens will not be permitted unless: 
 

i. The proposal would represent a more efficient use of land at a location where higher 
densities are appropriate; or 
ii. The development would result in a significant improvement to the urban design of 
an area; or 
iii. The proposal is an extension to an existing single dwelling and would retain an 
adequate area of functional garden. 
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In all cases, any development of garden land should not result in harm to the character and 
appearance of an area. 

 
Development involving front gardens should ensure that the character of the street is not 
harmed and that appropriate boundary treatments and planting are retained”. 
 
Core strategy policy BCS20 sets out the locations where higher densities are appropriate and sets out 
that this includes along or close to main public transport routes. The site is within 300m of two bus 
stops that have regular services either to the city centre or east / west to Emersons Green / 
Shirehampton and Avonmouth. As such it is considered that the location is suitable for higher 
densities. Boundary treatments are discussed below. 
 
In addition, policy DM21 sets out that the proposals should not result in harm to the character of the 
area. This is discussed below.  
 
Policy BCS5 is also relevant to this consideration as this sets out the need for 26,400 homes to be 
provided in the city between 2006-2026. It is considered that the proposals will help to meet this 
target, even if in a small way. 
 
(C)       ARE THE PROPOSALS ACCEPTABLE IN TERMS OF ACCESS? 
 
16/03832/F 
 
It is important to note that there is an existing dwelling on the property. The proposed dwelling 
includes more bedrooms than the current property on the site. The development includes widening 
the access which will make the access safer to use by providing greater visibility. The transport officer 
also requested that the vegetation on the site be trimmed back. The condition relating to landscaping 
below requires the developer to submit plans for vegetation trimming along the public highway 
boundary, and it is considered that once occupied the site is likely to be better maintained than at 
present. A condition recommended below also seeks to ensure the footway crossover is appropriate 
for use and requires resurfacing of the footway outside the access. 
 
The driveway will be widened and this is considered appropriate. The landscaping condition below 
requires the developer to submit details of the surface treatment. The transport officer also requested 
lighting be put in place between the house and the driveway and this is to be controlled by condition. 
 
The transport officer has concerns that the garage will not be wide enough for two cars. However, the 
agent has set out that the occupier may choose to park one car inside it and use the remaining space 
as storage. This is considered to be acceptable. 
 
In summary the access arrangements are considered to be acceptable. 
 
16/03833/F 
 
This application seeks to increase the density of the site and therefore there will be increased use of 
the access. The site is located at the junction of Coombe Lane and Canford Lane and at present the 
Canford Lane left turn into Coombe Lane is a long sweeping curve from a blind bend. As such in order 
to reduce vehicle speeds and create greater visibility for the access a build out is proposed. This will 
reduce the radius of the junction which in turn is likely to reduce vehicle speeds. The build out will also 
make it significantly easier for pedestrians to cross Coombe Lane at this point – providing greater 
visibility, reducing traffic speeds and narrowing the width of road to be crossed. The technical 
specifications of the build out will be controlled by condition but the arrangement submitted by the 
applicant is considered appropriate. Concern has been raised by neighbours about the impact on their 
driveway, however it has been confirmed that neighbouring accesses will not be affected by the build 
out, other than the fact that the general speeds in the area are likely to decrease. The highway officer 
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raised concern that double decker buses should be able to navigate the build out and this has been 
confirmed as possible which is acceptable to the transport officer. 
 
The width of the access will be increased to 4.1m which is acceptable. As with application 16/03832/F 
conditions are recommended to ensure there is sufficient lighting to the driveway from the houses and 
that the hedges are trimmed back. 
 
The transport officer has commented that there should be six car parking spaces across the two 
houses. given the restricted nature of the garage on Unit 1, this is the case. Having said this, it is the 
general character of houses in the area to have long driveways and this can incidentally provide 
additional spaces for cars to park. Bearing in mind the proposals are designed to suit this character 
trait of the area, this potential overprovision of car parking spaces is not considered a suitable reason 
for refusal in this case. 
 
In summary the access arrangements are considered appropriate. 
 
(D)       IS THE SCALE / MASSING / LAYOUT OF THE DEVELOPMENT APPROPRIATE? 
 
16/03832/F 
 
Presently on the site there is a dormer bungalow which provides for 3 bedrooms over c.200 sqm of 
floorspace. The proposals seek to provide a larger, two storey house which will have 6 bedrooms and 
c.480 sqm of floorspace.  
 
A number of the public comments raise concern that the proposed building is too large and will result 
in a negative impact to the surrounding character of the area. The current building terminates the end 
of a row of 6 buildings which are generally of single storey design including bungalows and dormer 
bungalows.  
 
Policy BCS21 sets out that new developments should contribute positively to an area’s character and 
identity. Policy DM26 complements this and sets out that development should respond appropriately 
to (amongst other things) the height, scale, massing, shape, form and proportion of existing buildings, 
building lines and set-backs from the street, skylines and roofscapes. As such it is important to 
understand the context within which the development sits. 
 
