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PREFACE

The Bristol Local Plan was formally adopted in December 1997 after a long and lively debate
involving many thousands of local people and numerous organisations with a stake in the city’s
future. Bristol now has up to date statutory planning policies covering the whole city. This Plan
will guide development up to 2001 and form the basis for a review taking Bristol into the 21st
Century.

The Plan sets out to protect open space, industrial land, housing, shopping and local services and
to promote the quality of life for all the citizens of Bristol. It puts in place strategies to regenerate
key areas of the city — most notably the city centre, Avonmouth and South Bristol — and it
establishes a set of policies by which to judge new development proposals. These policies seek to
make sustainable development a key requirement and at the root of the Plan is the desire to tackle
the city’s transport problems such as congestion and related pollution.

The Plan’s innovative agendas on transport, shopping and housing were ahead of their time and
therefore in part controversial when originally proposed, but national guidance on these issues
now back Bristol’s stance. The Government inspectors who considered objections to the Plan at
the public local inquiry were supportive of our approach: in about 80% of site objections the city
council’s evidence was supported.

Many of the proposals originally included in the draft Plan are now coming to fruition. In the
transport field Park and Ride sites have been implemented, rapid transit studies for the Bradley
Stoke to City Centre line are progressing, new cycleways have been constructed and many pilot
schemes have started using electric and gas buses and providing computerised information on
road corridors (Bath Road A4) regarding congestion, pollution and journey times. Strenuous
efforts are being made to encourage greater use of public transport in place of the private car.

Key regeneration schemes are under way: at Avonmouth, a major Honda development; in South
Bristol a leisure complex at Hengrove Park and employment opportunities at Filwood; and in the
city centre, a world-class mix of leisure, commercial, residential and retail development at
Harbourside and Temple Quay. Furthermore, the first phases of a project to transform The Centre
(the area outside the Bristol Hippodrome) into a major new pedestrian space will be completed by
the end of the Plan period. Housing in the city centre is now an attractive option to investors,
endorsing our defence of residential sites at the public inquiry.

I am confident that by the end of the Plan period Bristol will have consolidated its position as an
attractive regional capital offering an outstanding quality of life and enjoying a growing
reputation in the UK and Europe.

The Bristol Local Plan has been a collaborative effort involving many individual, community and
business interests in the city. Although the Plan has been adopted, the challenge is not over. It is
now important to ensure that the Plan is kept up to date and that the council and all those who
contribute to development in Bristol carry forward the initiatives set out in this Plan into the first
decade of the new millennium.

AU

Councillor Helen Holland
Chair: Planning, Transport and Development Committee
September 1998
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1.1 AGENDA FOR THE 1990s
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Figure 1.1: Bristol Location and Context

1.1.1 This is the first citywide Plan for twenty years. It brings together the planning policies for the city
area in one document and provides the framework for investment and development in Bristol. It
aims to maintain and enhance Bristol’s regional role and to take advantage of the city’s important
national and European position. In establishing the city’s international status the Plan must
balance the needs of those people who live and work in Bristol with future investment in the city.

1.1.2 The Bristol Local Plan’s legal basis means that its main concern is with land use and the physical
and natural environment. However, recent Government advice recognises that it is not possible to
separate these matters from the social, economic and natural aspects of the area being planned
and, thus, running through the Plan is a series of themes which the city council considers vital to
underpin the Plan and the future of the city.

(i) Economy and Regeneration — to promote the city centre and other key areas across the city
for environmentally sustainable economic development and regeneration which will
influence economic recovery and lead to a more prosperous and vibrant city. Industrial and
economic investment and diversification will be encouraged. In partnership with the
universities and private sector, new approaches to regeneration will be implemented.

(ii) Equality - to remove the barriers which prevent many people from being able to take
advantage of all the facilities of the city, from gaining access to their fair share of resources
and from achieving their full personal potential. These people include many elderly people,
people from black and minority ethnic communities, women, disabled people and children.
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(iii) Quality of Life - to recognise and act upon local, national and global environmental issues
by adopting and implementing a long term environmental strategy to ensure a cleaner,
greener, healthier and safer city both for present and future generations.

(iv) Movement — to make movement throughout the city easier for all users particularly cyclists,
pedestrians and public transport users and reduce dependence on the private car by
promoting an integrated transport strategy with new Rapid Transit links.

(v) Identities - to reflect the different character of areas of the city, local people’s needs and
expectations. Local areas vary across the city and they will have an important role in the
future, by developing local services and reducing the need for movement.

1.1.3 Many of the policies and proposals contained in this Plan can only be carried out by partnerships
between the city council, other public authorities, the private sector and voluntary organisations.
The city council will do all that it can to bring the necessary partnerships together.

1.1.4 This Plan is vital to provide a clear policy framework within which development can be achieved.
Development is needed which will tackle the key objectives of this Plan (see section 1.4.8). In
particular to enable economic development and regeneration, to encourage employment
opportunities, to address the housing shortage, to achieve environmental objectives and reduce
congestion. There are also exciting opportunities in the city centre, Avonmouth and South Bristol
to promote a range of land uses to benefit local people and the city as a whole.

1.2 STRATEGIC CONTEXT

1.2.1 Since the beginning of the 1990s there has been increasing public concern with the need for
planning policy to balance the pressures for development with the aim of achieving sustainable
development. The issues of employment, housing, transportation, an increasingly broad
environmental agenda and inequality have become fully interlinked with issues about the quality
of life. Government at all levels, from the United Nations, through the EC, the British government
and the local authorities now accept that health, safety and the environment are matters of
supreme importance.

1.2.2 Regional Guidance for the South-West (RPG10) was published in July 1994. Bristol is the major city
in the region, providing essential economic areas, regional facilities and a focus for investors. The
Regional Guidance recognises this role. The city will need to build on this — promoting the city, the
strong industrial base and the existing opportunities for investment and the quality of life for
people living here. This Plan provides the framework to enable this to happen.

1.2.3 The Structure Plan, which was prepared by the former Avon County Council, establishes the
strategic planning policy framework. This Local Plan gives detailed local development policies and
proposals for Bristol. This Plan must be in broad conformity with the Structure Plan. The Third
Alteration to the Structure Plan was adopted in July 1994,

1.2.4 Bristol’s prospects and those of the surrounding area are inextricably linked. Whilst this Plan
legally deals with the land within the City of Bristol, the strategic context of the city expands into
its hinterland and travel to work area. The city and its surrounding areas need to be planned to
provide a range of varied and different facilities but must be linked in terms of transport,
population and marketing. The city is the core of a sub-region where economic investment can be
accommodated both in the Central Area of the city centre as well as the fringe areas of Avonmouth,
South Bristol and South Gloucestershire adjacent to main motorways. The success of the city and
the sub-region requires new innovative investment establishing new transport links such as Rapid
Transit and Park and Ride sites to encourage sustainable development for the sub-region.
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Figure 1.2: Strategic Context

1.3 BRISTOL TODAY

The Economy

1.3.1 Nationally, the 1970s was a period of great economic change. Manufacturing growth slowed
considerably with the loss of significant numbers of jobs. In Bristol, job losses in manufacturing
were partly offset by job gains in the service sector, particularly insurance, banking and finance.
This marked the growth of the city as a major financial centre and maintained Bristol’s position as
the capital of the region.

1.3.2 The 1980s have seen a major restructuring of the national economy, associated with a pattern of
cyclical trends in economic performance. There have been two major recessions and one period of
growth in the space of ten years, the effects of which have been experienced in Bristol.

1.3.3 Major changes in the defence industry now require the city to further diversify its economic base
to meet the challenges and opportunities created by the Single European Market, the Channel
Tunnel and the Second Severn Crossing.

1.3.4 The rapid growth of out of centre retail shopping has presented a serious threat to existing local
shopping areas and has led to the use of land for retail development, which in more optimistic
times would be used for industrial and business use. This may prove to be a temporary phase with
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land reverting to employment use in the future. Despite the potential threats Broadmead has
maintained its importance as a regional shopping centre.

1.3.5 The decline of defence related industries combined with the manufacturing cuts have deprived
large numbers of people in Bristol of employment. The gains in the service and retail sector do not
adequately compensate for the losses due to manufacturing decline, mainly because service sector
employers are often looking for people with quite different skills than those offered by displaced
manufacturing or industrial workers.

People and Housing

1.3.6 The city’s population grew reaching a peak in 1954 since when there has been a steady decline. In
development terms the restructuring and expansion of the local economy, coupled with trends
toward more and smaller households and the demands of people moving into the area, have all
created an explosion in demand for new housing which cannot be met within the city boundary.
The land is simply not available.

1.3.7 There has been a steady flow of people moving to new housing which has already been developed
outside the city boundary such as Bradley Stoke.

1.3.8 However, despite the increased supply of housing within the wider urban area, the city still has a
lack of investment in housing, long council house waiting lists, a reduction in public housing
stock, increased numbers of homeless people, and areas requiring housing renewal. The situation
has been made worse due to a severe reduction in the resources available to tackle these problems.

Transportation and Congestion

1.3.9 Improved communications through the motorway network, the high-speed rail lines, Bristol
Airport and the Port of Bristol make the city and its region readily accessible to other regions of
the country, Europe and the world.

1.3.10 However, a number of factors have combined to make transportation a major issue for the city.
Compared with other British cities, Bristol’s car ownership, at nearly 66% (1991 census) is
extremely high. The explosion of housing areas beyond the city boundaries has led to families with
even higher car ownership. The continued importance of the city centre as a source of
employment, not just to people within the city but to those beyond the boundary means that a
very high number of people travel to and from the city centre each day. The level of use of the
private car as a means of getting to and from work in Bristol is very nearly the highest in the
country.

1.3.11 In 1990 it was estimated that £37 million each year was being lost through time wasted due to
congestion in the city. Congestion, with all of its incumbent problems of pollution, lack of or
reduced mobility and the invasion of traffic into formerly quiet residential areas has led to
pressure from environmental groups, the health lobby and a wide spectrum of political pressure
groups for a radical reappraisal of transportation policy.

1.3.12 The city council has committed itself to a new approach to transportation policy. The Bristol
Integrated Transportation and Environment Study [BRITES] (commissioned jointly by Bristol City
Council, and the former Avon County Council and adjoining District Councils) and the
subsequent Avon Transport Plan propose the creation of an integrated transportation system
which will take advantage of the benefits of public transport and provide increased opportunities
for safe walking and cycling, so that people have feasible alternatives for moving about the city
other than the private car.

Quality of the Environment

1.3.13 There is continued growth of public interest and expectation for the built and natural
environments.
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1.3.14 There has been considerable pressure both from citizens and from professionals in the
development field in the achievement and implementation of publicly accountable standards of
urban design across the whole city.

1.3.15 In a climate of increasing respect for Bristol’s heritage, the city is fortunate to possess many fine
old buildings and many local environments which provide both continuity and a focus for
neighbourhood identity. The overall quality of the city’s environment has played a significant role,
along with Bristol’s artistic, cultural and educational reputation, in attracting inward investment
to the area.

1.3.16 The growing pressures for development within Bristol have however threatened the city’s open
spaces and recreation grounds. In many cases, this has brought local people, local authorities and
other interest groups together to fight for the retention of these irreplaceable assets. At the same
time, the value of wildlife and nature conservation within the urban area was also recognised as a
vital element in the quality of the city’s environment.

1.3.17 There is now a powerful political consensus over the need for a broader environmental agenda for
action targeted towards meeting the goals of sustainable development. This particularly relates to
the use of energy and natural resources and the ever widening effects of man made pollution. Both
the European Commission and the Government have published strong statements of intent and
have started to strengthen some aspects of the essential legal framework. In 1990 the city council
published its Green Charter. This establishes the city council’s commitment to take action on a
wide range of environmental issues over the next 10 years and beyond.

Inequality and Imbalance

1.3.18 The prosperity of Bristol as a commercial centre has brought into sharp relief the fact that there
are significant groups of people and areas of the city that do not share this good fortune. The
characteristics of people living in the city vary enormously from area to area. Wealth and
employment is very unevenly distributed.

1.3.19 The 1991 Census confirms that deprivation has increased in Bristol. This can be attributed to the
lack of investment in housing, training and economic development in some parts of the city which
has been exacerbated by the recession and a lack of public funds.

1.3.20 The areas that had suffered high levels of deprivation in the mid 1970s continue to experience
acute levels of deprivation — the Inner City, eg St Paul’s, Easton, outlying housing estates, eg
Hartcliffe, Knowle, Lawrence Weston and Southmead.

1.3.21 This Plan recognises that resources have to be targeted to tackle problems of inequality and
deprivation. Policies need to be used to tackle lack of employment, inadequate housing, decent
levels of education, community services and health provision.

1.4 THE BRISTOL LOCAL PLAN: KEY OBJECTIVES

1.4.1 The city now needs to build on its strengths to establish its position as regional capital, to work
with its partners to promote the city centre and to recognise and respond to competing
development pressures on the northern fringe. In so doing the major employment opportunities
in the city centre must be exploited. The office and business potential in the city centre should be
realised with due regard to environmental and other constraints and within juxtaposed mixed use
developments. There are equally important large allocations of land for commercial development
in Avonmouth/Severnside, and South Bristol which will be promoted for development.

1.4.2 This Plan promotes a clear economic strategy. It also puts forward equally important objectives to
promote the quality of the city and the need to invest in new transportation solutions such as
rapid transit, housing, leisure developments, and to ensure an excellent city, redressing the current
inequalities for people living, working and visiting the city.
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Figure 1.3: Indicators of Deprivation in Bristol.

1.4.3 This Plan seeks to build on the commitment and support expressed in consultation and to move
forward to the 21st Century with a city which everyone can be proud of. To do this there will need
to be joint working, consultation and involvement of local people, the public and private sector. In
appropriate cases, ‘planning obligations’ in accordance with Circular 1/97, will be negotiated. This
is a reputable, legally acceptable, and necessary approach to city planning today, but must be
balanced against the need to stimulate regeneration and enable opportunities for innovative
approaches to development.

1.4.4 For most parts of the city itself, there will be little, or gradual, physical change during the 1990s.
For example, established residential areas, will be recognisably the same in the year 2000. In these
areas the Local Plan is concerned with managing change for the benefit of local residents, with
improving standards of environmental quality and with dealing with issues of accessibility and
transportation.

1.4.5 The city centre has an essential role as the focus for the city for business, shopping, leisure and
tourism. Most importantly the Harbourside project is now well underway leading to major
opportunities for investment and regeneration of the former Dock area. The city centre will be
further enhanced by promotion of the other major sites for development, the exciting programme
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of ‘City Centre Spaces’ creating new oases in the centre for leisure use, street theatre and
relaxation. Broadmead will be further improved. All this is required to guarantee Bristol its role as
regional city.

1.4.6 Outside the city centre there are important opportunities for major regeneration particularly in
Avonmouth and South Bristol. In these areas new investment is needed to tackle issues of
increasing inequality and deprivation, and provide much needed local facilities.

\/
52
@ /
& /
Avonmouth
' a

I Regeneration Areas
77 South Bristol
2l Regeneration Area

Figure 1.4: Regeneration Areas

1.4.7 New investment is also necessary to create a range of developments which, it is argued, a regional
capital such as Bristol ought to have, for example a range of top quality sport and leisure facilities.
The city council will adopt a positive and promotional role to bring forward schemes.

1.4.8 Thus, the key policy objectives of this Plan, supported in consultation are:—

(i) To reinforce and maintain the vitality and viability of Bristol for work, shopping, leisure,
tourism and culture for local people, its workforce and visitors.
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(ii) To promote economic development and regeneration across the city and to maximise
investment in areas of the city with greatest opportunity, in particular to develop the potential
of the city centre, Avonmouth, and South Bristol.

(iii) To enable local people to gain access to jobs of a sufficient number, type and quality.

(iv) To make the most of the economic, environmental and social opportunities created by the
Second Severn Crossing, the Channel Tunnel, new investment in the Port of Bristol and the
European market.

(v) To adopt transportation policies which reduce congestion in the city. This will include priority
for and promotion of public transport, park and ride sites, pedestrians and cyclists. The
principal traffic corridors will be identified, there will be promotion of ‘safer routes’ in the city
and traffic calming measures will be taken.

(vi) To ensure that the management of the environment and the quality of new development in the
city is sustainable, conserves and reinforces Bristol’s attractive and varied built environment,
creates a positive image and identity for the local area, enhances the quality of life for local
residents.

(vii) To protect and enhance Bristol’s important green open spaces including its wildlife habitats and
network of green corridors, recreational and amenity spaces, and historic landscapes and parks,
balanced with the need for development.

(viii) To protect and promote shopping centres which include a good range of facilities for people
living and working in the city and to direct new local services to local centres.

(ix) To promote opportunities for local and regional leisure, sport, art and tourism, to meet the
needs of Bristol residents and visitors to the city.

(x) To maintain and enhance housing areas, to facilitate a wide range of housing of varying tenure
and to develop vacant and derelict sites in housing areas, to increase the supply of housing to
meet local people’s needs and Structure Plan targets.

These objectives provide the framework for this Plan.

1.5HOW TO USE THIS PLAN

1.5.1 Planning for a large city is an extremely complicated process. Inevitably the desire to be thorough
and to cover all aspects of land use and potential range in Bristol over the next ten years has led to
the production of a detailed Plan. It is not expected that the Plan will be read from cover to cover
but that it is used section by section as required. Care must be taken in so doing not to miss the
linkages between key policy areas, in order that all policies are taken into account.

1.5.2 This Plan contains policies for most aspects of land use that may be subject to change in the future.
These are set in the context of the strategic planning policies for the area contained in the
Structure Plan. Readers may wish to refer to this in parallel with this Plan. Policy Advice Notes are
also being published by the city council. There are several references to these in the Plan. These are
supplementary planning guidance produced in line with Government advice to enhance and
further explain policies contained in this Plan.

1.5.3 This Plan contains nine topic area chapters. There are also the three chapters on areas of
regeneration and promotion.

1.5.4 This Plan is accompanied by a Proposals Map. The map shows the significant existing land uses
across the city and where change is anticipated. The uncoloured areas of the map are primarily
residential in character, but also include a range of other uses including employment, shopping,
leisure, incidental areas of open space and land used for car parking. These are areas where, for the
most part, existing uses are likely to remain undisturbed. Proposals for development would be
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considered on their merits, having regard to the policies of the Local Plan and other material
considerations. Some sites have been coloured to indicate a variety of possible future uses, and
constraints to be considered in the event of a planning application.

1.6 MONITORING, REVIEW AND IMPLEMENTATION

1.6.1 It is intended to monitor key policies on a regular basis and to effect any suggested changes in the
review. It will not be possible to monitor all changes. It may be that the policies monitored will
change over time as external factors influence change.

1.6.2 Within each chapter there are statements about implementation under each Policy. These are
particularly important since they indicate to the reader how Policies are expected to be
implemented and who the key players in getting things done may be.

1.7 THE LOCAL PLAN PROCESS
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Figure 1.5: Local Plan Process
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1.7.1 This Plan covers the whole city.

1.7.2 Together with the Structure Plan the Bristol Local Plan will guide development and change
throughout the whole city until the year 2001.

1.7.3 This Plan has been prepared under the rules for preparation, adoption and public consultation set
out in the Planning and Compensation Act 1991 and Planning Policy Guidance Note No.12 (1992). It
consists of a written statement (this document) and a Proposals Map.

1.7.4 This Local Plan supersedes the Bristol Development Plan, and the Bedminster Local Plan.

1.7.6 On 1st April 1996, the city council became a Unitary Authority following Local Government
Reorganisation. The city council will not be preparing a Unitary Development Plan (UDP) as a
Joint Strategic Planning and Transportation Unit (JSPTU) has been set up by Bristol, South
Gloucestershire, Bath and North East Somerset and North Somerset. The JSPTU will produce a
replacement Structure Plan via a Joint Authority Committee for 2001 — 2011. Whilst the city
council now has powers regarding waste and minerals, this Plan does not contain those policies.
There are existing local plans for waste and minerals produced by the former Avon County
Council and it is anticipated that this will continue to be dealt with on a joint basis with adjoining
Authorities.

1.7.7 The city council intends to set up monitoring procedures which will ensure that the Plan remains
relevant, robust, and effective and reflects the needs and expectations of Bristolians. The Plan will
be formally reviewed and updated as required.
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2.1TINTRODUCTION

The Scope of the Chapter

2.1.1 By controlling the location, type, scale and design of development, land-use planning has a major
determining influence over the quality of the local environment. The main focus of this Chapter
therefore is on the management of the environment within Bristol. Policies are included on
reducing and tackling problems of air, noise and water pollution and of drainage and flooding,
land contamination and instability and the operations of public utility companies. The Chapter
also addresses a number of national and global scale environmental issues which have important
land-use implications.

2.1.2 All these issues are interrelated. However, for the sake of clarity they are examined separately.
Strong links are also made with other Chapters, particularly Chapter 3: The Natural Environment,
Chapter 4: The Built Environment and Chapter 5: Movement. Together the Policies form a strategy
for the management of the whole environment in Bristol.

Sustainable Development

2.1.3 A key objective of the Chapter and the Plan as a whole is to ensure that development proposals are
sustainable. Sustainable development has been defined as “development which meets the needs of the
present without compromising the ability of future generations to meet their own needs” (World
Commission on Environment and Development ‘The Brundtland Report — Our Common Future),
1987). Sustainable development is a broad concept. It involves achieving a balance between
conserving the environment and promoting economic development. However, within the context
of the planning process this is often difficult. Every development proposal has the potential to
damage or change the environment. One of the roles of planning therefore is to ensure that any
damage is kept to a minimum and within acceptable limits. At the same time it is important to
identify opportunities for improving the environment through good design.