Whilst it is recognised that currently there is a dormer bungalow on the site, an evaluation of the 
surrounding area makes it clear that there are many different forms of development within close 
proximity of the site. In addition to the row of bungalows and dormer bungalows on the eastern side of 
Coombe Lane, there are large two storey properties on the western side of the road, and on the site to 
the immediate north. In general property sizes in the area range from 3 to 6 bedrooms in size and 
there are numerous examples of large 2 storey detached properties of comparable size to Unit 1 
which is proposed.  
 
Policy DM21 goes on to state that “Development will not be permitted where it would be harmful to 
local character and distinctiveness”. As such the development should only be refused in regards to 
this issue if it is harmful to local character and distinctiveness. Due to the nature of the existing 
residential properties around the site, officers do not believe that the proposals would be harmful to 
the character of the area. Some public comments set out concern about being able to see the building 
as it will be larger than the current building on the site. This is not considered grounds for refusal. 
 
The scale of the development is such that the highest point of the roof of Unit 1 will be 9.2m. This is 
approximately 3m above the ridge of the bungalow to the south at 110 Coombe Lane. However it is 
comparable with other buildings in the area including the building on the site to the north.  
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The council’s supplementary planning document 2 ‘A guide for designing house alterations and 
extensions’ (from hereon referred to as SPD2) sets out rules of thumb to ensure that buildings are 
appropriately spaced apart. The appropriate distance is 12m from a habitable room window. Where 
there are no windows to habitable rooms, there is no minimum distance. Whilst the existing dormer 
bungalow on the site is approximately 9m from the bungalow at 110 Coombe Lane the proposed 
house has been moved to the north by 3m to create a 12m separation distance (the original proposals 
for this application showed the house being 11m away). It is considered therefore that the scale of the 
proposed house will not dominate neighbouring property, despite the fact that it is taller.  
 
16/03833/F 
 
Comments for this application are as above however it is necessary to consider the impact of the 
additional dwelling at the rear (Unit 2). The two houses (units 1 and 2) are at their closest point 9m 
apart. This is considered appropriate. Unit 2 is approx. 6m from the neighbouring property at 110A 
Coombe Lane. In general layout terms these spacings are considered acceptable they provide 
suitable visual separation between buildings. A further key issue related to this is the outlook from 
windows, and this is discussed below. 
 
Policy DM26 sets out that backland development should be subservient in height, scale, massing and 
form to frontage development. Clearly Unit 2 would be subservient in design terms in relation to Unit 
1. The proposed Unit 2 would be 0.5m taller than the property at 110A (the adjacent infill 
development) and this is considered acceptable.  
 
Due to the layout of the surrounding development, and thick vegetative screening, it is not considered 
that Unit 2 will be particularly visible in the context of houses to the north or east and as such impacts 
from these views are acceptable. 
 
(E)       WILL AMENITY IMPACTS BE ACCEPTABLE? 
 
16/03832/F 
 
SPD2 sets out that in order to avoid privacy impacts new buildings should have a separation distance 
between windows to habitable rooms of 21m (if the window to window relationship is straight forward 
and unobscured / unscreened). The property is currently set within a large garden and therefore the 
inter-window distances to properties to the west, north and east are over this distance. The thick 
hedge screening along the boundaries in these directions also reduce the impact of any potential 
overlooking to naught.  
 
However, Unit 1 is generally located in the same location as the existing house on the site, and this 
has a closer relationship with property to the south, specifically 110 Coombe Lane. 
 
As set out above the distance between the existing building at 110 Coombe Lane is proposed to 
increase from the current 9m to 12m. The existing dormer bungalow and the property at 110 Coombe 
Lane currently have windows to bedrooms and reception rooms that face each other at ground floor 
level. 
 
The bungalow at 110 Coombe Lane has windows to a bedroom and reception room that face toward 
the proposal site. The proposed building features windows which face 110 Coombe Lane and 
therefore there is the potential for intervisibility and overlooking. 
 
At ground floor the impacts of this are considered to be acceptable because the new building is being 
moved further away than the existing building, and the proposals are to strengthen the hedge 
boundary between the two houses. 
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At first floor, persons in the new dwelling would be able to see over the hedge however and this could 
cause loss of privacy. The proposals seek to restrict this by obscuring the lower half of windows to the 
south elevation from bedroom 3. It is considered that this will successfully control the outlook from the 
window so that it will be upwards and above the property at 110 Coombe Lane. All other first floor 
windows in the southern elevation of Unit 1 which face south will be obscure glazed and fixed shut. 
 
In addition to potential for overlooking, the potential for Unit 1 to overshadow the surrounding 
properties must be considered. The Building Research Establishment (BRE) has set out the scenarios 
where loss of daylight sunlight becomes harmful. This sets out that the impacts of overshadowing 
should be assessed on the 21st March at the spring equinox. The proposed house is north of the 
closest houses to the south. The impact of the proposals in terms of overshadowing is not materially 
different from the current situation. 
 
Public comments have raised concern about the loss of the existing buildings and that this will create 
an opening between the properties at 110 and 110A Coombe Lane until the boundary planting is put 
in place. It is considered that whilst this is not ideal there will always be some temporary impacts 
during the construction of development. The conditions below require a temporary screen to be put in 
place to help reduce impacts. 
 
16/03833/F 
 
Comments for this application are as above however it is necessary to consider the impact of the 
additional dwelling at the rear (Unit 2). The garage for Unit 1 will create an intervening structure at 
ground floor level which will separate the two units. In addition boundary fencing is also proposed. At 
first storey level the separation distance from habitable room windows to the other unit will be 11.5m. 
This is considered acceptable as it is just under the requirements of SPD2 – note this is not a ‘window 
to window’ relationship, but rather ‘window to wall’.  
 
In terms of interlooking between windows the two properties are designed so as to be offset. The 
closest relationship of habitable room window to habitable room window is approx. 18m apart. Whilst 
this is under the usual 21m set out in SPD2, this is considered to be acceptable as the windows are 
not directly opposite each other – and in terms of direct outlook there is no habitable room window 
intervisibility. There is the potential for the windows of the master bedroom and bedroom 5 of Unit 1 to 
look into the garden space of Unit 2, however the garage and proposed tree planting provides 
screening for this. As such the relationship between the two properties is acceptable. 
 
The relationship of Unit 2 to neighbouring properties also needs to be considered. 110A has a 
habitable room window at ground floor level which faces north into the development site. The 
proposed Unit 2 is at its closest point 10.8m from this window, however it is important to note that this 
closest wall is to the right of the window and that the outlook from the window also falls to the left of 
this wall where there is a separation distance of 16m. There is also proposed screening at ground 
floor level. On balance therefore this relationship is considered to be acceptable. At first floor the only 
windows looking straight out of 110A Coombe Lane over Unit 2 are from the landing and as this is not 
a room where people would normally inhabit, is not subject to the same distance requirements. For 
reference however the separation distance here would be 10.8m. In order to protect the amenity of 
the residents of Unit 2, all windows on the southern elevation will be obscured and fixed shut. 
 
110A Coombe Lane also has a ground floor window at the eastern side of the building, looking over 
the development site – specifically the proposed garden to Unit 2. This would be screened by the 
existing planting and is considered acceptable. 
 
There is the potential for overlooking from Unit 2 of the parking and garden area to the front of 110A 
Coombe Lane. In order to control overlooking, privet is proposed to be planted at the boundary and 
the windows to habitable rooms in Unit 2 facing south (towards 110A) will be obscured to help prevent 
overlooking. There is some potential for overlooking from Unit 2 bedroom 2 over the garden of 110 
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Coombe Lane – however this view is not direct and is not significantly different to the existing views 
from the upper floors of 110A Coombe Lane. 
 
With regards to overshadowing the fact that the building is to the north of existing properties means 
that there will be no significant additional shading to existing buildings. The impact of existing 
buildings on Unit 2 will be negligible, due to the fact that the shadow from 110A Coombe Lane affects 
obscured windows and the main outlook is to the west. 
 
Unit 1 will create some shadow on the western elevation of Unit 2 from around 3pm onwards. 
However the distance between the units complies with the 23 degree rule of thumb so sufficient light 
will be available to Unit 2. Unit 1 is unaffected by Unit 2 in terms of shadowing. 
 
All shadowing assessments are undertaken on 21 March (spring equinox) in accordance with BRE 
guidance. 
 
(F)       ARE THE PROPOSED MATERIALS APPROPRIATE? 
 
Policies BCS21 and DM26 also seek to ensure that proposed materials are appropriate. 
 
The public comments raised questions about the materials proposed. The plans and application form 
set out that the materials on both units 1 and 2 are as follows: 
Exterior walls – brick and render with reconstituted stone 
Roof – dark brown tiles 
Windows – double glazed aluminium 
Doors – timber 
 
These materials or similar are prevalent in the street scene and area surrounding the site and are 
considered to be acceptable. The recommended conditions below require submission of further detail 
of the materials proposed to be used. 
 
(G)       WILL THE IMPACT ON TREES BE ACCEPTABLE? 
 
16/03832/F 
 
The site features a number of mature trees. Of these, two trees and one tree group will be lost to 
enable the development of Unit 1. In order to mitigate for this loss the proposals include the planting 
of seven new trees within the garden area of the new property. This number of trees meets the Bristol 
tree replacement standard as set out in local plan policy DM17 and is acceptable. 
 
In addition to the planting of new trees, existing trees will be safeguarded throughout the construction 
of the project by tree protection measures. These will be secured by condition recommended below. 
 