2.1.4 The relationship between people and the environment is also a key aspect of sustainable
development, in particular the need to protect local amenity, ensure equal access to resources and
reduce levels of poverty and deprivation. In some circumstances, the need to conserve the
environment and protect local amenity will override development concerns, for example in
specially protected areas such as nature conservation sites or in sensitive locations such as
residential areas. The following principles will be incorporated into the development control
process to ensure that development proposals are sustainable. They have all been endorsed by the
European Commission in its 5th Environmental Action Plan and by Central Government in its
white paper entitled ‘This Common Inheritance’—

(i) A Cradle to Grave Approach: Addressing environmental issues from the initial design
phase, through to the operations of the completed development.

(ii) Thinking Globally: Acting Locally: The effects of many decisions and actions made at the local
level transcend national boundaries. For example, the choice of materials used in constructing
and fitting out a building can have implications for tropical rainforests (in the case of
hardwood materials) and the ozone (in the case of insulation or air conditioning units).

(iii) Working Together: No agency can solve environmental problems in isolation. It is vital that
a partnership approach to environmental management is adopted involving close co-
operation between agencies from the statutory, commercial and voluntary sectors.

(iv) Prevention is Better than Cure: The implications of certain actions for the environment are
not always immediately clear, or easy to determine. A precautionary approach is, therefore,
desirable.

(v) The Polluter Must Pay: The city council supports the view taken by Central Government
that those who cause environmental damage must bear the full costs of control. This is ‘the
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polluter pays’ principle. In planning terms this means development proposals will be
required to include provisions for compensatory and mitigation measures aimed at
removing, or reducing to acceptable limits, any environmental damage and replacing lost or
damaged resources.

(vi) Conserving Environmental Resources and Local Amenity: Existing environmental
resources such as open spaces, wildlife habitats, coastal areas, rivers and watercourses will
be protected, wherever possible or appropriate. Equally the need to protect the local
amenity of residents from noise and other disturbance or nuisance will be an important
factor in the determination of planning applications.

2.2 POLICY CONTEXT

2.2.1 The protection of the environment has always been a key planning issue but in the past it has
tended to focus on the countryside, open space and issues such as noise and traffic generation.
During the last decade a whole new area of environmental management is now widely accepted,
stemming from the United Nations ‘Earth Summit’ 1992, European Community Policy and
Government Policy.

2.2.2 There is a key role for land-use planning to impact on and affect environmental issues, however
many other measures are also needed that go beyond land-use planning into other areas of local
authority activity and legislation. This Chapter sets out policies where there is a direct relationship
to development and sets out areas of good environment practice that will be encouraged in
development proposals.

2.2.3 In September 1990 the Department of the Environment (DOE) published a White Paper, entitled
‘This Common Inheritance’. This is the most comprehensive government statement on the
environment to date. The document (which has now been updated with a Second Annual Progress
Report) endorses the Government’s view that development plans have an important role in
ensuring that development and growth is sustainable. Referring to the scope for addressing
environmental issues in the Local Plan process the White Paper states that:—

“development plans should take environmental considerations comprehensively and consistently into
account and integrate environmental concerns into all planning policies”

2.2.4 ‘This Common Inheritance’ sets out the Government’s broad strategy for the environment and
indicates the general scope for addressing environmental issues in local plans. More detailed
advice is contained in PPG1 on ‘General Policies and Principles’ and in PPG12 on ‘Development
Plans and Regional Planning Guidance’. Both documents confirm that development plans can
contribute to ensuring that development and growth is sustainable. They state that:—

“The sum total of decisions in the planning fields, as elsewhere, should not deny future generations the
best of today’s environment.”

PPGI12 requires local plans and policies to be driven by the principles of sustainable development
and environmental enhancement. Specifically it states that:—

“Local Planning Authorities should take account of the environment in its widest sense in Plan
preparation, including addressing issues such as global warming and the consumption of non-
renewable resources”.

2.2.5 A range of more specific PPGs and Circulars have also been published which identify a series of
core topics for development plans, particularly on: Environmental Assessment; Renewable Energy;
Pollution Control including Hazardous Substances and Noise; Water Industry Investment; Flood
Risk; Unstable Land; and Telecommunications.

2.2.6 Developers’ attention is also drawn to a number of corporate documents which will aid good
environment design and operational practices. Most notably, the city council’s ‘Green Charter’
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which sets out six key themes for environmental management. There is also a Waste and Recycling
Strategy and the Bristol Energy and Environment Plan (BEEP). The city council has established
the ‘CREATE’ Centre at Cumberland Basin. It stands for Community Recycling, Environmental
Action, Training and Education. It will be a centre for green organisations to research and develop
green initiatives. Recycling will be one of the many focuses of the project along with office and
workshop space. The centre will advise on best practice.

2.2.7 The city council will also be preparing Policy Advice Notes which will guide developers on subjects
such as ‘Energy Efficiency’, and ‘Noise Avoidance’. Rather than being seen as restrictive, these issues are
opportunities to enhance development proposals and bring about environmental benefits. Similarly
developments which are located to get maximum benefit from public transport, cycling and walking
will significantly contribute to improving Bristol’s environment (see Chapter 5: Movement).

2.2.8 Whilst certain proposals are required to carry out an Environment Assessment under Circular
15/88, the principles of environmental assessment should be undertaken on all schemes, to weigh
the costs and benefits of a proposal. This should be done, ideally, not after a design and location
has been chosen, but as a pre-requisite to location and design choice.

2.3 OBJECTIVES

2.3.1 To ensure that development proposals provide a safe, clean and healthy environment, which improves
the quality of life of people living within Bristol both now and in the future.

2.3.2 To ensure that, for all development proposals, a thorough assessment and evaluation of the environmental
effects is undertaken at an early stage, including the identification of any appropriate compensatory and
mitigation measures, and that Full Environmental Statements are submitted where necessary.

2.3.3 To encourage energy efficiency in the design of new developments and in building conversions,
extensions and refurbishments.

2.3.4 To support proposals for renewable sources of energy in appropriate locations.

2.3.5 To ensure the appropriate siting, location and design of all potentially polluting developments and
pollution-sensitive developments in order to minimise any risk of pollution, or loss of amenity to local
residents, or adverse impact on the physical environment.

2.3.6 To ensure that new development activity does not increase the risk of flooding.

2.3.7 To ensure that new development provides appropriate space and facilities for the storage, separation
and collection of waste material for reuse and recycling.

2.3.8 To ensure that new development does not result in any increase in litter on the streets and in other
public places in Bristol.

2.3.9 To tackle the problems of dereliction (including land contamination) and land instability in Bristol
and take steps to prevent any further land from becoming derelict or unstable. To find an appropriate
use for derelict land based on the needs of local people.

2.3.10 To encourage the appropriate siting and design of all public utility equipment and services including
telecommunications facilities, so that they are fully accessible and respect the character of the local
area.

2.4 POLICIES

Energy Conservation: Renewable Energy Installations

2.4.1 Renewable energy is generated by harnessing natural and repeating environmental elements, such
as the wind, sun, the oceans, and flowing water. The technology is also available to generate energy
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from waste. For example, ‘biofuel’ in the form of methane gas can be produced from the
decomposition of organic waste. The heat generated when waste is burnt can also be used as a
source of energy. However, the burning of waste does produce gases which are harmful to the
environment (see paragraph 2.4.33).

2.4.2 There are a number of benefits associated with renewable energy. Most importantly, solar, wave,
tidal and wind power generation does not involve the release of CO, into the atmosphere. Since
they are renewable they can be used as sources of energy indefinitely. They will also help to
diversify energy production and conserve fossil fuel resources.

2.4.3 It is both Central Government and European Community policy to support and encourage the
development of renewable sources of energy. Most attention has been focused on wind power
which is on the verge of widespread commercial exploitation as a source of energy in the UK. As
technology improves, other forms of renewable energy will become more extensively utilised.

2.4.4 PPG22 provides guidance on renewable sources of energy. It outlines the need to balance the
benefits of renewable energy with any potential detrimental effects resulting from development
proposals. Impact on important landscape designations and wildlife habitats are identified as key
issues. Important landscape features are identified in Policy NE2. Important wildlife habitats are
protected under Policy NE5 (Chapter 3).

2.4.5 Opportunities for exploiting renewable sources of energy within Bristol are very limited. However,
if any development proposals are put forward the city council will seek to ensure that they are
located appropriately. Due to technical and landscape/environmental reasons, only the
Avonmouth area is likely to offer any potential for wind power generation in Bristol. There is
considerable potential however for solar power generation in Bristol. The inclusion of solar
collectors in building design will be encouraged.

ME1 Proposals for the utilisation and development of renewable sources of energy will
be permitted providing there is no unacceptable impact on:—

(i) The amenity of local residents due to noise or other disturbance;
(ii) Public health and safety;
(iii) The visual quality of important landscape designations;
(iv) The natural environment.

Implementation: Through development control. Proposals for all forms of renewable energy will
require specialist discussion with the relevant bodies. Large scale proposals
(including windfarms) are likely to require an Environmental Assessment.

Pollution: Location and Design of Developments

2.4.6 A range of problems can result from the release of pollutants into the environment. For example,
the release of dust, smoke, fumes and smells into the air can represent a serious nuisance
particularly in residential areas. Scientific evidence has proved that certain air pollutants can cause
sickness and disease, especially amongst the young and elderly. These problems relate to a wide
range of developments from small scale operations such as take-aways, light industrial
developments through to major industrial activities. A major cause of water pollution is wrongly
connected foul sewerage and surface drainage pipes. It is important to ensure that the right
connections are made for new developments. The release (either controlled or by accident) of
trade effluent surface water run-off are also major causes of pollution (see also Policy ME9).

2.4.7 The control of pollution itself is not a function of the planning system. This is the responsibility
of the various pollution control agencies under the 1990 Environmental Protection Act. However,
planning has an important role in determining the location of potentially polluting development
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ME2

and controlling other development in proximity to any source of pollution. The separation of
potentially polluting developments from other land uses in order to protect resources, improve the
physical environment and reduce nuisance, should be a priority in development control. Issues
such as the impact on the amenity and health of local people, and the effects on the natural
environment and buildings as a result of the release of pollutants will therefore be material
considerations when determining planning applications. Likewise, any potential risk of pollution,
or the possibility that nuisance might be caused as a result of development, will be important
concerns of the city council when assessing the environmental suitability of proposals. In
particular the city council will seek to ensure that appropriate measures are taken in developments
to minimise environmental impact. The location, design, layout and working practices of
development are all factors which can mitigate against any adverse impacts, making proposals
acceptable in certain areas and locations.

Development which has an unacceptable impact on the environmental amenity or
wildlife of the surrounding area by reason of fumes, odour, dust or other forms of
air, land or water pollution will not be permitted.

In determining planning applications account will be taken of:—

(i) Provision of adequate facilities for the safe storage and disposal from the site
of waste materials.

(ii

) Measures to stop unacceptable levels of run off and emissions.
(iii) Hours of operation.
)

(iv) Location, design and layout.
(v) Measures that reduce existing levels of pollution.

Implementation: The city council will consult closely with the various pollution control agencies and
liaise with the Directorate of Health and Environmental Services when considering
proposals for potentially polluting developments, and other development near to a
source of pollution. Appropriate provisions to minimise impact will be sought
through the use of conditions and planning obligations. The Directorate of Health
and Environmental Services will continue to monitor air and water pollution levels,
seek to comply with EC air quality directives, and seek improvements in partnership
with other agencies.

Pollution: Hazardous Substances

2.4.8 The Health and Safety Executive (HSE) specify ‘consultation distances or zones’ around sites which

store potentially hazardous substances. These consultation distances form part of the CIMAH
(Control of Industrial Major Accident Hazard) Regulations. Within these distances risk criteria are
used to identify acceptable and safe uses within the vicinity of such sites. The extent of the
consultation distances are determined by the quantity, type of substance stored and the methods
of storage.

2.4.9 The majority of installations which store hazardous substances are located in the Avonmouth area

(see Chapter 12: Avonmouth). However, such installations are found in other parts of the city, for
example the British Gas storage facility at Eastgate Road. Hazardous installations create risk to
people and property and prevent the full and effective use of urban land. These risks are reflected
in the designation of consultation zones. The city council does not wish to see an increase in the
number of hazardous installations in the city and will seek a reduction in the number and extent
of existing consultation zones. Applications for the storage of new materials or planning
applications for new development which would result in the extension of ‘consultation distances’
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will be resisted. Companies will be encouraged to operate practices and technologies which would
result in their reduction and to incorporate environmental protection as a primary objective.

ME3 Development, including applications for consent to store hazardous materials,
which results in new or extended consultation distances and inhibits the full and
effective use of land will not be permitted.

Implementation: The Planning (Hazardous Substances) Act 1990 and subsequent Planning (Hazardous
Substances) Regulations 1992, together with the Health and Safety at Work Act 1974
control the location and storage of hazardous substances. Advice is also contained
in the Dok circular 11/92 on ‘Planning Controls for Hazardous Substances’. The city
council will continue to consult with HSE on all relevant applications. When
determining storage applications and planning applications for installations the city
council will follow guidelines produced by HSE and DOE.

Pollution: Controlling the Impact of Noise

2.4.10 Noise can be a major nuisance in urban areas. Excessive levels of noise can cause stress and other
related problems affecting peoples’ health. Noise can also adversely affect wildlife. The main causes
of noise pollution in Bristol are road traffic, industrial development and social and domestic
sources. Also offices and other types of development can cause noise and disturbance problems
indirectly, for example through the generation of traffic. Certain types of development are
particularly sensitive to noise, for example, housing, schools and hospitals. The background levels
of noise in residential areas are often very low. The introduction of noisy activities into such areas
can therefore be particularly disruptive. The city council will pay particular attention to any likely
increase in ‘ambient’ noise levels when determining planning applications.

2.4.11 PPG24 on ‘Planning and Noise’ give advice on how the planning system can be used to reduce the
impact of noise on people. The guidance outlines two main approaches. Firstly, by reducing the
levels of noise emitted by developments, secondly by controlling the location of noise-sensitive
developments in relation to sources of noise, or vice-versa. The PPG introduces the concept of
‘noise exposure categories’ to assist in the appraisal of developments near to an existing noise
source. Where relevant the noise standards set out in PPG24 will be applied, compliance with
which will be a material consideration along with others in assessing proposed development. The
location, design, layout and operation of development should minimise the adverse impact of
noise generated.

ME4 (I) Development which has an unacceptable impact on the environmental
amenity or wildlife of the surrounding area by reason of noise will not be
permitted.

(II) In determining planning applications in areas of existing noise such as
roads, aerodromes, railway lines, industrial/commercial developments and
sporting, recreational and leisure facilities, account will be taken of the
provision of adequate sound insulation measures.

Implementation: The city council through the process of development control will seek to ensure the
incorporation of one or more measures as appropriate to reduce the impact of
noise, either in the initial design of a development proposal or by the use of
planning conditions and planning obligations. When determining planning
applications close liaison will be sought with the Directorate of Health and
Environmental Services. Where appropriate the city council may impose conditions
specifying acceptable noise limits.
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Pollution: Protection of Groundwater Supplies

2.4.12 Groundwater is an important part of the natural ‘water cycle’. Far more freshwater is stored

underground than is found on the surface in rivers, streams, lakes, etc. It is vital that groundwater
supplies are protected and conserved. Groundwater is also inextricably linked to the supply and
quality of surface drinking water, and is equally important for industry and agriculture.
Groundwater is also responsible for maintaining the base flow of rivers and is important in
sustaining many wetland wildlife habitats.

2.4.13 Unfortunately, groundwater is very vulnerable to the risk of pollution. Once contaminated the

damage is usually irrevocable. Many of the threats to groundwater supplies are linked to the use of
land. For example, through the redevelopment of contaminated land (see Policy ME6) and the
location of industry near to groundwater sources. Pollution may result from a direct discharge or
may be ‘diffuse’, (ie the cumulative effects of many activities spread over a number of years).
Changes in land-use may also affect the availability of groundwater resources by restricting
recharge or diverting water flows. The protection of groundwater supplies is therefore an
important planning consideration.

2.4.14 The potential risk of groundwater pollution will be a material consideration in determining

ME5

planning applications. The risk of pollution varies according to the type and scale of development
and the presence of any hazardous substances. Developments involving contaminated or
potentially contaminated land, various noxious industrial developments and those which involve
the storage of hazardous substances and the building of major infrastructure works such as roads
etc will be of particular concern.

The location and design of development will be required to incorporate
appropriate remedial measures to avoid harm to groundwater supplies which may
otherwise result from the development.

Implementation: The city council will liaise closely with the Environment Agency and Bristol Water on
all relevant applications.

Pollution: Contaminated Land

2.4.15 Land contamination is a serious cause of pollution. Land may become contaminated with toxic or

hazardous substances as a result of a previous activity. The nature and extent of the contamination
will depend on the particular contaminative substances which are present. Potentially
contaminated sites include former sewage and gas works, former tannery sites, landfill sites and
derelict industrial sites. If appropriate precautions are not taken during redevelopment
contaminants may be released into the environment resulting in risk to public health and safety
and to local wildlife. The risk is not always confined to the site itself. Toxic gases from landfill sites
for example can travel to surrounding land. Liquid pollution may also leach through soil and
underlying geology and contaminate groundwater supplies (see Policy ME5). However, the re-use
of contaminated land if treated appropriately, can contribute towards the revitalisation of urban
areas, providing development and employment opportunities, and will be regarded as a
community benefit to be taken into account in the determination of planning proposals. The city
council will encourage the decontamination of such sites and will have regard to the costs and
difficulties involved in this work when determining planning applications for new uses.

2.4.16 PPG23 on ‘Planning and Pollution Control’ contains guidance on the development of contaminated

land in Annex 10 and includes a definition of pollution in Paragraph 1.14. It states that a balance
needs to be struck between the above risks and liabilities and the need to bring land into beneficial
use. The best way of minimising any risk of pollution is to ensure that sites which may be
contaminated are identified at the earliest stage in the planning process. It will then be possible to
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ME6

carry out investigations to assess the condition of the site and to find out if any pollutants are present.
The results of the survey work can be used to determine what remedial work if any is required.

Development on land which is contaminated will only be permitted if appropriate
remedial measures are included in any planning proposal submitted to the council
to ensure that the site is suitable for the proposed use and that there is no
unacceptable risk of pollution within the site and in the surrounding area.

Implementation: Through the use of planning conditions and planning obligations. For all sites which are
contaminated or suspected of being contaminated the city council will normally require
developers to carry out a detailed site survey to determine the nature, extent and level of
contaminants present both in the soil and underlying geology before the application is
determined. The city council will expect to be appraised of the scope of the study and
the sampling measures used. In cases where contamination is shown to exist a detailed
scheme showing the appropriate remedial measures required will need to be agreed
before planning permission is granted. The city council will consult closely with the
relevant pollution control authorities when deciding what measures are needed. Close
liaison with the Directorate of Health and Environmental Services will also be sought in
identifying sites which are or are suspected of being contaminated.

Pollution: Water Industry Investment

2.4.17 In order to meet new European Community Directives on bathing water (76/160/EEC), on sewage

treatment and disposal (Urban Waste Water Treatment Directive 91/271/EEC) and on Drinking
Water (80/778/EEC), the major water companies are likely to make substantial investments in new
plant and equipment over the next ten years. In Bristol this investment will entail the extension of
existing sewage treatment works and alterations to existing water works which will require
planning permission. New facilities to deal with non-sewage waste and sludge produced at the new
treatment works may also be needed.

2.4.18 Wessex Water is the body responsible for providing sewage treatment facilities in Bristol. Land

within the Avonmouth area adjacent to their existing treatment works has been identified for
future development aimed at meeting the relevant EC Directives. Bristol Water supplies drinking
water for the Bristol area. There are no water treatment facilities within the city boundary.
However small scale re-chlorination plant may need to be installed at existing water storage sites
at Shirechampton and Horfield in the near future. There may also be a need to extend water storage
facilities in Bristol over the next ten years to meet increased demand for water supplies.

2.4.19 Circular 17/91 provides guidance on dealing with proposals. The city council recognises the need

ME7

for improved facilities required to meet water quality objectives, and will normally support
development proposals. However the city council is also keen to ensure that issues concerning the
local environment, specifically local amenity and wildlife interests, are taken account of. Important
landscape features within Bristol are identified in Policy NE2. Important wildlife habitats are
protected under Natural Environment policies (see Chapter 3: Natural Environment: Policy NE5).

(I) It is proposed to safeguard a land allocation for the extension of the existing
sewage treatment works in Avonmouth, as defined on the Proposals Map, in
order to meet EC directives on sewage treatment and disposal

(IT) In assessing planning applications for proposals aimed at improving water
quality and supply and reducing water pollution, account will be taken of
the following factors:-

(i) Minimising any visual intrusion and impact on local amenity due to
noise, smell or other disturbance.
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(ii) Protecting wildlife habitats
(iii) Protecting the visual quality of important landscape designations.

Implementation: The city council will liaise closely with Wessex Water, Bristol Water and the
Environment Agency on proposals affecting existing sites. Many of the activities of
the water companies are classified as ‘permitted development’ (1995 General
Permitted Development Order), particularly if they are carried out underground or
involve extension or alteration of existing buildings. However, the water companies,
in consultation with the city council and the Environment Agency, will be expected
to demonstrate that all necessary steps have been taken to address the above
planning concerns.