Public comments raised concern about the loss of a silver birch tree from the site previously. Upon 
examination of the site it is not clear where this was located but it appears to have been removed 
before the tree survey was undertaken. The proposals include the planting of a new silver birch tree. 
 
16/03833/F 
 
The development will result in the loss of 5 trees and 3 tree groups. In accordance with the Bristol 
Tree Replacement Policy a total of 19 trees are required to mitigate this loss. The proposals include 
the provision of 17 new trees which are considered to be acceptable species in accordance with the 
tree officer comments. The specific layout and size of the trees to be planted will be controlled by 
condition. However, this leaves two trees which are not being provided within the site. Rather than 
crowd the development the agent has opted to pay the council to plant replacement trees. A unilateral 
undertaking will be agreed between the council and the developer for the sum of £1,530.42 in 
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accordance with supplementary planning document 1 (£765.21 per tree). 
 
As set out in the site description section, the canopies of two trees which are protected by tree 
preservation order cross into the eastern corner of the site. These trees will not be affected by the 
proposals (for either application). 
 
(H)       WILL ECOLOGY BE AFFECTED? 
 
Public comments on the schemes set out concerns about the loss of habitat for wildlife. The city 
ecologist was consulted and has not raised any significant concerns about the loss of the garden 
area. In order to ensure that nesting birds are protected, advisory notes are recommended on any 
grant of application. 
 
(I)       WILL THE PROPOSALS BE SUITABLY SUSTAINABLE? 
 
Both applications are supported by documentation that demonstrates that the proposed houses will 
generate sufficient carbon dioxide through solar photovoltaic panels to create a saving of carbon 
dioxide emissions of 20%. In addition to this the sustainability statements for both applications set out 
a number of other ways that the building will be sustainable including the use of low flow water fixtures 
and more sustainable materials. 
 
It is important that new dwellings (and replacement dwellings which provide this much increase in 
impermeable area) are provided with sustainable drainage systems. As per the comments from the 
flood risk management team on both applications, the principle of both units is acceptable. A planning 
condition is recommended below to ensure that suitable sustainable drainage is provided. 
 
 
COMMUNITY INFRASTRUCTURE LEVY 
 
How much Community Infrastructure Levy (CIL) will the developments be required to pay? 
 
16/03832/F 
 
The CIL liability for this development is 23,975.00 although this is subject to indexation at the time that 
construction begins. 
 
16/03833/F 
 
The CIL liability for this development is £40,243.75 although this is subject to indexation at the time 
that construction begins. 
 
 
CONCLUSION 
 
It is considered that both developments will bring about benefit to the local area by removing a derelict 
property and ‘tidying up’ the surrounding hedges. The conditions below will control impacts to 
acceptable levels. 
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RECOMMENDATION 
 
16/03832/F  
 
RECOMMENDED GRANT subject to condition(s) 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  

The development hereby permitted shall begin before the expiration of three years from the 
date of this permission. 

  
Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004. 

 
Pre commencement condition(s) 
 
 2. Submission and approval of landscaping scheme 
  

No development shall take place until there has been submitted to and approved in writing by 
the Local Planning Authority a scheme of hard and soft landscaping, which shall include 
indications of all existing trees and hedges on the land, and details of any to be retained. The 
scheme shall set out: 
 
A. Methodology for removal of existing trees on the site that are to be lost (as set out in the 
arboricultural statement submitted in support of the application) including removal of roots  
B. The provision of 7 new replacement trees in accordance with plan 2686/200a 
C. Spacings between planted trees and each other, between the planted trees and existing 
boundary fences, between the planted trees and other structures on the site 
D. All new trees to be planted as 'heavy standards' with 12-14cm trunk girth at 1m height 
E. Thickness of hedge strengthening along southern boundary of site 
F. Methodology and extent of trimming of hedges fronting the public highway.  
G. Surface treatment for hard surfaces including driveway and hardstandings 

  
The approved scheme shall be implemented so that planting can be carried out no later than 
the first planting season following the occupation of the building(s) or the completion of the 
development whichever is the sooner.  All planted materials shall be maintained for five years 
or until established, whichever is the longer. Any trees or plants removed, dying, being 
damaged or becoming diseased within that period shall be replaced in the next planting 
season with others of similar size and species to those originally required to be planted unless 
the council gives written consent to any variation. 

  
The approved trimming of hedges fronting the public highway under part F of this condition will 
be maintained as such thereafter. 

  
Reason: To protect and enhance the character of the site and the area and to ensure its 
appearance is satisfactory and also to ensure that appropriate highway visibility is maintained. 

 
3. Approval of tree protection measures  
  

Prior to the commencement of the development hereby approved the details of tree protection 
measures to be installed prior to and maintained until the completion of the construction of the 
development hereby approved will be approved in writing by the local planning authority. The 
approved details will set out: 
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- the locations of proposed tree protection fencing 
- the type and nature of fences which will be used 
- on site signs and communications related to tree protection 
- details of any pruning or cutting back required to any trees within the site (other than those to 
be removed in accordance with the arboricultural statement submitted in support of the 
application). 

  
No work of any kind shall take place on the site until the protective fences have been erected 
around the retained trees as set out in the arboricultural assessment submitted in support of 
the application. 

  
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 must be agreed before its implementation by the 
Local Planning Authority in writing 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. 

 
4. Screening of neighbouring properties 
  

The development hereby approved will not commence until details of temporary screening 
between the site and properties to the immediate south of the site (110 Coombe Lane and 
110A Coombe Lane) have been submitted to and approved in writing by the local planning 
authority. 

  
The approved screening will be erected on site immediately following the demolition of the 
existing garage / outbuilding on the site which abuts the southern boundary and maintained as 
such until the planting along the southern boundary is put in place. 

  
Reason: to maintain privacy to nearby properties. 
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5. Sustainable Drainage System (SuDS) 
  

The development hereby approved shall not commence until a Sustainable Drainage Strategy 
and associated detailed design, management and maintenance plan of surface water drainage 
for the site using SuDS methods has been submitted to and approved in writing by the Local 
Planning Authority.  

  
The drainage strategy shall include specific drainage to ensure that no rainfall travels from the 
site onto the public highway. 

  
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. 

 
6. Submission of samples before work starts 
  

The development hereby approved will not commence until further details of the external 
materials have been submitted to and approved in writing by the Local Planning Authority. The 
details shall include: 
 
- roofing tiles 
- external bricks 
- render type and colour 
- window frames & doors  
- method / appearance of obscuring the glazing where this is required 

  
The development shall be carried out in accordance with the approved details and maintained 
as such thereafter.  

  
Reason: To ensure that the external appearance of the building is satisfactory. 

 
 7. Details of Refuse Storage and Recycling Facilities 
  

No building or use hereby permitted shall be occupied or the use commenced until the details 
of the area/facilities allocated for storing of recyclable materials and disposable waste 
including screening and dimensions have been submitted to and approved in writing by the 
local planning authority.  

  
Thereafter, all refuse and recyclable materials associated with the development shall either be 
stored within the approved dedicated store/area, or internally within the building(s) that form 
part of the application site. No refuse or recycling material shall be stored or placed for 
collection on the public highway or pavement, except on the day of collection. 

  
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 
environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 
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8. Lighting 
  

The development shall not be commenced until a scheme of external lighting has been 
submitted to and approved in writing by the local planning authority. The lighting will ensure 
that occupiers of the property are able to see in hours of darkness when walking from their 
house to the driveway. 

  
Reason: to ensure that access arrangements are acceptable. 

 
Pre occupation condition(s) 
 
 9. Completion of access for pedestrians / cyclists / motor vehicles - shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the means 
of access for pedestrians / cyclists / motor vehicles has been constructed and completed in 
accordance with the approved plans and the said means of access shall thereafter be retained 
for access purposes only. 

  
Reason: In the interests of highway safety. 

 
10. Installation of vehicle crossover - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the 
vehicular crossover(s) has been installed and the footway has been reinstated in accordance 
with the approved plans. 

  
Reason: In the interests of pedestrian safety and accessibility 

 
11. Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the 
car/vehicle parking area shown on the approved plans has been completed, and thereafter, 
the area shall be kept free of obstruction and available for the parking of vehicles associated 
with the development 

  
Reason: To ensure that there are adequate parking facilities to serve the development. 

 
12. Completion and Maintenance of Cycle Provision - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the cycle 
parking provision shown on the approved plans has been completed, and thereafter, be kept 
free of obstruction and available for the parking of cycles only. 

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

 
Post occupation management 
 
13. Sustainability measures 
  

The development shall be carried out in complete accordance with the Energy/Sustainability 
Statement submitted in support of the application and maintained as such in perpetuity unless 
otherwise agreed in writing by the Local Planning Authority 

  
Reason: To ensure that the development makes sufficient contribution towards mitigating and 
adapting to climate change. 
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14. Obscured glazed window 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
windows identified as being obscure glazing on the approved plans shall be non-opening and 
glazed with obscure glass and shall be permanently maintained thereafter as non opening and 
obscure glazed. 

  
This condition does not apply to the windows facing south out of bedroom 3 as identified on 
the approved plans. 

  
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 
privacy. 

 
15. Obscured glazed windows to bedroom 3 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
windows to bedroom 3 as identified on the approved plans shall be non-opening and glazed 
with obscure glass to a minimum height of 1.7m above finished floor level within this room. 
Above 1.7m the window may be clear glazed and openable. The windows shall be 
permanently maintained thereafter in accordance with this condition. 

  
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 
privacy. 