Watercourses: Coastal Area

2.4.20 PPG20 sets out issues of concern regarding the coastal area. It outlines criteria for the definition of
a coastal zone, the inland limits of which depend on the extent of direct maritime influences and
coast related activities.

2.4.21 Avonmouth lies adjacent to the Severn estuary. The physical nature of this area consists of an estuarine
alluvial floodplain at a level between 7-9 m above sea level. The area is characterised by brackish rhines
that outfall into the estuary at low tide. As a result the area has a high water table making it susceptible
to flooding, especially if surface water run-off is increased. There are two distinct landscapes in
Avonmouth - the docks/industrial areas and the open field landscape interlaced by rhines.

2.4.22 There are many important wildlife designations in the Avonmouth area. The mudflats and salt
marshes are an SSSI, there is a Special Protection Area under the Birds Directive 1979, a Ramsar
site under the Convention on Wetlands Importance 1971, and a possible Special Area of
Conservation under the Habitat Directive 1992. Several of the rhines are County Sites of Nature
Conservation Interest and other sites within the area are designated as Citywide Sites of Nature
Conservation Interest and Wildlife Network Sites. The area also has a rich archaeological heritage,
including Roman and mediaeval features.

2.4.23 The coastal zone, as defined by the city council for planning purposes, is the area to the west of the
Bristol to Severn Beach railway line, from the northern boundary of the city to the edge of the
Lamplighters section of the Shirehampton Conservation Area abutting the River Avon, but
excluding Avonmouth village and the open land/industrial mixed use site on Gloucester Road.

2.4.24 There are many issues that need to be taken into account when defining a coastal zone. In the case
of Avonmouth, economic concerns, nature conservation and landscape issues are difficult to
reconcile. Whilst it could be argued that direct maritime influences such as landscape affect the
entire area of Avonmouth to the M5, the restriction of all development in Avonmouth only to
activities requiring a coastal location would have implications for the economic viability of the
area. The designation of the coastal zone as described above is therefore a compromise between
economic, landscape and nature conservation factors.

ME8 Development within the coastal zone defined on the Proposals Map, will only be
permitted where:—

(i) A coastal location is an operational requirement.
(ii) Appropriate flood defence works are undertaken as part of development.

(iii) Nature conservation interests are not significantly affected, either directly
or indirectly.

Implementation: The city council will liaise closely with the Environment Agency on proposals in the
coastal zone, through the development control process.
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Watercourses: Development and Flood Risk

2.4.25 An important responsibility of the planning process is concerned with reducing the risk of
flooding, whether inland or in coastal areas. The issue will become increasingly important if the
predicted effects of global warming on sea levels and weather patterns take place.

2.4.26 There are two main planning issues concerning development and flood risk. The first relates to the
control of development within flood risk areas and the need for new development to provide
appropriate flood protection works. The second issue concerns the potential for new development
to increase the risk of flooding through the removal of the natural water storage and drainage
capacity of open land.

2.4.27 A number of areas within the city boundary are at risk from flooding. These are the River Trym
and Brislington Brook flood plains, parts of Avonmouth and areas adjacent to the River Avon and
parts of the city centre and south Bristol in the vicinity of the Docks and the New Cut. The
Environment Agency is charged, under Section 105 of the Water Resources Act 1991, to identify
indicatively where flood defence problems are likely.

2.4.28 DoE Circular 30/92 provides guidance on taking into account flood risk issues in planning
decisions. It sets out the Government’s aim for Local Planning Authorities to use their powers to
guide development away from areas affected by flooding and to restrict development that would
increase the risk of flooding. It suggests that new development should not lead to danger to life,
damage to property and wasteful expenditure on works as a result of flooding.

2.4.29 There are few areas in Bristol where the risk of flooding is so great as to make any new
development unacceptable. However, in those areas defined by the Environment Agency as having
flood defence problems, the appropriate protection works must be completed as part of any
development proposal. Developers are encouraged to seek specialist advice from the Environment
Agency regarding the measurement of any risk and what defence measures should be taken.

2.4.30 The issue of new development increasing the risk of flooding is more complex as the effects may
be felt in other areas not related to the development site itself. Undeveloped land acts like a
sponge soaking up surface rain water, allowing it to drain away slowly into rivers and
watercourses. New buildings and covered areas such as car parks etc., remove the natural drainage
capacity resulting in a greater amount of surface water running off into watercourses and at a
much faster rate. With heavy and persistent rain the existing drainage infrastructure and
watercourse capacity may become overloaded causing flooding in flood plains and low lying areas
adjacent to water courses. Also, as foul drains become overloaded, sewage can be washed into
rivers causing pollution. Surface water run-off is also usually contaminated with materials picked
up from roads, such as oil and petrol and this can cause pollution in rivers and streams (see also
paragraph 2.4.6). Development proposals that affect contaminated land may pose more serious
problems because of the risk of soil and debris being washed onto other land or into rivers and
watercourses.

2.4.31 For any new development on open land developers will need to ensure that appropriate drainage
infrastructure and water retention works are completed as part of the development. This is
necessary to compensate for the loss of the natural drainage capacity of existing watercourses, and
so as not to overload existing drainage systems. Such works may include the construction of water
storage ponds. If designed appropriately they can have the added benefit of providing new and
attractive wildlife habitats. Developers will be expected to make arrangements for future
maintenance of such works. Developers will also be expected to make financial contributions
towards the necessary improvements to existing drainage infrastructure which are needed to meet
the additional demands imposed by development.

ME9 (I) Development subject to flood risk will be required to provide the
appropriate defence works at the same time as the development itself.
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(IT) Development which would increase the risk of flooding, or which is likely to
cause unacceptable effects arising from surface water run-off, will be
required to provide for the appropriate drainage infrastructure works and
retention works at the same time as the development itself.

Implementation: The Environment Agency has permissive powers for flood protection related to
statutory main rivers and sea defence works, under the Water Resources Act 1991.
Local Authorities under the Land Drainage Act 1991 have permissive powers for
watercourses other than statutory main rivers. The provision of sewerage and
drainage facilities is the responsibility of Wessex Water. For all applications within
flood risk areas, and in those areas where land drainage is an issue, the city council
will consult closely with the relevant bodies including the South Gloucestershire
Internal Drainage Board regarding the Avonmouth Area. Appropriate works
concurrent with the development will be sought through the use of conditions on
the granting of planning permission. Financial payments may be sought through
Planning Obligations to meet the costs of improving the existing drainage
infrastructure to cater for additional loads resulting from the development.

Watercourses: Development Adjacent to Rivers and Watercourses

2.4.32 For developments adjacent to rivers and watercourses it is important to provide sufficient access
so that future improvements, maintenance and emergency works can be carried out. This will
involve providing access strips along the edges of rivers and watercourses. By preventing
development from encroaching onto the banks of rivers and watercourses their role as wildlife
corridors will also be maintained (see Chapter 3: The Natural Environment: Policies NE4 and NEG6).

ME10 Development adjacent to existing rivers and watercourses should take account of
the requirement to provide access and working strips along the banks affected by
the development.

Implementation: The city council will liaise closely with the Environment Agency in relation to river
management corridors to ensure that appropriate provisions are made for access
and maintenance to agreed standards. Works should respect the nature and
character of the river or watercourse. A key priority will be the conservation of
wildlife habitats.

Recycling

2.4.33 The generation and disposal of waste has emerged as a major environmental issue over the last
decade. The amount of waste produced nationally has been steadily increasing over a number of
years. Currently most of this waste is disposed of either by burying it in landfill sites or by
incineration. However, both methods have serious costs for the environment and the economy and
they are a major cause of land, water and air pollution.

2.4.34 There is now strong pressure from the Government, the European Community and local people to
reduce waste. An economic and environmentally friendly way of achieving this is by re-using and
recycling waste material. The benefits are clear in reducing pollution and the long term financial
costs of disposal, saving energy and reducing the demand on the world’s finite resources. Recycling
schemes also create training and employment opportunities for local people and encourage
community participation, therefore helping to raise awareness of ‘green issues’ generally.

2.4.35 Most attention has been focused on recycling domestic waste. The city council’s Waste and
Recycling Strategy and Recycling Plan both put forward a series of options for introducing
recycling systems in Bristol. ‘Collect’ schemes involve the separation of waste materials at source
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by the householder. Any new scheme will have important land-use implications, particularly for
new, high-density residential developments. It will be important to ensure that development
proposals provide adequate space and facilities for the separation, storage and collection of waste,
to enable the scheme to operate effectively. It may be that the space requirements are greater than
previously needed for the old refuse collection system. A policy regarding storage design and
layout for residential development is contained in Chapter 4 (Policy B10).

2.4.36 Similar ‘collect’ services may also be introduced for commercial buildings. Therefore new office,
retail, industrial and leisure developments will also be encouraged to provide appropriate space
and facilities.

2.4.37 Another significant way of reducing waste is the re-use of material from demolitions in the process
of redevelopment. This will be encouraged and negotiated by the city council and will also bring
benefits in maintaining local character and identity and reducing the need for quarrying.

2.4.38 The most common form of recycling is the bottlebank. Recycling banks are known as ‘Bring’
facilities. People bring their empty bottles to specific sites and deposit them in the facility provided
(ensuring that the glass is colour separated). Glass is particularly appropriate for this sort of
approach as it cannot readily be handled safely and practically, (whilst also ensuring colour
separation) under a normal ‘collect system’. ‘Bring’ facilities have now often expanded to cover
newspaper, tin cans and rags. The sites have the added benefit of being highly visible thereby
helping to raise public awareness about recycling. Providing they are located appropriately, they
can be an important complement to any ‘collect’ recycling system.

2.4.39 As part of its policy on recycling, the city council is committed to extending the existing network
of facilities.

2.4.40 The key requirement in locating recycling banks is to ensure that special car journeys are not
needed to deposit the items, which would cancel out the environmental benefits of recycling. The
most appropriate locations for recycling banks are in areas regularly visited by local people,
including local shopping centres, leisure/sports centres and housing areas. In major retail/leisure
schemes of 1,000 sq metres, and residential sites over 40 units facilities will be required. The
provision of recycling banks can also be considered as part of a wider process aimed at the positive
improvement of the local environment, known as ‘greening the streetscape’. In this way recycling
facilities should be included along with the provision of other essential environmental
improvements normally associated with developments.

ME11 Major shopping, leisure and residential developments will be required to provide
bottle banks for glass recycling for use by the public, taking into account the
location of existing facilities. Suitable sites for these and other recycling banks will
be assessed according to the following criteria:-

(i) Access and safety for local people (particularly for women and disabled
people);
(ii) Visual amenity;
(iii) Impact on local residents, due to noise and other disturbance;
(iv) Traffic and highway safety;
(v) The ability of collection vehicles to operate effectively.

Implementation: Through development control. For residential developments advice on providing
appropriate facilities is contained in a Policy Advice Note on Residential Guidelines.
The Directorate of Planning and Development Services will liaise closely with the
Directorate of Health and Environmental Services, Housing Services and Leisure
Services in deciding on appropriate locations for facilities.
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Derelict Land

2.4.41 Derelict, vacant and underused land is a wasted resource at a time when land is in increasingly
short supply in Bristol. Derelict land is defined as “land so damaged by industrial or other
development that it is incapable of beneficial use without treatment.” (DoE, Derelict Land Grant
Advice Note 1, 1991). However this represents only part of the problem. When the totals for
‘vacant’ and ‘underused’ land are added, the overall figure is probably much higher.

2.4.42 Derelict, vacant and underused land provides important opportunities both for economic
development, housing and environmental improvement. Central Government guidance
encourages the use of such land both to assist in regeneration and also to relieve development
pressure in the countryside. There may also be other benefits with respect to the environment. The
re-use of derelict, vacant and underused land can contribute to increasing urban densities, which
in turn can help to increase the viability of public transport.

2.4.43 The council encourage the full and effective use of urban land. Many sites will be suitable for
employment generating uses or for housing. Others will provide opportunity for recreational and
leisure uses. Of particular concern is that some sites, after years of dereliction have developed
considerable nature conservation value. In assessing future uses the ecological and amenity value of
the derelict land will also be a consideration (see Chapter 3: The Natural Environment: Policy NEI).

2.4.44 An important function of the planning system is to ensure that land does not become derelict once
a particular use has ceased, for example if the land becomes contaminated (see Policy ME6). If the
appropriate precautions are not taken, the costs of removing the contamination may be so
expensive as to prohibit any economic re-use of the land. The after-use of a particular site and
other environmental factors will therefore be material considerations in determining applications
for development.

MEI12 In determining planning applications for the use of land, account will be taken of
the provision which is made for the appropriate after care of the site.

Implementation: Through the use of planning conditions and legal agreements.

Development on Unstable Land

2.4.45 There are a number of causes of land instability, for example, the existence of underground mining
or engineering works. Land may also become unstable as a result of ground compression. This may
be of natural origin or due to human activities such as landfill, or the restoration of open cast
mines. Sloping land may also be unstable. The existence of former coal mining works in many
parts of the city represents a particular concern in Bristol. However, the potential for land
instability problems from other causes also need to be taken into account in a number of locations.

2.4.46 Development activity may often be the triggering factor which initiates instability problems.
Potential hazards include subsidence, flood risk and drainage problems and migration of methane
gas from landfill or mine origin (see Policies ME9 and MEG6 respectively). These problems can result
in damage to buildings and structures, disruption of communications and services and can
represent a serious risk to public health and safety.

2.4.47 Planning Policy Guidance Note 14 advises that development proposals within such areas must
include provision for minimising the risk and effects of land instability on property, infrastructure
and the public. This includes the carrying out of appropriate precautionary measures at the
planning application stage to evaluate ground conditions and taking any appropriate remedial
action. In some cases however, the problems may be so severe that development cannot take place.

ME13 On land which has been identified as unstable, appropriate remedial measures to
overcome instability will be required. Where instability could not be satisfactorily
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overcome to render the site suitable for the proposed development without
causing harm to interests of acknowledged importance, planning permission will
not be granted.

Implementation: In areas where it is suspected that land instability problems may exist the city
council will liaise with relevant agencies to determine further the extent and nature
of any problems. Based on the information received, the city council will judge
whether or not a detailed geotechnical survey is required. Any survey work must be
undertaken by the developer. The results should be submitted with the planning
application. Reports should identify what appropriate remedial measures are
necessary to overcome problems.

Public Utilities

2.4.48 For a large city like Bristol with a diverse range of land uses, it is vital that adequate service
infrastructure is provided, covering the electricity, gas, water, and telecommunications industries.
This is important for modern business needs, in delivering public services and for the quality of
life of individual people. There can also be environmental benefits, particularly with
telecommunications technology which in certain circumstances can contribute to reducing the
need to travel. These ‘public’ utility services are now provided by private companies, and the city
council only has limited control over their activities.

2.4.49 Many of the activities of the public utility agencies, such as the layout of underground pipes and
cables, the erection of overhead telephone and electricity lines, and the erection of telephone
kiosks and small transformer stations do not require planning permission. However, such
activities, if inappropriately sited and designed, can have an adverse impact on the environment.

2.4.50 The growth of the modern telecommunications industry represents a particularly important
planning issue due to the proliferation and variety of equipment and technology now available.
PPG8 provides guidance on dealing with new developments in telecommunications. Most forms of
small telecommunications systems (including tv satellite dishes), do not require planning
permission. However, the public service operators (‘code’ operators) are required to consult the
Local Planning Authority when siting services. Chapter 4: The Built Environment: Policy B6 deals
with these services which are located on existing or new buildings.

2.4.51 Certain larger forms of telecommunications equipment such as large masts do require planning
permission. PPG8 states that it is the Government’s policy to facilitate the growth of the
telecommunications industry. However, the guidance also outlines the Government’s commitment
to conserving national heritage and preventing damage to the appearance of buildings, townscape
and the countryside. There will be continuing growth and modernisation of public utility
infrastructure to meet the changing needs of the city. For example new developments and the
replacement of other equipment may mean a need for new electricity sub-stations. Several sites
may be required for such development within the Plan period or in the longer term.

2.452In dealing with planning applications from the public utility agencies (including
telecommunications operators) the city council will seek to balance the need for service
infrastructure with the need to conserve the environment. It is recognised that some visual impact
may be inevitable because of the equipment’s functional requirements and that locational
requirements may restrict the choice of alternative sites. Nevertheless, the avoidance or
minimisation of visual damage and obtrusiveness, the effects of proliferation, the needs of
disabled people, and public safety issues will be material considerations, and the city council will
encourage the shared use of masts and high buildings wherever possible.

2.4.53 The city council will consult closely with utility operators and encourage them to take appropriate
steps in the siting and design of equipment and facilities to reduce impact to a minimum. Finally,
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where service provision involves excavation works, the city council will encourage an appropriate
standard of reinstatement which is in character with the surrounding area and which has regard to
the safety of pedestrians and road users.

ME14 In determining planning applications for public utility developments, account
will be taken of the technical and locational needs of operators and the benefits of
minimising visual impact and obtrusiveness, with particular regard to the
following:-

(i) The efficient use of existing equipment and services (including, where
appropriate, the sharing of masts etc).

(ii) The use of appropriate materials and colours, and the sympathetic use of
screening.

(iii) The character and appearance of the locality in which it is proposed.

Implementation: Through close consultation with the public utility operators at an early stage in the
development process, and through the use of planning conditions where
appropriate.
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3.1INTRODUCTION

3.1.1 The value of open spaces in urban areas for amenity and public recreation has long been
recognised. However, it is only recently that the wider role of urban green spaces as a valuable
natural resource for people and wildlife has begun to be more fully appreciated. In large cities it is
especially important that beneficial open space is not lost to development, and that those elements
of our natural heritage which remain are protected and enhanced for present and future
generations to enjoy.

Protection of the Natural Environment

3.1.2 The natural environment of urban areas often differs considerably from the public perception of
‘countryside’ because of the uses to which it has been put, the intensity of human use and
management, and the past introduction of non-native species of plants and trees. Nevertheless, the
managed urban landscape has many positive characteristics and qualities which need to be
recognised and contains many areas of ‘greenspace’, including pockets of semi-natural habitat
which act as refuges for wildlife and without which the urban environment would be much poorer.
This Chapter is concerned with the future of Bristol’s ‘greenspace’ resource — the term used to
describe all land or water which is not built over — and with the various landscapes and landscape
features which enrich the city’s character.

3.1.3 Urban open land is under constant pressure from development. In Bristol this pressure intensified
during the 1980s, with the result that many open spaces were threatened with damaging changes.
As a result, Bristol has been at the forefront of a campaign to give greater protection to urban open
space. More recently, threats to locally valued wildlife habitats have prompted the city council and
other organisations to lobby for more effective protection of such sites.

3.1.4 Although development pressures are unlikely to recede in the long term, national and regional
strategic policies are now beginning to recognise the importance of protecting urban open spaces
and the remaining natural habitats. National agencies such as the Countryside Commission, the
Forestry Authority, English Nature and English Heritage are encouraging a more positive and
comprehensive approach to planning for open space in and around cities. Recent government
promotion of national environmental policies and locally based initiatives are welcomed and give
local planning authorities the opportunity to respond positively to local environmental problems
and public concerns. Local agencies and special interest groups such as the Wildlife Trust for
Bristol, Bath and Avon, play an increasingly important role in the support and implementation of
local strategies and proposals.

3.1.5 Bristol is fortunate in having a wide variety of open spaces including historic landscapes and
wildlife habitats, some of which are of national importance. Prominent hill ridges and deep-cut
river valleys characterise the city’s landscape setting. These features, together with several
parkland estates, wedges of urban fringe countryside and numerous smaller open spaces, provide
important ‘green lungs’ in the urban area.

3.1.6 However, not all open space is of high ecological value. Bristol was surveyed in 1988 as part of a
land use and habitat survey of Avon (the Avon Phase | survey, published in 1990) by the then
Nature Conservancy Council. This revealed that although almost 40% of the city’s land area is not
built on, only 6% can be classed as having semi-natural vegetation.

3.1.7 It is this 6% of land in the city which is of greatest importance to wildlife. Its rarity demonstrates
the need for its protection as a scarce natural resource and also the potential for improving the
ecological and amenity value of other open land. In an increasingly urbanised environment, it is
essential for the future health of the city and its people that open space is managed in a way which
realises its potential and enhances its value as a public amenity and a major contributor to the
quality of life.
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3.1.8 The natural environment has constantly been managed by man for his purposes and modern
pressures for use of land make conflicts inevitable. If the quality of Bristol’s environment is to be
maintained and improved despite these pressures, the principle of sustainable development must
be adopted both in plan-making and in future planning decisions. In moving towards this,
effective planning policies are needed to ensure that the city’s scarce natural resource is not
diminished further; that land is managed to benefit wildlife; that conflicts between land use and
conservation interests are minimised; and that new development makes a significant contribution
towards a greener city.

3.2POLICY CONTEXT

3.2.1In 1990 the European Commission published a Green Paper on the Urban Environment, which
discussed, amongst other issues, the pressures on urban open space and the value of natural
features and semi-natural habitats in and around cities.

3.2.2In 1992, a “European Community Programme of Policy and Action in relation to the Environment and
Sustainable Development” was published, entitled ‘Towards Sustainability’. Item 5.3 concerns the
‘protection of nature and bio-diversity’ and states:—

“Apart from protecting nature and bio-diversity in the large-scale dimension (ie. at Community-wide
level) .... it behoves national, regional and local authorities, enterprises, landowners and householders
to maintain and enhance the natural beauty, parks and gardens in their own jurisdiction or
neighbourhood”.

3.2.3 Local Authority powers relating to nature conservation, access to the countryside, enhancement of
derelict land and protection of the natural environment are embodied mainly in the following
legislation:—

(i) National Parks and Access to the Countryside Act 1949, as amended by the Local
Government Act 1972:— In particular, Section 21 gives local authorities the power to
designate local nature reserves to protect sites of local significance for nature conservation.

(ii) Countryside Act, 1968:— Section 6 gives local planning authorities the power to make access
agreements and orders relating to areas of land such as woodland and river banks. Section
11 requires local authorities to have regard to the desirability of conserving the natural
beauty and amenity of the countryside, including the conservation of flora, fauna and
geological features in urban areas. Local authorities are encouraged to consider nature
conservation in the management of land they own or hold.

(i) Wildlife and Countryside Act 1981, as amended:— Part 1 of this Act gives protection to over
100 wildlife species and Section 25 gives local authorities a duty to bring this to the attention
of the public and school children in particular. It also includes provision for nature
conservation areas in school grounds. The Act includes powers and requirements relating to
the protection of threatened sites, the declaration of National Nature Reserves and the
notification of Sites of Special Scientific Interest (SSSIs). Section 39 gives local authorities
the power to enter into management agreements with owners or occupiers of land.

(iv) Derelict Land Act 1982:- Under this Act, Government grants are available for the
reclamation of derelict land. Section 3 gives local authorities the power to carry out work to
reclaim or improve derelict, unsightly or neglected land.

(v) Town and Country Planning (Assessment of Environmental Effects) Regulations 1988:-
Resulting from EC Directive 85/337, this requires an Environmental Assessment for some
forms of major development.

(vi) Town and Country Planning Act 1990:- In particular, Section 197 requires that, where
appropriate, planning permissions should include provision for the preservation and
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planting of trees, and Sections 198 and 201 allow local authorities to make Tree
Preservation Orders to protect trees and woodlands.

3.2.4 PPGY, issued in October 1994, provides the main source of planning guidance on nature
conservation. It describes the various types of site designations, from those of international
importance, to national, regional and local, and their relevance to land use planning. It explains
the advisory role of English Nature (The Nature Conservancy Council for England) and the
Government’s objectives for nature conservation. It states:— “One of the essential tasks for
Government, local authorities, and all public agencies concerned with the use of land and natural
resources is to make adequate provision for development and economic growth whilst ensuring
effective conservation of wildlife and natural features as an important element of a clean and healthy
natural environment. The conservation of nature is important™.

3.2.5 The PPG points out that:— “The key to the conservation of wildlife is the protection of the habitat on
which it depends”; that protection does not only apply in SSSls; and that local authorities are
expected to “take account of nature conservation interests wherever relevant to local decisions”. It also
emphasises the importance of urban nature conservation sites, many of which “have an enhanced
local importance as a consequence of the relative lack of wildlife sites in built-up areas”. It states that
locally designated sites “are important to local communities, often affording people the only
opportunity of direct contact with nature, especially in urban areas”.

3.2.6 PPGY contributes to the implementation of the EC Habitats Directive, by encouraging the
protection and management of a network of statutory and non-statutory sites, habitats and
landscape features which are of particular importance to wildlife.

3.2.7 Circular 1/97 (Annex B) advises that it is reasonable for a local authority to apply conditions or
seek Planning Obligations under Section 106 of the Town and Country Planning Act 1990, to cover
nature conservation issues related to development proposals. DoE Circular 1/92 gives guidance on
planning controls over SSSIs.

3.2.8 PPG15 on Planning and the Historic Environment, 1994, includes guidance on the protection of
historic parks and gardens. PPG 20 on Coastal Planning is particularly relevant to the future of the
Avonmouth/Severnside area (see Chapter 2: Policy MES).

3.2.9 The Regional Strategy for the South West expresses particular concern that the environmental
quality of the countryside around Bristol and Bath, and local environmental designations, “means
that future development in these areas should be minimised as far as possible”.

3.2.10 Draft Regional Planning Guidance (RPG10) for the South-West, 1994, includes reference to the
importance of ensuring that the region’s environment is sustained, protected and where possible,
enhanced.

3.2.11 The Countryside Policies of the Avon County Structure Plan are particularly relevant to this
chapter. They are supported by the Avon Landscape Strategy.

3.2.12 The city-wide policy context relates to three strategic documents:—

The Greater Bristol Nature Conservation Strategy 1991
The Forest of Avon Community Forest Plan
A Leisure Services Strategy for Landscape, Open Space and Recreation. (Draft in preparation)

3.2.13 The Greater Bristol Nature Conservation Strategy, (GBNCS) and its implementation, was a joint
initiative between Bristol City Council, other adjoining Districts, the former Avon County
Council, English Nature, the Countryside Commission, the former Bristol Development
Corporation, the Wildlife Trust for Bristol, Bath and Avon, and the former Bristol/Avon
Groundwork Trust. The Strategy, which was approved by the city council in March 1991, puts
forward a comprehensive set of policies and proposals recommended for inclusion in Local Plans,
which seek to protect and enhance the natural environment of the Bristol urban area. The GBNCS
is being updated and revised as necessary.
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3.2.14 In July 1989, the Countryside and Forestry Commissions launched a national initiative to create
Community Forests on the edges of twelve towns and cities in England. The Forests are not simply
about large-scale tree planting. They are intended to be multi-purpose and will improve the
landscape, create new opportunities for sport and recreation, protect high quality landscapes and
sites of archaeological, historical and nature conservation interest. They will provide
opportunities for education, sport, informal recreation, cultural events and community
involvement and will help establish supplies of wood products, assist with farm diversification and
create new businesses and jobs.

3.2.15In 1991, following the Government’s decision that there should be a Community Forest around
Bristol, a memorandum of agreement was drawn up forming a partnership between the Local
Authorities in the former County of Avon, the Countryside Commission and the Forestry
Authority, agreeing to produce a Design and Management Plan for the Forest of Avon. The Forest
Plan was approved in January 1995 and it identifies strategies and priorities needed to put the Plan
into action. The Memorandum also commits the Local Authorities to work to implement the
relevant parts of the Forest Plan and to take account of it in their relevant policies and plans
including development control.

3.2.16 Work is progressing on a city-wide strategy for Landscape, Open Space and Recreation which will
provide a more detailed focus on the city’s landscape resource than that currently provided by the
Avon Landscape Strategy. This is part of a series of Leisure Services Strategies and is intended to
be a comprehensive appraisal of all types of open space and landscape features and will guide
policies on promotion, management and investment as well as making site-specific proposals and
recommendations. The Strategy will also support policies in the Leisure Chapter relating to
recreational open space and outdoor leisure activities.

3.2.17 The Structure Plan defines generally the inner boundary of the Green Belt around Bristol. PPG2,
1988, urges local authorities to complete the task of defining detailed Green Belt boundaries in
Local Plans, supported by appropriate policies. The South West Avon Green Belt Local Plan, which
was adopted in December 1988 defined the inner boundary of the Green Belt around Bristol.

3.2.18 Policies in the Local Plan will define a boundary for the Green Belt around Bristol which is adopted
from the SW Avon Green Belt Local Plan and is fully consistent with Structure Plan policy.

3.3 OBJECTIVES

3.3.1 To protect important open spaces, landscape features, trees and watercourses as an integral part of the
city’s environment.

3.3.2 To protect the city’s Green Belt and its rural character.

3.3.3 To protect the city’s wildlife and wildlife habitats.

3.3.4 To conserve historic landscapes.

3.3.5 To ensure that new development is compatible with nature conservation.

3.3.6 To create new public open spaces and improve the landscape quality and nature conservation interest
of existing open spaces, and the urban fringe.

3.3.7 To secure the appropriate management of important natural habitats and open spaces for the benefit
of people and wildlife.

3.3.8 To set up and manage Local Nature Reserves.
3.3.9 To support the Community Forest initiative.
3.3.10 To increase the number of trees in built-up areas and encourage tree planting generally.

3.3.11 To improve public access to open spaces, landscape areas, wildlife sites and the countryside, where this
is compatible with conservation interests, and to create new wildlife habitats accessible to the public.
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3.4 POLICIES

Open Space

3.4.1 Undeveloped land in cities is a scarce and valuable commodity. The needs of development must be
weighed very carefully against other valid considerations. The character of Bristol and the quality
of its environment relies on the continued existence of green open space which fulfils a variety of
important functions. Many significant characteristics of open land bear no relation to its type of
ownership or availability to the general public. Much open land has intrinsic qualities which merit
its protection as open space regardless of matters such as public access; but equally, open land can
take on added importance because it is especially valued by people who see it, use it or appreciate
its particular qualities as open space, or because of its existence in a closely built-up area.

3.4.2 The city council is concerned that all open land which has qualities or characteristics of recognised
importance, or supports appropriate uses which could not easily be re-established on an
equivalent site nearby, should not be adversely affected, either directly or indirectly by
development, and should be designated as open space.

3.4.3 The Plan contains specific policies on many of the important categories and uses of land
designated as open space. However, there is also a general concern to protect the availability and
distribution of open spaces which make an important contribution to the amenity and character
of the urban environment, the variety of leisure and recreational opportunities, and enjoyment of
the city’s natural heritage by everyone. Within the overall pattern of open space provision
throughout the city, there are many areas which are not well provided with green open space and
many other reasons why particular sites may need to be protected, including:—

(i) Sites which are visually attractive and may have significant nature conservation interest,
such as pockets of woodland or wetland habitats.

(ii) Open space which, apart from providing for a particular sport or recreation activity, has
landscape qualities which contribute to the amenity of the locality and may be enjoyed by
people who do not physically use the site.

(iii) Land used in connection with an outdoor leisure activity (eg for grazing horses for riding)
which may be vital to public enjoyment of that activity locally, and may be in short supply.

(iv) Land which is accessible to the public although not formally laid out as open space, but is
valued by the local community specifically because of its different character from public
parks and gardens.

(v) Small amenity spaces in densely built-up inner areas (eg street corner sites, communal
garden squares, etc) and strategically-located squares and spaces in outer housing estates,
which have important townscape value linked with their greening effect, or act as focal
points for social or recreational activity.

(vi) Publicly accessible open space in housing areas which have very small private gardens, and
in employment areas providing relief from the working environment.

(vii) Amenity spaces, particularly in residential areas, which form part of a network of connected
paths and spaces giving off-road access to local facilities.

(viii) Allotment sites which may have a significant number of vacant plots but which provide
opportunities for other open space uses such as grazing, informal recreation or nature
conservation. Changes of use of statutory allotments require special consent from the
Secretary of State for the Environment. There must be demonstrable evidence that the
facility is surplus to requirements in the area.

The appropriate use of derelict sites, including their possible value as open space, is considered in
Chapter 2: Management of the Environment.
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3.4.4 Where development which affects open space is acceptable, NE12 will be used as appropriate to
promote the creation of new or enhanced open space on the site, and NE11 will be used to ensure
that treatment of the landscape or open space elements of the development is sympathetic to
nature conservation. (These Policies apply to all open space, whether designated as important
open space under Policy NE1 or not). Where open space is used as a playing field or recreation
ground for organised sport activities, Policy L1 also applies.

NE1 (1) The distribution and variety of open spaces throughout the city will be
maintained and, where possible, enhanced.

(11 Sites which are important for nature conservation, recreation, historic
landscape interest, landscape quality, visual amenity, community or outdoor
leisure-related use, or providing setting or relief to the built environment,
defined on the Proposals Map, will be protected as open space.

(111) Development involving an unacceptable loss of important open space
(designated in section Il and defined on the Proposals Map), or which would
have a significant adverse effect on the interest, use, amenity, character or
accessibility of such open space, will not be permitted.

(1V) Where sites are not defined as open space on the Proposals Map, and are not
subject to any other designation or proposal, account will be taken of the
need to protect open space interests and uses in determining planning
applications. Particular attention will be paid to the amenity and nature
conservation value of undefined open space sites.

Implementation: Development Control.

Landscape Features

3.4.5 Bristol has a distinctive landscape structure which has not previously been subject to
comprehensive study for planning purposes. The city centre lies in a low, formerly marshy basin,
surrounded by steep hillsides. The suburban areas are spread across a series of ridges, of varying
widths, running roughly north-east-south-west, parallel to the Severn Estuary and the Cotswold
chain. Cutting through these, the River Avon has formed the dramatic gorge which acts as a
natural barrier to the west of the city, whilst development to the south is contained by the massive
ridge of Dundry Hill. The main outcrops in the north of the city are the Kingsweston ridge and
Purdown, which have distinctive skylines and provide superb views.

3.4.6 A number of deeply-incised river and stream valleys accentuate the city’s hilly character, the most
significant features being the impressive, steep-sided valleys on the Frome and Trym and on the
Avon near St Anne’s. The many smaller valleys, slopes and hilltops may be less dramatic, but are no
less important in contributing to the city’s landscape character, acting as local landmarks and
providing visual relief by punctuating the urban area.

3.4.7 Although the majority of hillsides have been built over, those which remain undeveloped often
appear as prominent natural features, whilst those where development is dominated by substantial
tree cover can still give an impression of green landscape. The deeper valleys can give a feeling of
rural seclusion.

3.4.8 Man-made elements can also be worthy of protection. The Severnside rhines are a distinctive
feature of a relic marshland landscape, created through a long history of human intervention.
More recent features, such as railway embankments and cuttings, can give a distinctive character
to a locality, such as at Narroways Hill, St Werburghs.
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3.4.9 The principal landscape features in the city have been identified through work on a Leisure
Services Strategy for Landscape, Open Space and Recreation, and are indicated on the Proposals
Map. (Also see Chapter 4: Built Environment: Policy B2, concerning townscape features and local
context).

NE2 Prominent or strategically important landscape features which make a significant
contribution to the landscape character of the city, including green hillsides,
promontories, ridges, valleys, gorges and man-made landscapes will be protected.
Development which would have a significant adverse effect on identified features
of importance as defined on the Proposals Map will not be permitted.

Implementation:Development control.

Trees and Woodlands (including tree planting and the Community
Forest)

3.4.10 One third of Bristol’s semi-natural habitats consists of broadleaved woodland. This does not take
account of individual trees in gardens and streets, but means that only 2% of land in the city, an
area a little over 250 hectares, is truly wooded and is therefore of the highest value to wildlife and
public amenity. The woodland is unevenly distributed across the city, occurring mainly in the
north-west, north-east and south-east fringes. This illustrates the importance of protecting and
maintaining the urban tree stock.

3.4.11 Many trees and woodlands in Bristol are already protected, either by Tree Preservation Orders,
(the total number of TPOs, for individuals or groups of trees, is now over 480), or by being in
Conservation Areas, which also gives some degree of protection. In addition, large areas of
amenity woodland are in city council ownership, and their long-term protection and management
is the subject of the city council’s Woodland Estate Working Plan.

3.4.12 However, in some parts of the city, trees are the only form of ‘natural’ habitat and receive no
special protection. Prominent trees are important as landscape features in the urban environment
and even small groups of trees, particularly native broadleaved species, can support a large amount
of wildlife. For many years, the city council has operated an informal policy of seeking the
replacement of trees which are removed as a result of development or for other reasons. It is
proposed to continue this policy and to resist the loss of trees which make a positive contribution
to the quality of the city’s environment. For the treatment of trees in development proposals, see
Policy NE11 and Chapter 4: Built Environment: Policy B7.

3.4.13 Despite financial and physical constraints, every effort will be made to find ways of increasing the
number of trees in public areas, particularly in streets and other urban spaces which lack
vegetation. There is an absence of structural tree planting in many parts of the densely built-up
inner areas of the city and in the more open layouts of the outer housing estates, which would
benefit significantly from additional planting to reinforce recent small-scale greening initiatives.
The Landscape, Open Space and Recreation Strategy will identify opportunities for further planting
and recommend long-term management objectives for the city’s urban trees. It will be necessary to
define public areas capable of taking trees, and to involve other public, private and voluntary sector
agencies and interests in developing initiatives, particularly to target areas where the greatest
benefit to residents and the general public, as well as to the environment, can be achieved.

3.4.14 In addition to public tree planting schemes, private landowners and developers can play an equally
important role in creating a greener city by planting trees, particularly where there are
opportunities in development proposals.

3.4.15 Community Forests are a major national environmental initiative (see 3.2.14). The Forest Plan for
the Forest of Avon was approved in January 1995.
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3.4.16 The Forest Plan identifies priority areas for landscape treatment and the improvement of

recreational access, and incorporates many existing and new proposals for green areas, the urban
fringe and public access to open space and the countryside. It reflects aspirations of the city
council and other authorities, interest groups and communities in the Forest area (see Chapter 10:
Leisure: Policy L6). The area covered by the Community Forest includes the whole of the city. There
are many areas of open space and existing woodland within the urban area where Community
Forest benefits can be brought close to many urban communities. Figure 17.7 in the Forest Plan
identifies Areas of Opportunity and proposals to enhance the urban environment through
woodland management, tree planting and other projects.

3.4.17 Woodland planting will be a key factor in improving the landscape around the city, and the Plan

shows how and where woodland cover could be increased. The urban edge and degraded urban
fringe land are prime areas for enhancement, to re-create a green setting for the city (see 3.4.53:
Policy NE12). Any future development could be better accommodated within a well-wooded
landscape already established than by subsequent incidental planting. Every opportunity will be
sought to create new woodland on publicly owned and derelict land, but most planting will be on
privately owned farm land. The involvement of the farming community and landowners is crucial
to the success of the Forest and incentives will be provided to improve public access as part of
planting and land management agreements.

3.4.18 The partnership approach to the Community Forest initiative aims to ensure the involvement of

the local authorities, interest groups, communities and individuals in the planning process. The
Forest Plan provides an important focus for the city council’s Leisure Strategies.

3.4.19 In determining planning applications, account will be taken of the need to protect existing trees

NE3

and woodlands and of the benefits of increasing the amount of tree cover in the city by planting
new trees and woods.

Development involving the loss of or damage to trees or woodlands which are of
landscape, amenity or nature conservation value will not be permitted, unless
unacceptable harmful effects of the development can be overcome and
replacement or additional tree planting of appropriate scale and species, which is
sufficient to compensate for the loss, can be achieved within the same site or on an
equivalent site nearby.

Implementation:Through Development Control, and also involving officers in the Leisure Services
Directorate.

Watercourses and Wetlands

3.4.20 Water is a precious natural resource. The water environment is sensitive to change and needs to be

carefully conserved. Watercourses and wetlands can easily be damaged by development which can,
for example, alter drainage patterns, lower the water table or cause pollution. Watercourses should
be retained in their natural state wherever possible, including watercourse vegetation. Culverting
should be avoided as it effectively removes all natural interest. Development often neglects the
valuable potential offered by watercourses and wetlands for public amenity.

3.4.21 It is the duty of the Environment Agency (‘The Agency’) to protect watercourses and ensure high

water quality, and also to promote nature conservation and, where appropriate, water-based
recreation. The Agency is responsible for over-seeing planning policies for the water environment
and is required to be consulted on all developments likely to affect watercourses or wetland areas,
including river flood-plains.

3.4.22 The term ‘wetlands’ covers all land that is regularly or periodically covered with water or in which

the water table is very near the surface. This encompasses a wide range of wildlife habitats, adding
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to the diversity and interest of the city’s natural environment. Wetland habitats are recognised as
being extremely valuable to wildlife and Bristol’s wetlands include part of the Severn Estuary, a site
proposed for designation as ‘Wetland of International Importance, especially as Waterfowl
Habitat’, under the Ramsar Convention. Rivers such as the Avon, Frome and Trym are important
in forming wildlife corridors through the city (see Policy NE6) and in supporting fish and other
aquatic wildlife. Bankside vegetation is also important as wildlife habitat. There is the potential to
create more water habitats in urban areas as well as a need to protect those already existing.

3.4.23 Account will be taken of the need to protect water resources and water quality, and of the benefits
of enhancing the water environment and creating new wetland habitats.

NE4 (1) Development which would cause unacceptable harm to the natural
watercourse system or to the extent of the loss of natural flood-plain will not
be permitted unless satisfactory compensatory measures are provided which
take full account of requirements for land drainage, watercourse
management, good water quality, nature conservation and amenity.

(1) Development which conserves or enhances the water environment will be
permitted, provided that measures are included as appropriate to:—

(i) Safeguard or enhance water quality (eg by decontamination);
(i) Ensure there is no unacceptable damaging run-off from hard surfacing;
(iii) Prevent pollution where harmful discharges are likely to occur;

(iv) Retain wetland habitats and natural waterside vegetation and ensure their
future management.