 
16. Retention of garage/car parking space(s) 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
garage/car parking space(s) hereby permitted shall be retained as such and shall not be used 
for any purpose other than the garaging of private motor vehicles associated with the 
residential occupation of the property and ancillary domestic storage without the  grant of 
further specific planning permission from the Local Planning Authority. 

  
Reason:  To retain garage/car space for parking purposes. 

 
17. No further extensions 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) no 
extension or enlargement (including additions to roofs) shall be made to the dwellinghouse(s) 
hereby permitted, or any detached building erected, without the express permission in writing 
of the council. 

  
Reason: The further extension of this (these) dwelling(s) or erection of detached building 
requires detailed consideration to safeguard the amenities of the surrounding area. 

 
List of approved plans 
 
18. 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. 
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 2686/2 Rev H - Proposed site plan : ground 
 2686/3 Rev H - Proposed site plan : first 
 2686/4 Rev C - Proposed Floor Plans 
 2686/5 Rev D - Proposed Elevations 
 2686/6 Rev A - Proposed Garage Plans and Elevations 
 2686/7 - Location Plan 
 2686/8 Rev C - Proposed Roof Plans 
 3 Rev A - Typical Shed Cycle Store 
 Solar Panel mounting system details submitted in support of the application 
  
 Reason: For the avoidance of doubt 
  
 
Advices 
 
1.  All species of wild birds, their eggs, nests and chicks are legally protected until the young have 

fledged. No site clearance or tree or hedge removal shall be carried out on site between 1st 
March and 30th September inclusive in any year, unless a check has been carried out 
beforehand by a qualified ecologist as agreed with the local planning authority 

 
2.  All species of bats and their roosts are legally protected. If bats are encountered all demolition 

or construction work should cease and the Bat Conservation Trust (Tel 0845 1300 228) should 
be consulted for advice. 

 
3.  Alterations to vehicular access: There is a requirement to make alterations to vehicular 

access(es). Applicants should note the provisions of section 184 of the Highways Act 1980. 
The works should be to the specification and constructed to the satisfaction of the Highway 
Authority (Telephone 0117 9222100). You will be required to pay fees to cover the councils 
costs in undertaking the approval and inspection of the works. 

 
4.  Minor works on the public highway: The development hereby approved includes the carrying 

out of work on the public highway. You are advised that before undertaking the work on the 
highway you must enter into a highway agreement under s184 or s278 of the Highways Act 
1980 with the council. You will be required to pay fees to cover the council's costs in 
undertaking the approval and inspection of the works.  You should contact the Highways Asset 
Management Team on 0117 9222100. 

 
5.  The development hereby approved is likely to impact on the highway network during its 

construction.  The applicant is required to contact Highway Network Management to discuss 
any temporary traffic management measures required, such as footway, Public Right of Way 
or carriageway closures, or temporary parking restrictions.  Please call 0117 9036852 or email 
traffic@bristol.gov.uk a minimum of eight weeks prior to any activity on site to enable 
Temporary Traffic Regulation Orders to be prepared and a programme of Temporary Traffic 
Management measures to be agreed. 
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16/03833/F 
 
Subject to the completion of a unilateral undertaking for the developer to provide a financial 
contribution of £1,530.42 to the council towards the planting of two new trees, the development should 
be APPROVED subject to the following conditions: 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  

The development hereby permitted shall begin before the expiration of three years from the 
date of this permission. 

  
Reason: As required by Section 91 of the Town and Country Planning Act 1990, as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004. 

 
Pre commencement condition(s) 
 
 2. Submission and approval of landscaping scheme 
  

No development shall take place until there has been submitted to and approved in writing by 
the Local Planning Authority a scheme of hard and soft landscaping, which shall include 
indications of all existing trees and hedges on the land, and details of any to be retained. The 
scheme shall set out: 
 
A. Methodology for removal of existing trees on the site that are to be lost (as set out in the 

 arboricultural statement submitted in support of the application) including removal of roots  
B. The provision of 7 new replacement trees in accordance with plan 2686/201 
C. Spacings between planted trees and each other, between the planted trees and existing 
boundary fences, between the planted trees and other structures on the site 
D. All new trees to be planted as 'heavy standards' with 12-14cm trunk girth at 1m height 
E. Thickness of hedge strengthening along southern boundary of site 
F. Methodology and extent of trimming of hedges fronting the public highway.  
G. Surface treatment for hard surfaces including driveway and hardstandings 

  
The approved scheme shall be implemented so that planting can be carried out no later than 
the first planting season following the occupation of the building(s) or the completion of the 
development whichever is the sooner.  All planted materials shall be maintained for five years 
or until established, whichever is the longer. Any trees or plants removed, dying, being 
damaged or becoming diseased within that period shall be replaced in the next planting 
season with others of similar size and species to those originally required to be planted unless 
the council gives written consent to any variation. 

  
The approved trimming of hedges fronting the public highway under part F of this condition will 
be maintained as such thereafter. 

  
Reason: To protect and enhance the character of the site and the area and to ensure its 
appearance is satisfactory and also to ensure that appropriate highway visibility is maintained. 

 
3. Approval of tree protection measures  
  

Prior to the commencement of the development hereby approved the details of tree protection 
measures to be installed prior to and maintained until the completion of the construction of the 
development hereby approved will be approved in writing by the local planning authority. The 
approved details will set out: 
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- the locations of proposed tree protection fencing 
- the type and nature of fences which will be used 
- on site signs and communications related to tree protection 
- details of any pruning or cutting back required to any trees within the site (other than those to 
be removed in accordance with the arboricultural statement submitted in support of the 
application). 

  
No work of any kind shall take place on the site until the protective fences have been erected 
around the retained trees as set out in the arboricultural assessment submitted in support of 
the application. 

  
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 must be agreed before its implementation by the 
Local Planning Authority in writing 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. 

 
4. Screening of neighbouring properties 
  

The development hereby approved will not commence until details of temporary screening 
between the site and properties to the immediate south of the site (110 Coombe Lane and 
110A Coombe Lane) have been submitted to and approved in writing by the local planning 
authority. 

  
The approved screening will be erected on site immediately following the demolition of the 
existing garage / outbuilding on the site which abuts the southern boundary and maintained as 
such until the planting along the southern boundary is put in place. 

  
Reason: to maintain privacy to nearby properties. 
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5. Sustainable Drainage System (SuDS) 
  

The development hereby approved shall not commence until a Sustainable Drainage Strategy 
and associated detailed design, management and maintenance plan of surface water drainage 
for the site using SuDS methods has been submitted to and approved in writing by the Local 
Planning Authority.  

  
The drainage strategy shall include specific drainage to ensure that no rainfall travels from the 
site onto the public highway. 

  
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. 

 
6. Submission of samples before work starts 
  

The development hereby approved will not commence until further details of the external 
materials have been submitted to and approved in writing by the Local Planning Authority. The 
details shall include: 
 

 - roofing tiles 
 - external bricks 
 - render type and colour 
 - window frames & doors  
 - method / appearance of obscuring the glazing where this is required 
  

The development shall be carried out in accordance with the approved details and maintained 
as such thereafter.  

  
Reason: To ensure that the external appearance of the building is satisfactory. 

 
7. Approval of road works necessary 
  

No development shall take place until a general arrangement plan showing the following works 
to the highway have been submitted to and approved in writing by the Local Planning 
Authority: 

  
A. A Kerb Build Out featuring a dropped kerb/vehicle crossover to the 4.1m wide access point, 
a dropped kerb/vehicle crossover to provide access to 110/110A Coombe Lane and the site 
and uncontrolled pedestrian crossing facilities with dropped kerbs incorporating tactile paving, 
on both sides of the road, as shown in drawing SK01E. 

  
B. Associated ancillary works including (without limitations) dropped kerbs, bollards, footway 
crossovers, tactile paving, signing, lining, street lighting, reinstatement, drainage and return to 
store of any recyclable materials identified by the planning authority. 

  
The building hereby permitted shall not be occupied until the highway works have been 
completed in accordance with technically agreed engineering details. 
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Reason: To ensure that all road works associated with the proposed development are planned 
and approved in good time to include any statutory processes, are undertaken to a standard 
approved by the Local Planning Authority and are completed before occupation. NB 
Undertaking works in the highway will require a legal agreement with the Highway Authority 
and contact should be made with the Local Highway Authority at least 6 months in advance of 
commencing the works so that an agreement is completed prior to starting any works on the 
highway. 

 
8. Details of Refuse Storage and Recycling Facilities 
  

No building or use hereby permitted shall be occupied or the use commenced until the details 
of the area/facilities allocated for storing of recyclable materials and disposable waste 
including screening and dimensions have been submitted to and approved in writing by the 
local planning authority.  

  
Thereafter, all refuse and recyclable materials associated with the development shall either be 
stored within the approved dedicated store/area, or internally within the building(s) that form 
part of the application site. No refuse or recycling material shall be stored or placed for 
collection on the public highway or pavement, except on the day of collection. 

  
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 
environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
9. Lighting 
  

The development shall not be commenced until a scheme of external lighting has been 
submitted to and approved in writing by the local planning authority. The lighting will ensure 
that occupiers of the property are able to see in hours of darkness when walking from their 
house to the driveway. 

  
Reason: to ensure that access arrangements are acceptable. 

 
Pre occupation condition(s) 
 
10. Completion of access for pedestrians / cyclists / motor vehicles - shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the means 
of access for pedestrians / cyclists / motor vehicles has been constructed and completed in 
accordance with the approved plans and the said means of access shall thereafter be retained 
for access purposes only. 

  
Reason: In the interests of highway safety. 