Implementation: Development control

Sites of Nature Conservation Interest

3.4.24 The Greater Bristol Nature Conservation Strategy 1991, brought together information from a
variety of sources, including scientific research on particular habitat types and field survey data,
and identified all known ‘Sites of Nature Conservation Interest’ (SNCIs) in the Greater Bristol
area, ranging from the internationally important wetland of the Severn Estuary, (a proposed
Special Protection Area under the EC Directive on the conservation of wild birds); through to
other Sites of Special Scientific Interest (SSSIs) of national importance; ‘County Sites of
Importance for Nature Conservation’; Nature Reserves managed by the Wildlife Trust for Bristol,
Bath and the former County of Avon; and other sites which are of citywide importance because of
their special significance as wildlife habitats in the urban environment, their value to local
communities, or other reasons related to their city context. It is important to recognise that all
SNCIs are of local importance within the Greater Bristol area, and represent the area’s critical
stock of natural capital. Many sites in urban Bristol afford people their only direct contact with
nature and have an enhanced local importance as a consequence of this. The importance of local,
non-statutory sites, particularly in urban areas, is recognised in PPG9. All sites covered by Policy
NES5 have been designated against strict criteria which established that they are of substantive
value for nature conservation on an international, national or local basis. The Proposals Map
identifies all Sites of Nature Conservation Interest (SNCIs), which are of at least local citywide
importance. Sites of Special Scientific Interest (SSSIs) and County Sites of Nature Conservation
Importance are distinguished by additional notations. The weight to be attached in the application
of the Policy will have regard to the relative significance of these international, national and local
designations, following the clear guidance in PPG9.
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3.4.25 The criteria for selecting sites in the Greater Bristol area that were not already designated either by
English Nature as SSSIs or by the former Avon County Council as County Sites (SNCIs, Policy C4,
Avon County Structure Plan, 3rd Alteration) are set out below and were drawn up jointly with
English Nature and other interested organisations. There may be sites which have not been
surveyed to date but which warrant SNCI status. There may also be other sites which will attain
SNCI status in the future, following changes in management or community involvement. Site
characteristics relate to a site’s intrinsic value for nature conservation. The community factors
consider the social context of a site.

3.4.26 Site Characteristics

(i) Size: Larger sites are usually more important than smaller sites and they are likely to
accommodate more habitat variation. In the absence of large sites, small sites increase in value.

(i) Diversity: This refers to the range and diversity of wildlife species, habitats and/or
geological features present on a site. Some habitats are naturally of low species diversity eg
reedbeds.

(iii) Rarity: This considers how common or uncommon the species, habitats or geological
features present on the site are, for example, the features of interest may be rare on an
international, national, county or local scale, and a species rare in Bristol may be common
elsewhere in Britain.

(iv) Fragility: Some sites are more vulnerable to change and damage by external influences.
Particularly fragile areas require careful conservation to remain viable in the long term. For
example, the quality and quantity of water passing into and out of a wetland area are
important in the conservation of the wetland habitat.

(v) Irreplaceable: Some areas, such as ancient woodland once lost or damaged cannot be re-
created in hundreds of years, if at all. Many sites cannot be re-created elsewhere on account
of technical difficulties, land availability, cost, community values and other ecological or
social reasons.

(vi) Typical or Representative: It is desirable to safeguard a sequence and range of habitat types
and geological features. Particularly good examples of ‘typical’ or ‘representative’ features
should be conserved, including those of a typically urban character eg canals, abandoned
wharves and disused railway lines colonised by nature.

(vii) Geographical Position: The geographical position of a site may enhance its value, for
example because of its location in or adjacent to a wildlife corridor or its proximity to other
habitats of wildlife value. The interest of a geological site may be as part of a sequence of
geological features across Greater Bristol.

(viii) Important Populations of Species: Some sites are important because they hold a large
proportion of the Greater Bristol population of a species.

(ix) Age or Continuity of Land Use: Some sites have ecological characteristics derived from
their long standing such as ancient woodland and traditionally managed meadows. Old,
relatively undisturbed environments tend to be rare and usually contain a large range and
diversity of species.

3.4.27 Community Factors
(i) Community or Amenity Value: Sites are assessed in terms of their value to local people. For
example, some sites are valued by the local community on account of their attractive
flowers or their rural atmosphere away from the hubbub of urban life. Others are of
particular significance to the local community because of their links with community
history, such as canals, disused railway lines and old cemeteries.

(i) Physical Access: Physical access to sites is a valuable asset in urban areas. Sites with access

for disabled people are particularly important.
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(iii) Visual Access: Visual access to sites is also an important consideration in urban areas. For
example, although there may be no physical access to a site, the local community may be
able to observe and enjoy wildlife there from outside the site’s boundaries. Some sites can
be seen by a large proportion of the urban population, eg on a prominent hillside.

(iv) Educational Value: Some sites may be of particular value for formal and/or informal
education by virtue of their proximity to educational establishments and/or having a range
of robust habitats or facilities to aid study and interpretation.

(v) Landscape or Aesthetic Appeal: This is difficult to assess objectively, but is often indicated
by the number of people using or appreciating the site, and is therefore closely linked to (i)
and (ii) above.

(vi) Situated in Area Lacking Natural Habitats: The location of a site within an ecologically
impoverished part of the conurbation may enhance its special conservation value.

(vii) Recorded History: Some sites have been studied by amateurs and professionals for many
years, or may be the location at which a specific discovery was made. These add to the
conservation value of the site.

3.4.28 It is essential that nature conservation requirements are considered at the earliest possible stage of
the planning process. Initial reference should be made to the Nature Conservation Officer of the
city council. Proposals affecting any Site of Nature Conservation Interest will also be referred for
comment to the relevant conservation organisations. The appropriate local body for consultation
is the Wildlife Trust.

3.4.29 All currently known Sites of Nature Conservation Interest in the City of Bristol are delineated on
the Proposals Map and listed in the Schedule to this Policy. A major review of the SNCIs identified
in the Greater Bristol Nature Conservation Strategy was carried out in 1993, in conjunction with
English Nature for the purposes of this Local Plan. A re-survey of over 20 sites was carried out in
Summer 1994. It should be noted that all SNCIs will be subject to further regular review.

NE5 (1) Sites of Nature Conservation Interest, set out in the Schedule and defined on
the Proposals Map will be protected, having regard to the relative
significance of their designation.

(I11) Development which is likely to have an adverse effect on the nature
conservation objectives or the integrity of a potential or classified Special
Protection Area, a candidate or designated Special Area for Conservation or
a Ramsar Site will not be permitted.

(111) Development affecting a site of Special Scientific Interest will not be
permitted unless it can be made subject to conditions that will prevent
damaging impacts on wildlife habitats or important physical features, or if
other material factors outweigh the national nature conservation
considerations.

(1V) Development which would harm the substantive nature conservation value
of sites of citywide importance will not be permitted, except where the
significance of the site for nature conservation is outweighed by the
importance of the development.

Implementation: Normal development control procedures. The appropriate conservation bodies

must be consulted on development proposals at the earliest stage in the planning
process.
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The Wildlife Network

3.4.30 An effective network of wildlife habitats and corridors is crucial to the continuing success of

wildlife in urban areas. The fragmentation of good wildlife habitats through the loss or reduction
of individual sites, particularly as a result of development, is a major problem for nature
conservation. Small, isolated sites may support fewer species than large areas, and are more
vulnerable to the effects of disease or severe weather. However, if wildlife areas are linked, the
problem can be reduced. Linear greenspace, especially if it consists of semi-natural habitats, can
form wildlife corridors which connect existing and potential wildlife sites with each other and the
open countryside. These links act as a wildlife network which provides routes by which animals
may travel and plants may disperse and allow new ‘colonists’ to arrive. The European Habitats
Directive (Article 10) indicates the importance of linear and continuous landscape features and
those which function as stepping-stones, and requires that the management of such features
should be encouraged (see paragraphs 3.4.34-35). PPG9 recognises that statutory and non-
statutory sites, together with countryside features which provide wildlife corridors, links or
stepping-stones from one habitat to another, all help to form a network which is necessary to
ensure the maintenance of the current range and diversity of our wild plants and animals,
geological and land-form features and the survival of important species.

3.4.31 The topography of Bristol and its pattern of development has resulted in an identifiable network

of corridors which are now valuable to wildlife. These were designated in the Greater Bristol
Nature Conservation Strategy 1991, and have subsequently been re-examined and revised for
inclusion on the Proposals Map on a site-specific basis. All Sites of Nature Conservation Interest
(SNCls) are automatically part of the wildlife network. Other sites which together with the SNCIs
form the network of wildlife corridors are designated as ‘Wildlife Network Sites” and have been
defined on the following basis:—

(i) They are positioned along significant natural features.
(ii) They link SNCIs together or to the open countryside.

(iii) They are contiguous with an SNCI and provide a buffer of protection or added value to that
site.

3.4.32 Wildlife corridors are also important for their physical effect in breaking up the urban area and

acting as the city’s ‘green lungs’ Their links with major landscape features can bring the dual
benefit of protecting the city’s landscape for public amenity. Many are also capable of fulfilling
recreational objectives such as ‘greenways’ (see Chapter 10: Leisure: Policy L3).

3.4.33 It is vital that the wildlife network is as continuous as possible and that no further breaks should

NEG

occur; any severance can seriously reduce the nature conservation and landscape value of a
corridor. It is therefore important to protect the integrity of the network by ensuring that any
development does not cut across the open corridor or reduce it so as to create a narrow pinch-
point and that there is no loss or damage of particular features which would seriously harm the
value of the green space within the corridor. The effects of development should be minimised and
its associated landscape treatment should reinforce and enhance the nature conservation value of
the site and thereby the corridor and the wider network. Sensitive development may bring
opportunities to strengthen the network through the creation of new habitats, spaces and links
(see also Policies NE11, NE12). In the case of residential developments the arrangement of rear
gardens may, when of sufficient size, configuration and openness contribute to the width and
function of wildlife corridors.

(1) The city’s wildlife network will be protected and, where possible, enhanced.

(1) Development on wildlife network sites, as defined on the Proposals Map,
will not be permitted unless:—
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(i) An open corridor is retained which maintains an effective link in the
network;

(if) An open buffer zone which gives effective added protection to any
adjoining site of nature conservation interest is retained;

(iii) Habitats or features of identified importance to wildlife are retained and
protected from any significant adverse effect.

(iv) The site is shown not to serve or support any substantive wildlife interest,
including the necessary function of the wildlife network, as a result of
further detailed site assessment.

(111) Development which maintains the integrity of the wildlife network and
includes measures to enhance the nature conservation value of remaining
open land, will be permitted.

Implementation: Normal development control procedures. The appropriate conservation bodies
must be consulted on the development proposals at the earliest stage in the
planning process. Proposals may require detailed amendment to take account of
nature conservation interests and appropriate conditions attached to planning
permissions. Planning Obligations or other agreements may be used to achieve site
enhancement.

Management of Wildlife Habitats

3.4.34 Without appropriate management, the existing value of some sites and habitats could be lost.
Regulation 37 of the Habitats Regulations, 1994, reinforced by PPG9, makes clear that local planning
policies should encourage the management of features of the landscape which are of major
importance for wild flora and fauna. These features are linear, or continuous (such as hedgerow,
rivers and riverbanks) or act as stepping stones (such as ponds or small woods), and are essential for
migration, dispersal and genetic exchange of species. Bristol’s Wildlife Network has been defined to
follow and connect important linear landscape features and features which function as stepping
stones (see 3.4.30-3.4.33 and Policy NE6), including sites of particular importance (Policy NE5).
Local implementation of this element of the Habitats Regulations can therefore best be achieved by
promoting the management of sites and features within the city’s wildlife network.

3.4.35 The appropriate management and enhancement of landscape features which are of major
importance for wildlife, including natural habitats and habitats of protected species, will be
sought. Priority will be given to those features within the wildlife network, defined on the
Proposals Map as Sites of Nature Conservation Interest and wildlife network sites.

Local Nature Reserves

3.4.36 Under the National Parks and Access to the Countryside Act, 1949, local authorities have statutory
powers to set up and manage Local Nature Reserves, subject to consultation and agreement with
English Nature. The following criteria apply:—

(i) Sites should be of high intrinsic conservation value, or be important locally for formal
education and research, or be used widely by the public for informal enjoyment of nature.
Some sites may meet all three of these criteria.

(ii) Sites must either be owned or leased by the local authority and compulsory purchase
powers can be used, but reserves may be managed by agreement with other organisations or
the landowners. English Nature may support costs with grant aid, priority being given to
reserves in urban areas. The local authority must submit a management plan before
designation is confirmed.
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3.4.37 The creation of Local Nature Reserves gives valuable sites extra protection within the planning
system and ensures they are properly managed to maintain their value as a natural resource. It
also increases public awareness of nature conservation and the importance of protecting local
wildlife.

3.4.38 Many sites in Bristol meet the necessary criteria. The first four proposed are described below. All
are owned by the city council. These sites represent a range of habitat types across the city:-

(i) Troopers Hill - an acidic grassland site, identified as important for nature conservation.

(i) Stockwood Open Space - a diverse site of grassland and broadleaved woodland already
managed for wildlife by the Wildlife Trust for Bristol, Bath and Avon.

(iii) Lawrence Weston Moor -a very valuable wetland site, also managed by the Wildlife Trust.
(iv) Royate Hill Eastville —a disused railway embankment with regenerating woodland habitat.
The establishment of Local Nature Reserves on these sites is supported by English Nature.

NE7 Local Nature Reserves are proposed on the sites listed below and defined on the
Proposals Map:-

(i) Troopers Hill

(i) Stockwood Open Space
(iii) Lawrence Weston Moor
(iv) Royate Hill

Implementation: Management plans to be drawn up by Leisure Services officers in conjunction with
English Nature.

Protected Species

3.4.39 Over 100 species of plants and wild creatures currently receive special protection under the
Wildlife & Countryside Act 1981. The latest available list of protected animals and plants (which is
subject to periodic review), is published by the Department of the Environment. Local authorities
have powers to take action against anyone committing an offence under the Act. The Act also
contains provisions for protecting birds. There are other species of animals which receive
protection under separate legislation, including the badger, which is present in many parts of
Bristol.

3.4.40 Development, including the reconstruction and re-use of derelict buildings, can displace creatures
which either live on the site or use it, eg for foraging, roosting etc. On any site which may be
supporting wildlife protected under national legislation, a site survey should be carried out by an
expert on the relevant protected species. The survey should be a thorough investigation, with
recommendations on how to mitigate the effects of development if this can be allowed without
serious disruption to the creatures involved.

3.4.41 Failure to assess a site thoroughly can lead to serious problems if a protected species is present, and
could result in prosecution. The cost of a survey and any necessary conservation measures should
be met by the developer.

NE8 Development which would cause unacceptable harm to a species protected under
national legislation, or its habitat, will not be permitted unless the adverse effect
Is capable of being overcome by measures to be carried out prior to or during
development, as identified in a thorough site survey.

Implementation: Through development control and consultation procedures.

47 apoprTeED BRISTOL LOCAL PLAN DECEMBER 1997



48

Historic Landscapes

3.4.42 Bristol contains over 70 sites of significant historic landscape interest, ranging from important

domestic gardens to garden squares, municipal parks, grounds of public institutions and major
parkland estates. They have particular qualities, social significance or rarity value, and several were
designed by well known landscape gardeners. Eight sites are included in the English Heritage
Register of Parks and Gardens of Special Historic Interest. The former County Council in
conjunction with Avon Gardens Trust, a local charitable organisation, has compiled a local
Gazetteer of Historic Parks and Gardens in Avon (1991), which covers all currently known historic
amenity landscapes of County or national significance. The Bristol section of this Gazetteer,
showing English Heritage gradings where appropriate, appears as an Appendix to this Policy. The
Local Plan proposes the protection of these sites on the basis of the information in the Gazetteer
and the English Heritage Register. In the case of nationally important sites, the Proposals Map
shows the boundaries as defined by English Heritage.

3.4.43 However, English Heritage recognition does not give statutory protection and, although many

NE9

historic landscape sites are included in Conservation Areas or associated with Listed Buildings,
monuments or archaeological features, all historically important designed gardens or landscapes
are vulnerable to inappropriate development or treatment which may cause the loss of their
remaining features and their particular character or interest. Moreover, the mature landscapes of
long-established parks and gardens make a significant contribution to the character of many parts
of the city. Even where sites have become degraded, restoration is often possible (see Policy NE10).
It is therefore important to protect all known historic landscape sites from harmful development.

Historic parks and gardens and other designed landscapes of national and local
importance defined on the Proposals Map and described in the Appendix will be
protected. Development which would adversely affect the character or appearance
of historic landscapes and, in the case of nationally important sites, their settings,
will not be permitted.

Implementation: Development control, including consultation with English Heritage on registered
sites and with Avon Gardens Trust on all sites in the Appendix.

Landscape Restoration

3.4.44 Historic landscape sites require sensitive management and in some cases restoration treatment.

Several major historic landscapes in the city are in need of detailed restoration and conservation
management in order to preserve their value for the future. Whilst the city council has no direct
control over those sites which are not in its ownership, every effort will be made to encourage
landowners and voluntary organisations to undertake appropriate conservation measures to
ensure their continued survival. In some cases, development elsewhere on the site or on associated
land may provide the best means of securing restoration and long-term management of the
historic landscape area. In particular, the city council will give priority to promoting the
restoration and conservation of the following landscapes, which are considered to be in greatest
need of attention:—

(i) Stoke Park

(ii) Brentry House garden

(iii) Kingsweston House and grounds

(iv) Blaise Castle Estate

(v) Arno’s Vale Cemetery

(vi) Oldbury Court Estate, including the Frome Valley woods
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These sites are of archaeological importance (see Chapter 4: Built Environment: Policy B22). Where
sites are also of nature conservation importance, this should be taken into account in landscape
restoration proposals, except where requirements on sites of national historic interest dictate
otherwise, and no harm would be caused to a nationally protected species.

3.4.45 All of the above landscapes have suffered from varying degrees of abuse, neglect or insensitive

NE10

treatment over a considerable period. Some have been threatened by damaging development
proposals. Three — Stoke Park, Blaise and Oldbury Court, together with Ashton Court Estate,
which lies just outside the city boundary — have been the subjects of detailed historic surveys and
restoration plans, in which the city council has been a major partner with other authorities,
landowners, voluntary organisations or public agencies. Probably the most challenging project is
at Stoke Park, where a Restoration Masterplan for the whole of the undeveloped historic park,
including areas in the former Northavon District, was commissioned by the Stoke Park
Restoration Trust with financial support from Bristol City Council, the former Avon County
Council, the former Northavon District Council, Frenchay Health Authority and the Countryside
Commission. The Plan was approved by the city council in April 1992 as its policy for the area of
the historic landscape within Bristol. Full restoration of the Park is heavily dependent on private
sector involvement and monies from the redevelopment of Stoke Park Hospital which will close in
March 1997. Progress on the redevelopment of the hospital would also facilitate a contribution to
the Forest of Avon.

Development which conserves the integrity of and restores historic parks, gardens
and other designed landscapes of national and local importance will be permitted.
Priority will be given to pursuing restoration of the following historic landscapes
as defined on the Proposals Map:-
(i) Stoke Park
(ii) Brentry House garden
(i11) Kingsweston House grounds
(iv) Blaise Castle Estate
(v) Arnos Vale Cemetery
(vi) Oldbury Court Estate and Frome Valley

Implementation: The city council will work with landowners, conservation organisations and the
voluntary sector to draw up restoration programmes. Several sites in Bristol have
received grant-aid from organisations such as the Countryside Commission. Grade |
sites are dealt with directly by English Heritage.

New Development: Natural Environment Considerations

3.4.46 The integration of new buildings and their settings into the existing natural environment will

require sympathetic treatment. Proposals on undeveloped land, or involving expansion of the
built area of a site (but not householder applications), should have particular regard to the
relationship between the built elements of the scheme and semi-natural vegetation on and around
the site, including opportunities for enhancement. It is often possible to incorporate physical
features such as rock exposures into new development without harming their nature conservation
value. Where re-development of existing built-up sites is proposed, new green landscape can often
be created, or existing space enhanced. This should be an important consideration in the city
centre and inner areas which would especially benefit from a greener environment. Some
additional public benefits relating to open space and access provisions which may be achieved
through development proposals are covered in Policy NE12.
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3.4.47 Development need not always be detrimental to wildlife. Sympathetic design of new development can
have beneficial effects for nature conservation, particularly if open areas are planned as an integral part of
the development scheme and used to enhance or create suitable wildlife habitats. Similarly,
redevelopment can provide an opportunity to introduce wildlife to a site. This can bring the additional
benefit of creating an environment which is equally attractive to the people who see or use it. PPG9 states
that “attractive environments, where attention is given to nature conservation, are essential to social and
economic well-being. With careful planning and control, conservation and development can be compatible”.

3.4.48 The existing and potential nature conservation value of a site should be taken into account at the
earliest stage of development proposals. This is especially important on sites within or adjoining
the city’s wildlife network but should also be applied throughout the city to ensure that the value
of the natural environment as a whole can be maintained and, where possible, enhanced.
Landscape treatments and materials are discussed in Chapter 4: Built Environment: Policy B7.

NE11 In determining planning applications, account will be taken of the retention and
protection of existing natural features and habitats, and, where appropriate, the
benefits of new landscape treatment which:-

(i) Compensates for any unavoidable loss of existing features or habitats;

(if) Incorporates the greatest possible proportion of appropriate native
vegetation (unless special circumstances dictate otherwise);

(iii) Incorporates the maximum possible area of permeable ground surface;

(iv) Includes habitat features attractive to local wildlife species, (both in the
design of the buildings and the landscape elements);

(v) Respects the local landscape character;
(vi) Enhances the landscape quality of the site;
(vii) Is included in management plans for the whole site;

(viii) Is well integrated with the buildings and existing landscape features on and
surrounding the site.

Implementation: Normal development control procedures. In many cases, a site survey will be
essential to establish the importance of existing features, habitat value/potential and
which wildlife species are present. Developers will be required to take into account
current advice on good practice and to submit detailed landscape schemes,
including habitat creation/enhancement as appropriate. Planning Obligations may
be used to achieve compensation.

Open Space: Creation and Enhancement

3.4.49 Although the potential to create new public open space in a densely-developed urban environment
is clearly limited, some significant opportunities do exist, particularly to bring into public use
areas of undeveloped land on or near the outer edge of the city for various types of informal
recreation (consistent with Community Forest objectives), and to make public amenity spaces on
small, unused sites in the inner city and other largely built-up areas. Such sites may be capable of
accommodating outdoor uses which help meet the demand of local communities (eg for children’s
play facilities, nature gardens, quiet sitting areas, etc).

3.4.50 Development proposals may also provide opportunities for creating new, high quality open space
on the same site, which can be made available for public use, in addition to the normal amenity
requirements for users of the development. Particular regard should be paid to this matter where
proposals would cause a loss of existing greenspace, whether public or private (see Policy NE1).
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3.4.51 Sites suitable for new public open space will be identified in the Landscape, Open Space and
Recreation Strategy. Initial survey work has revealed one important opportunity:— a possible
linear park in and around the railway corridor between Horfield and Lockleaze, linked with the
provision of a greenway route leading northwards out of the city through this area (see Chapter 10:
Policy L3). Small sites in inner areas suitable for community open space have been identified in the
Easton Renewal Area Strategy and other opportunities are known to exist, eg in Barton Hill,
Hotwells and Clifton Wood. Sites in these areas and in other parts of the city lacking local public
open space of high amenity or recreational value will be subject to detailed proposals as resources
allow, but the city council will rely to a large extent on a partnership approach with community
groups and other agencies for implementation. In a few cases, small scale development on part of
a site may provide the best means of securing the remaining area as open space for community
benefit (and can be consistent with the aims of Policy NE1).

3.4.52 Bristol’s urban fringe continues to face pressures and problems typical of land on urban/rural
margins. The poor quality of many parts of the city’s urban fringe environment, coupled with a
lack of public access and appropriate recreational opportunities, was recognised in the late 1970s,
and a series of projects was subsequently set up to achieve improvements to a total of seven urban
fringe areas around the city through reclamation of tipped land, landscape restoration,
countryside management tasks and improved access, particularly on land in public ownership.
Considerable improvements were achieved throughout the 1980s, but work at several sites
continues, and further enhancement is planned or taking place (eg at Lawrence Weston) to achieve
many of the original long-term objectives.

3.4.53 Whilst the city council’s resources are extremely limited, the Community Forest initiative may
offer a valuable opportunity to realise the full potential of these areas for public recreation as they
lie close to several of the city’s outer housing estates. In particular, Structure Plan policy recognises
the need for major landscape enhancement in the Avonmouth/Severnside industrial area and on
the southern and south-eastern fringes of the city. The Community Forest Plan includes proposals
for these areas, and will help to implement long-standing policies of the city council (see also
Chapter 10: Leisure: Policy L6 on the promotion of sites for outdoor recreation).

3.4.54 Despite Bristol’s heritage of high quality open spaces, the enjoyment of many of them by the
public could be significantly enhanced by improvements to access and on-site facilities and by
changes in their management. Moreover, large areas of public open space, including some
neighbourhood parks, are in need of detailed landscape treatment and other improvements to
bring them up to an equivalent or appropriate level of amenity, depending on their character and
type of use. Some sites, particularly amenity areas in housing estates, are already being targeted for
improvement, involving the city council and other agencies. Many open spaces could be improved
in nature conservation terms by changes in management and the creation of new habitats. Others
require a much greater level of investment. Proposals for the city’s Heritage Estates are being
drawn up by the Director of Leisure Services (see also Policy NE10). Development proposals
elsewhere may provide opportunities to enhance neighbouring open spaces as an alternative to, or
complementary to, on-site provision. Contributions to open space improvements would bring
additional benefits to users or occupiers of the development, as well as users of the existing open
space. The Leisure Services Strategies, together with the Community Forest Plan, will help to
identify appropriate opportunities (see also NE3).

3.4.55 Management of the city council’s own land is already increasingly aimed at nature conservation,
and it is intended that this should be further encouraged and put into practice through
specification, as appropriate, in maintenance contracts. Management policies for the city council’s
woodlands and open spaces should be drawn up and reviewed with nature conservation as a major
objective, in line with public expectations and concerns which have been widely expressed in
recent years. The interests of nature conservation, landscape treatment, public amenity and
commercial concerns will need to be carefully balanced, with a firm emphasis on conserving and
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enhancing the natural environment. Community and voluntary sector initiatives and other
sources of financial support will be of vital importance in putting greenspace enhancement
schemes into practice, bearing in mind the city council’s limited resources.

NE12 In determining planning applications, account will be taken of the benefits of
creating new or enhancing existing open spaces, particularly in the urban fringe,
outer housing estates and inner city areas lacking publicly accessible open space of
high amenity, landscape or recreational value, or nature conservation interest.
Implementation: By the Leisure Services Directorate and through the involvement of public, private

and voluntary sector agencies and local community initiatives. Also through

development control, including the use of Planning Obligations or other
agreements related to developments.

Green Belt: Boundary
3.4.56 Green Belts have five purposes:—
(i) To check the unrestricted sprawl of large, built-up areas.
(ii) To assist in safeguarding the countryside from encroachment.
(iii) To prevent neighbouring towns from merging into one another.
(iv) To preserve the setting and special character of historic towns.
(v) To assist in urban regeneration by encouraging the recycling of derelict and other urban land.

3.4.57 In Bristol, the Green Belt is important in maintaining a clear distinction between the built-up
areas of the city and the open countryside beyond. PPG 2 explains that Green Belts have a positive
role in providing access to open countryside for the urban population, either for active outdoor
sports or for passive recreation. The city council’s long-established policies for urban fringe open
space and outdoor leisure activities accord with this and with the strict control of development in
the Green Belt, by seeking to manage and enhance the undeveloped land on the edge of the city as
amenity countryside and by promoting access to the countryside around Bristol through the
development of ‘greenways’ and other initiatives (see Policy NE12, and Chapter 10: Leisure: Policy
L6). This approach is embraced by the Community Forest concept (3.4.15-3.4.18).

3.4.58 Once determined, Green Belt boundaries are intended to remain fixed unless there are exceptional
reasons for alteration; similarly development control policies in the Green Belt should be constant.

3.4.59 The Green Belt around Bristol was defined in the South West Avon Green Belt Local Plan which was
adopted in December 1988. With the exception of land at Stoke Park/Purdown, the proposed
inclusion of which was not supported by the Structure Plan, the city council does not believe that any
further changes have become necessary, and that the current boundary should remain unchanged.
Therefore, the existing Green Belt boundary, as shown on the Proposals Map, is adopted.

NE13 An inner boundary for the Green Belt in Bristol is defined on the Proposals Map
so as to follow generally the limits of the existing development.

Implementation: Through development control.

Green Belt: Development Control

3.4.60 The relationship of the Green Belt to the urban edge of Bristol and the attractive, rural character
of much of the Green Belt land, particularly around the south of the city, make stringent
development control policies all the more important. It is acknowledged that landscape quality
and rural character are not material considerations in Green Belt designation or protection, but it
should be recognised that a lack of firm development control policies directly related to Green Belt
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designation on the edge of Bristol could result in a steady urbanisation of visually attractive
countryside, much of which is still remarkably rural in character despite its proximity to city
suburbs. This is largely due to geographical factors and transportation policies, and the likely
effects of future transport policy in particular will need to be weighed carefully against Green Belt
and other objectives.

3.4.61 As a large urban area with considerable pressures for development, Bristol’s circumstances differ
greatly from those of rural settlements in the Green Belt. These pressures come not only from
outward expansion of the city by large-scale developments, but also from demands made on Green
Belt land and its existing buildings for new or more intensive uses. Developments which intensify
the use of land or buildings in the countryside may often be accommodated without harming the
rural character or creating an obtrusively urban environment; but similar proposals on the edge of
Bristol can have a significant impact because of the proximity of the built-up area, producing the
same effect as urban expansion.

3.4.62 The following policy, incorporating existing Structure Plan policy, continues to protect the
essential open character of Bristol’s Green Belt while recognising its increasingly important role in
providing for recreational activities in the countryside. However, as urban pressures increase and
recreational facilities become more accessible and more popular, there is a real danger that urban
fringe green belt areas will become urban in character rather than green, particularly as a result of
car-orientated leisure uses. Skilful design and control of any development which may be
considered appropriate in the Green Belt is therefore essential to maintain its rural appearance.
PPG2 makes it clear that there is a presumption against inappropriate development in the Green
Belt.

NE14 (1) The open character of the Green Belt will be protected.

(I1) Within the Green Belt, the construction of new buildings will not be
permitted, except in very special circumstances, unless it is for the purposes
of:— agriculture, forestry, essential facilities for outdoor sport and outdoor
recreation, cemeteries, other uses of land which preserve the openness of the
Green Belt and do not conflict with the purposes of including land in it; and
for limited extension, alteration or replacement of existing dwellings,
provided that any such development does not have any materially greater
impact on the openness of the Green Belt.

(111) Changes of use of existing buildings in the Green Belt will be permitted,
provided that:-

(i) The new use and other changes associated with it, including limited
extension and/or external alteration or replacement floorspace, will not
have a materially greater impact on the openness of the Green Belt than
the existing use.

(i1) The new use will not conflict with the purposes of including land in the
Green Belt.

(iii) The building is of permanent and substantial construction and its form,
bulk and general design are in keeping with its surroundings.

(1V) Engineering and other operations and changes of use of land in the Green
Belt will not be permitted unless they maintain openness and do not conflict
with the purposes of including land in the Green Belt.

Implementation: Through normal development control procedures.
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ScHEDULE To PoLicy NE5

SITES OF NATURE CONSERVATION INTEREST - OCTOBER 1994

The following is the latest list of all SNCIs in Bristol, including site numbers used in Appendix 2 of
the Greater Bristol Nature Conservation Strategy 1991, where these correspond in whole or part to
the revised designations.

SITE MAP REFERENCE
Airport Road (GBNCS 1) ST 594 693

Arnos Vale Cemetery (GBNCS 3) ST 607 714

Boiling Wells (GBNCS 4) ST 603 754

Ashton Court Estate (GBNCS 124) ST 559 716

Ashton Vale Fields ST 562 705

River Avon ST 523 764-ST 635 707
Avon Gorge (GBNCS 5) ST 558 748-ST 566 729
Avonmouth Railway Sidings (GBNCS 6) ST 518 797

Avonmouth Sewage Works and Hoar Gout (GBNCS 7, 44) ST 530 798

Badocks Wood (GBNCS 10) ST 580 777

Bamfield and Briery Leaze Road (GBNCS 11) ST 601 680

Birch Wood (GBNCS 13) ST 626 721
Blackswarth Road Wood (GBNCS 8) ST 623 733

Blaise Castle Estate (GBNCS 9, 14, 45, 50, 77) ST 555 782

Bower Ashton Mineral Railway (disused) (GBNCS 19) ST 568 702-ST 566 724
Brandon Hill (GBNCS 15) ST 579 727

Brentry Meadows and Woodland (GBNCS 16) ST 577788

Brislington Meadows (GBNCS 17) ST 625 708

Callington Road Allotments ST 613 704

Castle Park (GBNCS 18) ST 592 731

Clifton and Durdham Downs (GBNCS 20,33) ST 570 750

Clifton Wood (GBNCS 21) ST 574 726

Colliter’s Brook (GBNCS 22) ST 563 698

Conham Vale and Dundridge Farm Woodland (GBNCS 23, 30) ST 631 723

Coombe Brook Valley (GBNCS 24) ST 632 747

Crabtree Slipwood (GBNCS 25) ST 744 767

Crews Hole Woodland (GBNCS 27) ST 627 732

Crox Bottom (GBNCS 28) ST 581 688

East Dundry Slopes (GBNCS 32, 40) ST 568 674-ST 600 671
Easton-Staple Hill Disused Railway (GBNCS 29) ST 604 733-ST 644 757
Eastwood Farm (GBNCS 34) ST 632 717

East Wood and Fox’s Wood (GBNCS 35) ST 633 712

Feeder Side (GBNCS 36) ST 599 723-ST 617 727

apoprTeD BRISTOL LOCAL PLAN DECEMBER 1997



55

SITE

MAP REFERENCE

Filton Golf Course (GBNCS 37)

Glyn Vale (GBNCS 38)

Greenhill Plantation (GBNCS 39)

Hawkfield Meadows (GBNCS 41)

Henbury Golf Course (GBNCS 42)

Henleaze Lake

Highridge Common (GBNCS 43)

Knowle Golf Course (GBNCS 46)

Lamplighter’s Marsh (GBNCS 48)

Lawrence Weston Moor (GBNCS 49)

Fields above Lawrence Weston Moor

Lawrence Weston Road Rhine

The Lido (GBNCS 2)

Fields along M5, Hallen

Magpie Bottom (GBNCS 51)

Malago Valley (GBNCS 52)

Moorgrove Wood and Fields (GBNCS 54,78)
Moorhouse Farm Rhine

Muller Road-Bonnington Walk railway corridor (two sites)
Narroways Junction (GBNCS 55)

Novers Common (GBNCS 56)

Oldbury Court Estate and Frome Valley (GBNCS 57)
Penpole Wood and Quarry (GBNCS 58, 59)
Phoenix Wharf (GBNCS 60)

Pigeonhouse Stream and adjacent Meadows (GBNCS 53)
Quarry Steps, Durdham Down

Redcliffe Caves (GBNCS 61)

Rodbourn Gout (GBNCS 62)

Royate Hill (GBNCS 29)

St Anne’s Valley (GBNCS 72)

St Anne’s Wood (GBNCS 73)

Salt Rhine and Moorhouse Rhine

Sea Mills Wood (GBNCS 63)

Severn Estuary (GBNCS 64)

Sheep Wood (GBNCS 66)

Shirehampton Park Golf Course (GBNCS 67)

Sneyd Park (GBNCS 68)

Stockwood Open Space (GBNCS 69)

Stoke Park (GBNCS 70) (including land at South Hayes)
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ST 593 795

ST 593 704

ST 551 784

ST 595 679

ST 563 778

ST 582 775

ST 564 684

ST 620 696

ST 523 767

ST 547 893

ST 553 791

ST 540 793

ST 625 752

ST 546 794

ST 640 729

ST 575 694

ST 555 789

ST 544 801

ST 602 760-606 775
ST 600 750

ST 586 703

ST 613 756-ST 643 773
ST 536 773

ST 589 724

ST 582 695

ST 573 747

ST 589 723

ST 537 807

ST 618 748

ST 622 718

ST 622 725

ST 528 809-ST 545 792
ST 555 759

ST 495 781-ST 535 830
ST 570 784

ST 542 770

ST 553 754

ST 625 692

ST 612 765
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Strawberry Lane and Malago Fields (GBNCS 32) ST 562 673
Sturminster Road (GBNCS 71) ST 615 685
Thirty Acre Woodland (GBNCS 74) ST 546 779
Three Acre Covert and Portway Gardens (GBNCS 75) ST 547 765
Troopers Hill (GBNCS 76) ST 628 731
Trym Valley (GBNCS 77) ST 554 767
The Tump ST 539 777
Wedmore Vale ST 596 705
Wills Hall Field, Stoke Bishop ST 568 758

APPENDIX TO PoLicy NE9

HISTORIC PARKS AND GARDENS

The following is a list of all sites in the Bristol section of the Gazetteer of Historic Parks and
Gardens in the County of Avon (1991), indicating those which appear in the National English
Heritage Register. For full descriptions, refer to the latest edition of the Gazetteer.

56

ENGLISH

SUMMARISED HERITAGE
SITE Map REF  DESCRIPTION REGISTER
Ashton Court ST559 716  (Mainly outside city boundary) —
Arlington Villas, Clifton ST 575737  Communal garden mid C19 —
Arno’s Court, ST 612 715  Remains of mid C18 landscape —
Brislington park for William Reeve
Arno’s Vale ST 607 715  Garden cemetery 1837, later Grade Il
Cemetery extended. Arcadian layout with

serpentine walks on steep site
Bellevue, ST 576 729 Communal garden east and west —
Clifton 1789—early C19 on steep slope
Berkeley Sq, ST578 732 Communal garden 1787 by —
Clifton Thomas Paty on sloping site
Bishop’s House, ST 574729  Garden to first major house —
Clifton in Clifton
Bishop’s Knoll, ST 555754  Remains of C19 garden —
Sneyd Park
Bishopsworth Manor, ST 570 680  Garden on early C18 formal —
Bishopsworth garden
Blaise Castle, ST 56 78 C18 picturesque landscape Grade II*
Henbury park by Humphry Repton 1795
Blaise Hamlet, ST 559 788  Picturesque village by John Nash Grade II*
Henbury with George and John Adey Repton
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ENGLISH

SUMMARISED HERITAGE
SITE Map REF  DESCRIPTION REGISTER
Brandon Hill, ST576 729  Bristol’s earliest public park, —
City Centre granted to Corporation 1174

by Robert Earl of Gloucester
Brentry Hospital, ST 576 787  Landscape park 1802 by Humphry Grade I
Westbury-on-Trym Repton for William Payne, extended

¢1817-25 for John Cave
Brislington House, ST 633703  C19 landscape garden to former —
Brislington private asylum in the style of

classical mansion
Bristol ST 582 738  Hospital garden 1926-27 in memory —
Homeopathic of Harold Edgar Melville Wills (d.1925)
Hospital, Cotham
Bristol Grammar ST 582 737  C19 school grounds on site of late —
School, C18 Tyndall’s Park to Royal Fort House
Tyndall’s Park
Bristol Zoological ST 568 740  Zoological garden 1835 by Richard —
Garden, Clifton Forest of Millers Nursery
Brunswick Square, ST 593 737  Communal garden 1788, —
City Centre altered 1953-54
Canford Park, ST 567 773 Municipal Park 1874 bought from —
Westbury-on-Trym Rev HA Daniel by Clifton Urban

Sanitary Society
Canynge Square, ST 568 736 Communal garden early C19 —
Clifton
Castle Park, City Centre ST 593 732 Municipal park on site of Bristol Castle —
Clifton College, Clifton ST 570 738  C19 school grounds —
Clifton Down and ST57 75 Municipal open space 1861 on —
Durdham Down, traditional site: extensive field
Clifton archaeology, especially lead working

and quarries
Clifton Hill House, ST575729  Semi-formal garden 1747, layout intact — —
Clifton
Council House, ST 584 727  Cathedral Green leased to Bristol —
College Green, Corporation 1894, laid out 1950-54 by
City Centre city council as foreground to Council

House
Colston’s School, ST 615758  School grounds on C18 parkland —
Stapleton
Cornwallis Crescent, ST 568 728  Communal garden 1790-1827 bisected  —
Clifton by public footpath on steep slope
Cornwallis House ST 735570  Communal garden formerly garden of —

& Grove House, Clifton
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ENGLISH

SUMMARISED HERITAGE
SITE MAP REF DESCRIPTION REGISTER
Cote, Clifton ST570761  Early C19 garden, now partly built over, —
on early C18 site
Cotham Gardens,
Cotham
See Redland Court
Dowry Square, ST572726  Communal garden 1721 by George Tully ——
Hotwells
Durdham Down,
Clifton
See Clifton Down
and Durdham Down
Eastville Park, ST 615753  Municipal park 1889-94 on estate land ~ —
Eastville of Heath House (qv) and Ridgeway
House (demolished)
Fishponds Park, ST 634 758  Municipal park by Stapleton Urban —
Fishponds District Council 1887-88 on site
contiguous with St Mary’s Churchyard
Fremantle Square, ST590 741  Communal garden 1840s, owned by —
Kingsdown Bristol City Council since 1952
Friends Garden for ST 590 723 Enclosed sheltered garden 1954-550n  —
the Blind, Redcliffe site of Quaker Friends Burial Ground 1665
Gaunt’s Ham Park, ST 607 733 Municipal park 1888-91 —
Barton Hill
Glenside Hospital ST 652 763  Grounds of two contiguous hospitals: —
& Manor Park C19 parkland with mature specimen
Hospital, Stapleton trees
Goldney House, ST572728  Semi-formal town garden 1732-1768 Grade II*
Clifton by Thomas Goldney, partly built over
1969 for Bristol University residential
blocks
Greenbank Cemetery, ST 617 746 C19 garden cemetery: Arcadian —
Greenbank landscape with mature trees and
winding walks
Greville Smyth Park ST 570 717  Municipal park 1883 on land donated —
by Greville and Lady Smyth
Grove House, Clifton
See Cornwallis House
Grove Park, Redland
See Redland Court
Heath House, ST 607 757  C18 walled garden within larger walled — —