 
11. Completion and Maintenance of Car/Vehicle Parking - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the 
car/vehicle parking area shown on the approved plans has been completed, and thereafter, 
the area shall be kept free of obstruction and available for the parking of vehicles associated 
with the development 

  
Reason: To ensure that there are adequate parking facilities to serve the development. 
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12. Completion and Maintenance of Cycle Provision - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the cycle 
parking provision shown on the approved plans has been completed, and thereafter, be kept 
free of obstruction and available for the parking of cycles only. 

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

 
13. Installation of vehicle crossover - Shown on approved plans 
  

No building or use hereby permitted shall be occupied or the use commenced until the 
vehicular crossover(s) has been installed and the footway has been reinstated in accordance 
with the approved plans. 

  
Reason: In the interests of pedestrian safety and accessibility 

 
Post occupation management 
 
14. Retention of garage/car parking space(s) 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
garage/car parking space(s) hereby permitted shall be retained as such and shall not be used 
for any purpose other than the garaging of private motor vehicles associated with the 
residential occupation of the property and ancillary domestic storage without the  grant of 
further specific planning permission from the Local Planning Authority. 

  
Reason:  To retain garage/car space for parking purposes. 

 
15. Sustainability measures 
  

The development shall be carried out in complete accordance with the Energy/Sustainability 
Statement submitted in support of the application and maintained as such in perpetuity unless 
otherwise agreed in writing by the Local Planning Authority 

  
Reason: To ensure that the development makes sufficient contribution towards mitigating and 
adapting to climate change. 

 
16. Obscured glazed window 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
windows identified as being obscure glazing on the approved plans shall be non-opening and 
glazed with obscure glass and shall be permanently maintained thereafter as non opening and 
obscure glazed. 

  
This condition does not apply to the windows facing south out of bedroom 3 of the proposed 
westernmost dwelling as identified on the approved plans. 

 
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 
privacy. 
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17. Obscured glazed windows to bedroom 3 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
windows to bedroom 3 of the westernmost dwelling as identified on the approved plans shall 
be non-opening and glazed with obscure glass to a minimum height of 1.7m above finished 
floor level within this room. Above 1.7m the window may be clear glazed and openable. The 
windows shall be permanently maintained thereafter in accordance with this condition. 

  
Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 
privacy. 

 
18. No further extensions 
  

Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) no 
extension or enlargement (including additions to roofs) shall be made to the dwellinghouse(s) 
hereby permitted, or any detached building erected, without the express permission in writing 
of the council. 

  
Reason: The further extension of this (these) dwelling(s) or erection of detached building 
requires detailed consideration to safeguard the amenities of the surrounding area. 

 
List of approved plans 
 
19. 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. 

  
 2686/101 Rev H - Proposed site plan : ground 
 2686/102 Rev H - Proposed site plan : first 
 2686/103 Rev D - Proposed Floor Plans 
 2686/104 Rev E - Proposed Elevations 
 2686/105 Rev A - Proposed Garage Plans and Elevations 
 2686/106 Rev D - Proposed Plans: Unit 2 
 2686/107 Rev D - Proposed Elevations: Unit 2 
 2686/108 - Location Plan 
 2686/109 Rev C - Proposed roof plans 
 3 Rev A - Typical Shed Cycle Store 
 SK01 E - Proposed Site Access Arrangement 
 Solar Panel mounting system details submitted in support of the application 
  
 Reason: For the avoidance of doubt.  
  
 
Advices 
 
1.  All species of wild birds, their eggs, nests and chicks are legally protected until the young have 

fledged. No site clearance or tree or hedge removal shall be carried out on site between 1st 
March and 30th September inclusive in any year, unless a check has been carried out 
beforehand by a qualified ecologist as agreed with the local planning authority 
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2.  All species of bats and their roosts are legally protected. If bats are encountered all demolition 
or construction work should cease and the Bat Conservation Trust (Tel 0845 1300 228) should 
be consulted for advice. 

 
3.  Minor works on the public highway: The development hereby approved includes the carrying 

out of work on the public highway. You are advised that before undertaking the work on the 
highway you must enter into a highway agreement under s184 or s278 of the Highways Act 
1980 with the council. You will be required to pay fees to cover the council's costs in 
undertaking the approval and inspection of the works.  You should contact the Highways Asset 
Management Team on 0117 9222100. 

 
4.  The development hereby approved is likely to impact on the highway network during its 

construction.  The applicant is required to contact Highway Network Management to discuss 
any temporary traffic management measures required, such as footway, Public Right of Way 
or carriageway closures, or temporary parking restrictions.  Please call 0117 9036852 or email 
traffic@bristol.gov.uk a minimum of eight weeks prior to any activity on site to enable 
Temporary Traffic Regulation Orders to be prepared and a programme of Temporary Traffic 
Management measures to be agreed. 

 
 
BACKGROUND PAPERS 
 
City Design Group 2 August 2016 
Flood Risk Manager 15 August 2016 
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