Stapleton
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ENGLISH

SUMMARISED HERITAGE
SITE MAP REF DESCRIPTION REGISTER
The Holmes, ST 566 757  Naturalistic garden and plant collection — —
Henleaze 1872 by Hiatt Cowles Baker
Holmwood House, ST577 775  Edwardian garden by Dr Stanley Badock —
Westbury-on-Trym 1905-10, partly built over
King’s Square, ST 589736  Communal garden 1755
City Centre
Kingsweston House, ST 543775  C18 landscape park, partly built over, Grade I
Shirehampton on C17 formal layout
Manor Park, Stapleton
See Glenside Hospital
& Manor Park Hospital
Mina Road Park, ST 601 744  Municipal park 1884-90 C18 landscape ~ —
Oldbury Court, park on C16/C17 royal forest site. Grade I
Fishponds Improved ¢1800 by Humphry Repton for
Thomas Graeme; municipal park
since 1937
Park Place, ST 577 734 Communal garden early C19, —
Clifton municipally owned since 1953
Perrett Park, ST 600 713 Municipal park ¢1900 —
Knowle
The Polygon, ST571727  Communal garden 1790-1820 —
Clifton comprising small private gardens and
shared area
Portland Square ST 595737  Communal garden in Georgian square —
1790 by Daniel Hague
Purdown Hospital, ST 614 761  Hospital grounds on C18 landscape park, —
Stapleton formerly Stapleton Grove and Stapleton
Park, now substantially built over
Queen Square, ST 587 725  Public communal garden 1700 —
City Centre
Redland Court, ST 584 748  Remnants of C18 landscape park —
Redland, including substantially built over from mid to
Cotham Gardens, late C19, 1732-35 for John Cossins,
Grove Park, on site of C17 Court with walled
Redland Green and terraced formal gardens
Redland Green
See Redland Court
Red Lodge, ST 584 732 Reconstruction of Tudor privy gardenon  —
Clifton remaining one of formerly eight walled
gardens of The Great House 1589 for
Sir John Yonge on site of Colston Hall
Royal Fort House ST 584 734  Informal garden on site of Windmill Fort ——

Tyndall’s Park
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Royal York Crescent,
Clifton

St Agnes Park,
St Paul’s

St Andrew’s Park,
St Andrew’s

St George’s Park,
St George

St James’ Park,
City Centre

St Matthias
College, Fishponds

St Matthias Park,
City Centre

Saville Place, Clifton

Somerset Square,
Redcliffe

Southmead Manor,
Westbury-on-Trym

Sparke Evans Park,
St Philip’s Marsh

Stoke Park,
Stapleton

Victoria Park,
Bedminster

Victoria Square,
Clifton

Vine House,
Henbury

Vyvyan Terrace, Clifton

West Mall, Clifton

Windmill Hill,
Bedminster

See Victoria Park
Worcester Terrace,
Clifton
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ST 568 729

ST 598 742

ST 593 751

ST 6520 738

ST 588 735

ST 634 763

ST 597 734

ST 573 729
ST 592 721

ST 582 774

ST 610 720

ST 623 775

ST 594 715

ST 575 735

ST 563 788

ST 573 735
ST 567 737

ST 573 736

Communal garden 1790-1815 on
different levels of steep slope

Municipal park 1884

Municipal park 1890-95

Municipal park by St George Local

Board late C19

Municipal park 1825, layout altered —
1949-50, on site of ‘retreat’ with paths

of levelled tombstones, formerly St James*
Churchyard, Bristol’s oldest church

Semi-formal gardens

Municipal park 1884

Communal garden 1789-1838
Former communal garden 1756 to

surrounding Georgian houses (now gone)
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CHAPTER 4
THE BUILT ENVIRONMENT

“TO RECOGNISE THE QUALITY AND SPECIAL CHARACTER OF DIFFERENT
PARTS OF BRISTOL AND WELCOME NEW DEVELOPMENT THAT IMPROVES THE
EXISTING ENVIRONMENT THROUGH GOOD URBAN DESIGN”
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4.1 INTRODUCTION

4.1.1 This Plan intends to promote a well designed, co-ordinated and maintained built environment
that will positively reflect the city’s culture and traditions; remind us of its past; accommodate the
needs of all its population in terms of places to live, work and enjoy; and raise the quality of life
and feelings of well-being for those who experience it.

4.1.2 Bristol is an outstanding historic city, originally based on its commercial importance within the
South West as a seaport and world trading centre. Its role has changed many times over the
centuries, leaving a rich mosaic of places and buildings set within a dramatic topography.

4.1.3 This historical context contributes greatly towards the city’s overall townscape quality and
character. For centuries Bristol’s built character evolved as successive generations developed and
redeveloped on the street patterns and plots of the past, and extended the city boundaries in a way
that blended the architectural style of the time with local building traditions and materials. Of
particular significance within the existing context are the grand Georgian residential
developments, the Victorian suburbs and industrial heritage, the impressive civic Edwardian
contributions, and the extensive areas of interwar public housing that reflect the values and ideas
of the Garden City Movement.

4.1.4 In the Post War period specific areas of poor quality housing were targeted for clearance and
replacement. The resulting townscape was largely unsympathetic to Bristol’s traditions and context.
In the last quarter of this century there has been a re-evaluation of the vital importance of Bristol’s
environment. Initially this came about from an awareness of the needless loss of historic buildings
and areas. It led to a major programme of conservation and refurbishment in the Central Area.

4.1.5 Since 1977 the city council, in conjunction with English Heritage, have invested considerable sums
of money in conserving Bristol’s historic fabric. This joint initiative, actively involving amenity
and conservation groups, has been extremely successful both in stimulating private investment in
derelict run-down inner city areas and in providing Bristol people with an appreciation of their
city’s wealth of historic buildings.

4.1.6 The increasing awareness of the importance of local historic context led to the designation of
major areas of the city as Conservation Areas. The lessons learnt within Conservation Areas have
broadened to a wider reassessment of urban design values applicable over the whole of the city.
This Plan seeks to ensure that new developments respond to the qualities and character that need
to be built upon in any urban area to create a successful and distinctive local built environment.

4.2 POLICY CONTEXT

4.2.1 The Town and Country Planning Act 1990, together with the Planning (Listed Buildings and
Conservation Areas) Act 1990, provide powers for the designation, protection and enhancement of
Conservation Areas, the preservation of Listed Buildings, and the making of tree preservation
orders. Furthermore, the Disabled Persons Act 1981 makes issues of accessibility material
considerations in assessing planning applications.

4.2.2 Central government advice in the form of Planning Policy Guidance Notes have defined a role for
local planning authorities in the area of aesthetic control. PPG1 General Policy and Principles
(Annex A) outlines the role of local planning authorities concerning broad design issues, and
including relationship to surroundings, access, layout, scale, density, height, massing, crime
prevention and the promotion of good design. PPG12 Development Plans and Regional Planning
Guidance (1992) highlights the importance of policies concerning the improvement of the
physical environment within the scope and extent of local plans. PPG15 Planning and Historic
Environment (1994) provides a full statement of Government policies for the identification and
protection of historic buildings, Conservation Areas, and other elements of the historic
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environment. More specific issues having design implications are raised in PPG13 Highway
Considerations in Development Control (1988), PPG16 Archaeology and Planning (1990) and
PPG19 Outdoor Advertisement Control (1992).

4.2.3 The Avon County Structure Plan sets out strategic policies for the built environment. In particular,
Structure Plan policies BE1 to BE4 relate to the encouragement of high standards of design in new
developments, and the protection and enhancement of Conservation Areas, Listed Buildings and
sites, structures and areas of archaeological significance.

4.2.4 The city council’s policies for the built environment have been brought together in this Plan.
Further information and related design guidance prepared by the city council can be found in
separately published documents. These include the Conservation Area Enhancement Statements,
the Residential Guidelines, and Policy Advice Notes relating to accessibility, safety and security,
public art, house extensions and alterations, shopfronts, archaeology, and off-street parking in
Conservation Areas.

4.3 OBJECTIVES

4.3.1 To reinforce the attractive and varied qualities of Bristol’s built environment in order to create a
positive image and identity for the city and enhance the quality of life for its inhabitants.

4.3.2 To promote development and investment in the built environment for areas of the city which will
benefit most from such action.

4.3.3 To secure a high standard of design for all development, ensuring that it is sympathetically integrated
within the local and city context and respects principal views across the city.

4.3.4 To remove unnecessary barriers both to movement within, and the enjoyment of, the built
environment by all Bristol people and visitors.

4.3.5 To promote an environment which is accessible, safe and attractive at all times of day and night.

4.3.6 To promote a quality of new development which enhances the environment generally and meets the
‘green’ agenda described in Chapter 2: Management of the Environment: 2.1.1-2.1.4.

4.3.7 To raise public awareness and values in respect of existing buildings, structures, public spaces and

other townscape features and the benefits flowing from Public Art which contribute towards the
identity and character of Bristol.

4.3.8 To preserve or enhance the character and appearance of Conservation Areas and other areas of special
interest and character.

4.3.9 To protect and safeguard buildings and structures of architectural or historic interest together with
their settings.

4.3.10 To identify, protect and manage sites of archaeological interest.

4.4 POLICIES

Development: Design Criteria and Guidance

4.4.1 One of the aims of the Bristol Local Plan is to ensure that good quality design is given a high
priority. In order to achieve this successfully, the city council will pursue, through negotiation and
publication of supplementary guidance, a high standard of design in all new buildings and
alterations to existing buildings. Policy B1, together with subsequent policies, outlines the broad
principles and issues that will be taken into account in determining applications. Policies
contained within Chapter 2 ‘Management of the Environment’ should also be considered with
regard to the design of buildings.

apoprTeED BRISTOL LOCAL PLAN DECEMBER 1997



64

4.4.2 The design principles are developed further as supplementary planning guidance in the form of
‘Policy Advice Notes’ and ‘Site Briefs’ which offer design guidance and seek to clarify the
expectations of the city council. In setting out criteria and offering guidance, the city council does
not intend to establish rigid design principles, or to stifle architectural or artistic expression. It
does, however, propose to safeguard basic amenity standards, while at the same time promoting
sensitive design which respects and contributes to its surroundings.

B1 Indetermining applications, account will be taken of the following design issues:—

(i) The local context
(i) Accessibility
(iii) Safety and security
(iv) Layout and form
(v) Building exteriors and elevations
(vi) Landscape treatment and environmental works
(vii) Environmental impact

Implementation: By use of planning guidance in the process of Development Control. Additional
guidance may be produced as necessary.

Development: Local Context

4.4.3 In order successfully to integrate new development into the environment, it is necessary to have a
knowledge and understanding of its local context, ie the visual and functional characteristics of
that area. Bristol is not a city of uniform character. It is made up of areas which have distinct
identities. Such character is derived from the uses: the height, scale, bulk and design of buildings;
colour, materials and texture; topography; landscape; and landmarks.

4.4.4 In an established urban area such as Bristol, it is likely that large development sites will either abut
older areas of specific character, or involve the redevelopment of an area with its own traditions of
built form. In either case, there is a local context which the designer needs to respond to in order
to achieve a degree of integration and thus reinforce local identity.

SCALE OF IMPORTANT CHARACTERISTICS OF

DEVELOPMENT LocAL CONTEXT

Estate/Large Site Density, open space, long distance views, road layout.

Street Plot size, building heights, landscape treatment.

Infill Building organisation, rhythms, roof form, materials (general).
Extension Detailed form and materials, details of roof covering, window and door

details, architectural mouldings.

Figure 4.1: Local context

4.4.5 The important contextual characteristics depend on the scale of development intended and the level of
integration required. More extensive proposals need to have regard to local context in a different way
to single infill development where, for example, there is a need to respond to the street in which it is
located and within which it will be seen as a part. Figure 4.1 outlines the types of characteristic which
should be addressed, in terms of a response to the local context, by different scales of development.

4.4.6 Not all new developments should be designed as individual set pieces. In townscape terms,
buildings may be categorised as either ‘background’ or ‘landmark’ buildings. Cities are composed
predominantly of ‘background’ buildings which are designed to conform to the scale, rhythms and

apoprTeED BRISTOL LOCAL PLAN DECEMBER 1997



65

materials of adjacent buildings, but which work together in combination to define spaces of a
certain character and make a rich and interesting urban townscape.

4.4.7 If ‘landmark’ buildings are to contribute to local distinctiveness and function effectively as
pointers to guide people around the city, their numbers should be limited and they must be
deliberately located within the townscape. ‘Landmark’ buildings will be most appropriate at
important junctions as a focus to a specific view, or to highlight a building of a specific use.

4.4.8 Local identity is often achieved by accommodating views to natural or man made features. This is
especially true in Bristol where the topography enables extensive views across the city or out to the
surrounding countryside. New developments should not be allowed to block important views, or
to loom behind features and mar their backcloth. In this context the protection of skylines and
distant ridges is particularly important. Opportunities may exist to enhance views by using new
development to frame them thus creating vistas and focusing attention on important landmarks.

4.4.9 The re-use of material from demolition work carried out in the process of redevelopment will also
be encouraged and negotiated by the city council in the interests of maintaining local character
and identity within new proposals.

B2 Development should be designed with regard to the local context. Proposals
which would cause unacceptable harm to the character and/or appearance of an
area, or to the visual impact of historic buildings, views or landmarks, will not be
permitted. In determining applications account will be taken of the following:-

(i) The existing landforms and natural features.

(if) The scale and proportion of existing buildings, building lines and heights
within the street scene;

(ili) The detailed design of the existing buildings where ancillary buildings,
extensions and alterations are proposed,;

(iv) The retention and enhancement of existing urban spaces, traditional local
materials and townscape or historical features which contribute to the
character of an area. The creation of townscape features should be
considered in relation to their surroundings.

Implementation: Through the preparation of Site Briefs where appropriate and the Development
Control process.

Development: Accessibility

4.4.10 There are two major design issues related to public access which any new development should
address. First, consideration should be given to access as it concerns public routes and spaces on
the edges or within a development site. Second, there is the issue of the use of buildings and their
immediate surrounding by disabled people.

4.4.11 One of the ingredients in a good quality environment is the choice of safe and convenient public routes
(non-vehicular) through it to streets, spaces, facilities and amenities. In assessing the permeability of an
area applicants should be aware of desirable public routes through or around sites, and take opportunities
to provide safe, attractive routes especially where they can contribute to the wider aspirations of
greenways, cycleways or footpath systems. Any proposal which would result in the complete loss of a
public route will be unacceptable unless a satisfactory alternative, linked to existing facilities and
adjoining public spaces, can be provided. Care should be taken to avoid creating routes which are
segregated from their surroundings and secluded as they are likely to be unsafe and prone to vandalism.
In determining applications, the benefits of providing new routes and linkages will be taken into account.
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School School

Housing

A permeable environment allows convenient access to local facilities
Figure 4.2: Permeability

4.4.12 The city council will encourage satisfactory provision for full and appropriate access arrangements
for disabled people. It should be noted that the term ‘disabled’ can cover a wide range of
conditions and can include people who use wheelchairs, those with heart or respiratory
conditions, rheumatism and arthritis, impaired sight or hearing, or mental impairments, with the
degree of incapacity ranging from slight to very severe. If we further consider those individuals
who are temporarily impaired by accident or ill health, together with pregnant women, elderly
people and those with young children and pushchairs, the scale of disadvantage created by
inconsiderate design can be better appreciated. Further information and detailed design guidance
can be found in Policy Advice Note 11 ‘Creating an Accessible Environment’.

B3  (I) Development should incorporate the retention or provision of important routes
and linkages which contribute to the permeability of an area. Development
which results in the unacceptable loss of existing links will not be permitted.

(1) Material alterations to publicly accessible buildings and new site layouts will
be permitted where they accommodate access and facilities for disabled
people. In determining applications, account will be taken of the
relationship of the proposed development with car parking and public
transport facilities, clear delineation of routes and unencumbered entrances
and circulation. In the case of refurbishments, access for disabled people
should be provided unless practical considerations dictate otherwise.

Implementation: By use of Policy Advice Note 11: ‘Creating an Accessible Environment’ and through
the Development Control process.

Development: Safety and Security

4.4.13 Within an urban environment such as Bristol, city life can hold a number of dangers for its
inhabitants. Planners and designers should be aware of such dangers and aim to help create
environments that are safe, secure and free from unnecessary hazards. Such dangers may be
categorised within two main areas:—

(i) Accidents caused by physical hazards.
(ii) Situations as a result of criminal activity.
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Further information and detailed design guidance will be contained in Policy Advice Note 14 —
‘Safety and Security’.

B4 Developments should aim to provide safe and secure environments. In
determining applications account will be taken of the following:—

(i) Traffic conflicts between vehicles, pedestrians and cyclists.
(i) Surface treatments and the location of street furniture.

(iii) Safe and secure public routes which seek to minimise both actual and
perceived opportunities for criminal activity.

(iv) Opportunities for self-policing and surveillance.
Implementation: By negotiation in the Development Control process

Development: Layout and Form

4.4.14 Successful developments which respond to local context, safeguard amenity and help to create a
built environment which is attractive and popular, are derived at an initial stage from an
appropriate layout and form.

4.4.15 There are a number of established principles associated with layout and form which help to create
successful environments. Most relevant to urban areas is the way in which buildings, together with
appropriate landscape treatments, define the perimeters of streets, squares, alleys and courts. In all
cases the layout and form of new development should clearly define areas of public and private use.

4.4.16 Layout, in terms of having regard to established building lines, is an important concept within the
urban environment, and one that helps to reinforce the edge of public spaces. Variations to the
building line should only be used where they can denote important or public buildings, create well
defined spaces that are both usable and pedestrian friendly, or where they serve a townscape
function such as marking a junction or a particular view.

4.4.17 In order to provide an interesting and stimulating city environment, development should create
streets and spaces varied in character. Contrast, variety and identity can be achieved by varying
enclosure, scale and form. Drama and interest can be provided by the incorporation of townscape
qualities such as landmarks, focal points, changes in level, projection and deflection. Visual links
can be established between streets and spaces through the use of vistas and framed views.

4.4.18 The location of public spaces should help people to find their way around the city by reinforcing
intersections of traffic and pedestrian routes. Public spaces can also reinforce significance of
culturally and socially significant buildings as well as the setting of buildings of architectural and
historic interest. They can also provide a setting for active and passive recreation. Public spaces
should take advantage of views and aspect, and designers should have regard to the availability of
sunlight, together with the provision of shade and shelter. The massing and siting of buildings
together with structural planting can have an effect on local climatic conditions and energy
consumption. Where building forms could give rise to adverse conditions applicants should be
able to demonstrate how they have addressed potential problems.

B5 The layout and form of development should seek to reinforce or create attractive
and distinctive identity, and establish a scale appropriate to its locality and use. In
determining applications, account will be taken of the following:-

(i) Townscape opportunities and the creation of public spaces;

(i) Location of buildings and the way in which spaces are defined and
connected;
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(i) The clear distinction of public and private areas;
(iv) Enclosure and height, scale and massing of development;
(v) Localised climatic conditions.
Implementation: Through the Development Control process.

Development: Building Exteriors and Elevations

4.4.19 The design of buildings is central to the quality of the built environment. Proposals for new
developments should assess how a building will be viewed, and be designed in such a way that
close to, medium and long distance views are taken into account in order to provide visual interest.
Building surfaces should be well detailed at both small and large scales. Small scale detail is very
important at ground floor level to create interest for pedestrians. Large scale details and
modulation provide interest at longer viewing distances. In this respect the treatment of the
skyline is important.

4.4.20 Choice of materials and the use of architectural features play a large part in establishing local
character and identity. It is essential when formulating proposals for a new development, to
acquire some knowledge of the predominant colours, materials, patterns and features, either
existing or proposed, in the vicinity of the site.

4.4.21 Building design can contribute toward a built environment that is easily understood by all. New
developments should consider how the use of a building can be expressed in its design. Entrances
or front doors should be obvious and any signage or advertisements that may be required should
be designed as an integral part, even where a precise user has not been determined. Likewise,
consideration should be given to the siting of external additions such as communication
equipment, so that they are less obtrusive from the street.

B6 Building exteriors and elevations which are designed to a high standard and
provide visual interest, particularly adjacent to public routes, will be welcomed. In
determining applications, account will be taken of the following:-

(i) The impact of development from both distant and close views.
(i1) Existing skylines and the creation of new skylines.
(iii) The appropriate use of materials.
Implementation: Through the Development Control process.

Development: Landscape Treatments and Environmental Works

4.4.22 The quality of the built environment can be greatly enhanced by considered site planning and the
integrated use of hard and soft landscape treatments. Landscape criteria need to be fully
considered at an early stage in the design process in relation to the arrangement of space together
with use, access, safety and circulation considerations as well as the overall location of the scheme.
A Policy Advice Note will be prepared to advise on design solutions for hard and soft treatments.

B7 Where buildings require the creation or improvement of a setting in order to
assimilate them into a street or wider context, developments will be required to
include a suitable landscape treatment which:-

(i) Is planned as an integral part of the development;

(i) Reflects the character of the locality and surrounding buildings and the way
in which the area will be used:

ADOPTED BRISTOL LOCAL PLAN DECEMBER 1997



69

(iii) Retains and/or replaces existing amenity and habitat features including trees.

Implementation: Through the Development Control process in liaison with the Leisure Services
Directorate.

Development: Criteria for New Housing

4.4.23 Residential developments should provide environments which create ‘a sense of place’ and that are
attractive, safe and secure. They must also provide a standard of amenities and facilities which will
improve the quality of housing areas and dwellings in the interests of meeting the existing and
future needs of Bristolians.

4.4.24 Due to the extent and impact that residential land uses have on the city, the city council has
prepared detailed design guidance on many of the issues that are raised when developing housing
sites. These range from the creation of an identifiable character whilst relating to the broader local
context, to the encouragement of housing that is fully accessible for all people and that pays due
consideration to wider environmental concerns. Developers will be encouraged to consider the
efficient use of energy in buildings. In determining planning applications account will be taken of
the benefits arising from the type, orientation and location of houses. Further information and
guidance can be found in the city council’s Policy Advice Note — ‘Residential Guidelines’.

B8 In determining applications for residential developments, account will be taken of
the following:-

(i) The effects of the proposed development upon the townscape, character and
identity of the area within which it would be located;

(if) Environmental considerations, including energy conservation and the
effects of pollution;

(iii) Highway considerations;
(iv) The provision and visual impact of parking;
(v) Privacy and overlooking;
(vi) Safety and security;
(vii) The provision of public open space;
(viii) Access and facilities for disabled people;
(ix) The need for and provision of landscape treatments;
(x) Building design and materials;
(xi) The servicing of dwellings.

Implementation: By the use of the Policy Advice Note on Residential Development to encourage good
standards of new development, and through the Development Control process.

Development: House Extensions and Alterations

4.4.25 Poor house extensions and alterations can have a detrimental effect on a neighbourhood and the
residential amenity of nearby occupiers. The city council is seeking to ensure good design that
retains the architectural integrity of the property and is sensitive to the character of its local area.
Where possible significant alterations and extensions should be confined to the rear and minor
facades. Care should be taken to ensure that any extension does not result in a significant loss of
sunlight, daylight or overshadowing to the property or its neighbours. Furthermore, extensions
should not be overbearing, or result in unacceptable overlooking or loss of privacy.
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4.4.26 Normally any alteration or extension should respect the style and appearance of the existing
property and should pay attention to materials, roof pitches, window and door details and
characteristic features such as mouldings, stone detailing and brick patterning. In particular,
dormers and roof conversions should be set within and be subservient to the original roof form.
Further information and detailed design guidance can be found in Policy Advice Note — ‘A
Householders Guide to Extending and Improving your Home'.

B9 House extensions and alterations will be permitted provided they:-

(i) Respect the form, siting, materials, details and character of the original
property and its curtilage;

(i) Respect the characteristics of the wider area, particularly where the property
forms part of a semi-detached pair, a terrace or a formal street pattern;

(ili) Would not cause unacceptable harm to the amenities of neighbouring
occupiers;
(iv) Retain adequate car parking within the site.

Implementation: By the use of the Policy Advice Note 5, ‘A Householders Guide to Extending and
Improving Your Home’ and through the Development Control Process.

Development: Shopfronts Guidelines

4.4.27 Shopfronts are an essential element of the commercial activity of the city and there is constant
pressure to update and modify them. If the visual quality of the city’s shopping streets is to be
enhanced, well designed shopfronts using good quality materials are essential. It is important that
the design, proportion and scale of the shopfront relates to both the building of which it is a part,
and to adjoining buildings. Corporate styles may clash with the style and character of individual
buildings and their surroundings. In sensitive locations such as Conservation Areas, corporate
styles may be unacceptable.

4.4.28 The increased use of standardised aluminium shopfronts, unsympathetic plastic canopies, poorly
proportioned illuminated signs and solid external security shutters, is considered detrimental to
the majority of street scenes. There is now a growing awareness of the merits of traditional
shopfront designs with a variety and richness of period details. The city council will therefore give
a greater emphasis to the preservation of period shopfronts where they exist.

4.4.29 The design of new shopfronts needs to address a wide range of issues. These include not only
attracting customers, and fitting into the streetscene and its architectural context, but also to make
shops accessible to all members of the public, with particular regard for disabled people. It is also
important to recognise that the successful use of upper floors (see Policy H8) usually requires
separate access from street level. Thus any proposals involving the alteration or construction of
shopfronts will be expected to retain or provide separate accesses to upper floors which are safe
and easily accessible. In addition, designers should address the possible need to incorporate
appropriate security measures that are effective without compromising the visual amenity of an
area. Further information and detailed design guidance can be found in Policy Advice Note 3:
‘Shopfront Security’ and Policy Advice Note 8: ‘Shopfront Guidelines'.

B10 Shopfronts that harm the appearance of an area through inappropriate design or
the use of unsympathetic security measures will not be permitted. In determining
applications, account will be taken of the following:-

(i) The scale, proportion and overall design of a shopfront with regard to the
building of which it forms a part;
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(i1) Any contribution and visual impact on the surrounding townscape and the
street scene;

(iii) Safe and convenient access for all people, including disabled people;

(iv) The retention or provision of independent ground floor front access to the
upper floors, except where a safe and convenient rear or side access is
available or is provided as part of the development.

Implementation: By the use of Policy Advice Notes 3 and 8 on Shopfronts and the Development
Control process.

Advertisements: Illuminated Signs

4.4.30 llluminated signs and commercial displays can, if well designed, be used to brighten and enliven
the city’s commercial centres. Care should be taken however to relate their scale, siting and design
to the buildings or spaces with which they are associated. Furthermore, in the interests of public
safety, illuminated displays should not confuse, conflict or obscure any functional signage or
traffic signals.

4.4.31 In particularly sensitive areas such as Conservation Areas or residential areas, internally
illuminated box fascias and projecting box signs can be obtrusive and can harm the appearance of
a traditional shop, the character of a street or the residential amenity. This type of sign is not
generally suitable in Conservation Areas or on traditional buildings where it is preferable to
illuminate fascia signboards and projecting signs with unobtrusive external spotlights.
Alternatively individually illuminated letters or symbols on an opaque signboard may be
considered. No more than one fasgia sign and one projecting or hanging sign should normally be
installed on any building.

4.4.32 In considering proposals for illuminated signs and advertising, the city council will restrict the
siting to minimise their impact upon historic environments of the city. Further information and
detailed design guidance can be found in the Policy Advice Note 8: ‘Shopfront Guidelines’.

B11 The introduction or replacement of illuminated signs will be permitted where:-

(i) The design adopts a scale, detail and siting appropriate to the character and
detail of the buildings.

(i1) The design or siting does not constitute a traffic hazard.

Implementation: Through the Development Control process.

Advertisements: Hoardings

4.4.33 Large poster displays can have a considerable impact on the overall appearance of the urban area.
In predominantly commercial areas or along major transport routes hoardings may be acceptable
but should be in keeping with the scale of adjacent buildings, with consideration given to the use
of appropriate landscape and boundary treatments to lessen any adverse impact on the
surrounding area. Hoardings usually appear out of scale and out of place in residential areas or in
sensitive historical locations.

4.4.34 Proposals to locate poster display panels on existing buildings should be of an appropriate scale,
preferably restricted to flank walls or blank elevations where they do not cut across or compromise
any architectural features. Where necessary the city council will take steps to remove inappropriate
advertisements in order to remedy injury to the local amenity or remove a danger to members of
the public.
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B12 Outdoor advertisement hoardings will be permitted where they:-

(i) Are well designed, together with additional landscape treatment where
appropriate, and respect the scale and character of the surrounding area,
and the architectural composition of any building to which they might be
attached;

(i1) Do not have an unacceptable impact on visual amenity or public safety;
(iii) Are located in commercial or mixed use areas.
Implementation: Through the Development Control process.

Conservation Areas and Listed Buildings: General Principles

4.4.35 The Local Plan aims to ensure that historic buildings and areas in Bristol are adequately protected,
sensitively restored where necessary, and that new buildings within a historic context are well
designed, following common sense rules of scale, alignment, massing and proportion, and that
they utilise materials appropriate to the locality.

4.4.36 Successful conservation relies on change as well as preservation. Its aim is not to create museum
pieces but to recognise the substantial contribution made by old buildings and their settings to the
local scene, and to integrate new development which responds to this character while giving new
interest and variety.

4.4.37 There are some circumstances when it is right to ‘conserve as found’. There are probably more
occasions when our architectural heritage needs to be able to accommodate change in order to
survive, either in terms of a new use or a new building nearby. Old buildings have to respond to
new uses, whilst inappropriate buildings or gaps in the historic townscape may need to be replaced
or filled. It is essential that these new buildings are sensitive and responsive to the character of
their locality. In this way old buildings will not be set apart from their neighbours but woven into
the fabric of a new living and working environment in which past and present each has its place.

B13 Development should preserve Listed Buildings, their features and settings, and
preserve or enhance the character or appearance of the city’s designated
Conservation Areas, as defined on the Proposals Map. Development which
conflicts with these objectives will not be permitted.

Implementation: Through the Development Control process and liaison with the Conservation
Advisory Panel, and through the promotion and development of Policy Advice Notes
relating to conservation issues.

Conservation: Criteria for designating and review of Conservation
Areas

4.4.38 To date, the city council has designated 30 Conservation Areas where the architectural quality,
history of the townscape, distinctive character and appearance merit preservation and enhancement.
The precise boundaries of the city’s designated Conservation Areas are shown on the Proposals map.
The city council will review existing Conservation Areas and designate new Conservation Areas in
consultation with local residents, businesses and other local interests, (eg amenity groups).

4.4.39 Each Conservation Area is quite distinct in character and warrants individual policy
considerations in order to preserve and enhance that character. A brief description of the
characteristics and key issues for each Conservation Area can be found in Policy Advice Note No.
2 — Conservation Area Enhancement Statements, which are separately available from the Planning
Directorate. These may be developed into full enhancement studies as appropriate.
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Figure 4.3:Conservation Area Map

4.4.40 The city council seeks to encourage good design and sympathetic development within
Conservation Areas. As a last resort, Bristol City Council will refuse permission on aesthetic
grounds for badly conceived or inappropriate development proposals within Conservation Areas.
Within Conservation Areas, the city council will normally require that all planning applications
include detailed plans and drawings of the proposed development, including elevations which
show the new development in it setting.

B14 In assessing an area for Conservation Area status the following factors will be
taken into account:-

(1) The desirability of preserving or enhancing the character or appearance of
the area;

(ii) The level of architectural or historic interest;

(ii1) The quality and special character of the area within its local and regional
context;

(iv) The degree of threat to the character or appearance of the area;
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(v) The amount of alteration and development, detrimental to the character or
appearance of the area, that has occurred,

(vi) Other controls on development such as planning restrictions and other
designations.

Implementation: In consultation with local people to identify areas to be considered for designation
as Conservation Areas and to negotiate enhancement.

Conservation Areas: Streets and Open Spaces
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Figure 4.4: Cambridge Park

4.4.41 The distinct character of any Conservation Area will not only depend on the buildings that it
contains, but also on the open space, areas of planting, floorscape, street furniture and other
external features such as walls, railings, gates and advertisements. The present conservation
legislation offers special protection for all trees in Conservation Areas (Section 211, Town and
Country Planning Act 1990), and can be used to strengthen advertisement control (Section 221,
Town and Country Planning Act 1990). The protection of many other features, however, rely on
effective co-operation between the local planning authority and landowners, householders,
statutory undertakers, developers, and other local authority departments amongst others.

4.4.42 The loss of private planting, the removal of boundary walls and railings, the introduction of car
parking into traditional front garden areas, and the loss or replacement of traditional signage, street
lighting, paving and street furniture can all adversely affect the quality and character of the historic
environment and will generally not be acceptable. Further information and detailed design guidance
can be found in Policy Advice Note 6: ‘Off Street Residential Parking in Conservation Areas’.

B15 (1) Townscape and landscape features that contribute to the character or
appearance of streets and open spaces within Conservation Areas should be
preserved or enhanced.
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(11) Development will not be permitted where it would unacceptably harm
landscapes, open spaces and gardens that contribute to the character of the
area.

(111) The introduction of car parking into areas historically used as gardens and
forecourts will not be permitted where it erodes either the character of the
street and/or the setting of historic buildings.

Implementation: Through the Development Control process in liaison with the Conservation
Advisory Panel.

Conservation Areas: New Buildings

4.4.43 The city council will seek to maintain and strengthen the traditional form of individual streets and
ensure that new development is in keeping with its surroundings both in character and appearance.
As with traditional buildings within the historic street scene, new schemes should contain both the
individuality of the designer and the need to respond to context. The best solutions are based on a
knowledge of the locality together with attention to detail and craft tradition.

4.4.44 Bristol has suffered badly due to bombing and post-war clearance. Many of its best squares and
terraces still contain gaps or ill suited infill buildings. In such formal architectural settings such as
the Georgian squares and their approaches, the re-establishment of architectural unity is an
essential objective. The design should therefore recreate the form of the building and reflect the
architectural detail. The exact degree of reconstruction should depend upon the importance of the
architectural group. However, attention to detail in respect of materials and imperial sizes giving
accuracy of reconstruction is essential.

4.4.45 Where building groups are less formal or of lesser architectural merit, building forms other than
replicas are appropriate provided they compliment and contribute to the character of the area. The
special architectural features of the surrounding buildings need to be analysed and their details
reflected in the new proposals. In particular, the design of new buildings in Conservation Areas
should consider the height, scale, proportion and alignment of the surrounding traditional
buildings, and have regard to the existing density and patterns of development. Special attention
should also be given to features such as walls, fencing, landscape treatment and street furniture
which will further help to assimilate new buildings appropriately into a Conservation Area.

4.4.46 Careful study of the elements of neighbouring historic buildings is essential to evolve a
satisfactory elevation treatment which responds to the Conservation Area. Elements such as base
plinths, windows, roofs, pilasters and string courses, all contribute to a design with variety and
interest compatible with its traditional context. Special regard should be given to:—

(i) Roofs - Bristol’s hilly topography with corresponding long views and vistas emphasises the
need to respect the local pattern of slate and clay tile roofs. Roofs are therefore seen as a key
element in the design of new buildings.

(ii) Walls and Facing Materials — The facing materials of older buildings are usually a well
established and limited range, reflecting the traditional skill and natural materials of the
locality.

(iii) Architectural Features — Certain localities have a distinctive style or are characterised by
the repeated use of particular architectural features or local building traditions. For
example, the stepped keystone arch to window heads. Such elements provide a robust
framework for Bristol’s historic townscapes. The echoing of such features, particularly
when proposing new background buildings, can be used to reinforce local character.

(iv) Windows - Different periods of construction have produced a wide range of window forms.
Double casements, sashes and glazing patterns all vary from area to area. Of particular
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importance is the size of new windows which frequently lack scale or vertical emphasis. The
fenestration pattern and the proportion of wall area to openings is a key feature in
producing a well integrated design.

B16 In a group of historic buildings, where a formal and unified design forms an
essential part of the character, new buildings which reproduce the appearance of
these architectural elements that contribute to the overall design of the group will
be permitted. In determining applications for new buildings within formal
groups, account will be taken of the following:—-

(i) The height in relation to surrounding properties. Where existing heights are
varied, new development should remain within the range of heights of
historic neighbouring properties;

(if) The rhythm, scale and proportion of neighbouring properties;

(iii) Established building lines, where they form an essential part of the character
of the area;

(iv) The provision of a suitably designed means of enclosure, reflecting the
character and traditions of the area, where it helps to assimilate new
buildings into the Conservation Area;

(v) Roof forms complementing those that contribute to the character of the
area;

(vi) The use of materials that respect, retain and strengthen those that are
predominant and form a fundamental component of the character of the area;

(vii) The incorporation of locally distinctive patterns and features used on
historic building facades which give a special identity to Bristol;

(viii) The scale, proportion and hierarchy of windows that complement the
historic context and are in balance with the design as a whole.

Implementation: Through the Development Control process and in liaison with the Conservation
Advisory Panel.

Conservation Areas: Extensions to Buildings

4.4.47 In some circumstances there may be scope for a small scale sympathetic extension, usually to the
side or rear of a building. Such extensions need to respond to the architectural style of the period
and should not dilute or impair the character of the building. It should normally be set back from
principal elevations to create distinct visual breaks.

4.4.48 There is a fine balance to be struck between the scale, material and location of an extension. When
these variables contrast too strongly with the original building the extension becomes
incompatible or over dominant.

4.4.49 Applications for extensions will be encouraged to consider the restoration or reinstatement of the
original building and its features as part of an overall package of works. Applications which
involve the removal of unsympathetic additions or alterations to traditional buildings will be
encouraged.

B17 Extensions to buildings that contribute to the character of a Conservation Area
should not dominate the original building by virtue of their scale, materials or
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location. Large, unsightly or bulky extensions which would conflict with the form,
or harm the appearance of the building and would fail to preserve or enhance the
character or appearance of the Conservation Area, will not be permitted.

Implementation: Through the Development Control process and liaison with the Conservation
Advisory Panel.

Alterations to Unlisted Buildings that Contribute to the Character
of Conservation Areas

4.4.50 Conservation Areas exist so that their strong character may be enjoyed by all. They are areas of
high visual quality where an attractive mature landscape has evolved over many years. Such
landscapes are vulnerable to present day development pressures and inadvertent alterations which
do not compliment the street scene. Small alterations can occur over a short period and
cumulatively erase the visual attraction of a whole street.

4.4.51 In Bristol, a wide variety of urban landscapes exist. The character of Conservation Areas may be
varied and informal, such as the village development of Montpelier, or more formal such as the
spacious suburbs of Sea Mills. The essential character lies not in the individual merit of each
building, but in their contribution to the character of the area, including landscaping, traditional
boundary walls and other attractive details. Poorly conceived alterations to individual buildings
can therefore have a profound effect on the character of a Conservation Area. Additions such as
satellite dishes, security alarm boxes and solar heating panels will, when requiring planning
permission, be resisted in prominent positions.

4.4.52 Traditional urban and suburban streets are in the main composed of pleasing buildings that
combine to form a whole of distinct character and charm. Alterations to their principal facades
need to be carefully considered so as not to dilute or detract from their historic detail, and may
involve reinstatement of damaged or missing features.

4.4.53 Alterations to historic buildings should pay particular attention to the use and restoration of
traditional local materials especially on principal elevations and roofs. This is not always possible,
however, and it is recognised that some modern materials provide sympathetic alternatives, providing
that their profile and colour approximate to the original. Major elements such as parapets, dormers,
chimneys, windows and ornamentation add the visual interest that many modern developments lack,
and should be retained or reinstated in a way that is sympathetic to the character of the building.

B18 Alterations to buildings, requiring planning permission, that contribute to the
character of a Conservation Area will be permitted where:—

(i) Traditional materials are retained, repaired and where necessary replaced,
and not covered with paints or cladding which would be harmful to the
appearance of the Conservation Area;

(i1) The original form, pitch, cladding and ornament of the roof is retained.
Where this is not possible, replacement materials should approximate to the
original as closely as possible in terms of size, texture, quality, colour and
weathering properties;

(iii) New dormers respect the appropriate scale and form of the period involved
and are in balance with the external appearance of the property;

(iv) Chimney stacks and pots are retained, repaired or rebuilt where they are a
significant feature of the property. This is applicable even if they are no
longer functionally necessary;
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(v) Prominent original windows are retained and repaired. Where this is not
possible, replacement windows should be constructed to match the original
in terms of style, proportions, colour and materials. Proposed new window
openings should not disturb a balanced or composed elevation and should
respect the size, proportion, material and decoration of existing windows;

(vi) Modern additions, such as security devices or communications equipment,
are sensitively located to minimise their impact on the historic
environment.

Implementation: Through the Development Control process and liaison with the Conservation
Advisory Panel.

Listed Buildings:Alterations

4.4.54 Bristol has over 3,600 Listed Buildings. They record the development of the city over 1,000 years,

its architectural and social history, and are its living past. Care of this heritage is part of the
responsibility of the city council. The wealth of historic buildings in Bristol cover a variety of
styles and periods. A large proportion of the city’s Listed Buildings date from the Georgian
period, although many Mediaeval Churches and Victorian buildings and structures are also
represented. Along with Listed Buildings the Secretary of State for the Environment produces a
list of Scheduled Ancient Monuments warranting special protection and covered by detailed
legislation and procedures. The current list of Scheduled Ancient Monuments can be found in
Appendix 1.

4.4.55 Once a building is included in the statutory List, it is an offence to carry out unauthorised works

for its demolition or part demolition. Listed Building Consent is necessary for any works or
alterations which would affect the character of the building. Special architectural skills are often
needed, and it is strongly recommended that an experienced architect is appointed if significant
works are proposed.

4.4.56 Particular attention should be given to the overall composition, as well as the retention of detailed

B19

period features such as materials, doors, windows, roof forms and any boundary features such as
walls or railings. It is frequently assumed that the interiors of Listed Buildings are relatively
unimportant and may be altered without Listed Building Consent. This is not the case, and any
proposals that involve the removal of period features or the alteration of internal layout should
first be brought to the attention of the Planning, Transport and Development Services Directorate
of the city council.

Applications for planning permission involving material alterations to a Listed
Building or its curtilage that fail to preserve the building, its features or setting
will not be permitted.

Implementation: Through the Development Control process and liaison with the Conservation
Advisory Panel.

Listed Buildings: Urgent Repairs and demolition

4.4.57 The preservation of Listed Buildings is one of the primary planning responsibilities of the city

council under the Planning (Listed Buildings and Conservation Areas) Act 1990. Bristol has a large
number of Listed Buildings which add to its character, and the loss of such buildings together with
lack of maintenance, can have a dramatic effect upon its attractiveness as a major historic city.
Generally, the loss of Listed Buildings is seldom necessary but is more often the result of neglect,
or failure to adapt them for new uses or incorporate them into new developments.
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4.4.58 The city council will not grant planning permission for development involving substantial or total

demolition unless:—

(i) The applicant can demonstrate that all practical attempts to save and refurbish the building
have been taken and that no suitable alternative use can be found.

(i) The demolition is an essential part of a scheme for conservation or improvement which will
ensure the continued viability of the main building.

(iii) The character of the main building will be enhanced or unaffected by the demolition.

(iv) The cost of repairing a particular feature would be an unreasonable proportion of the
overall contract sum taking into account any available grants.

4.4.59 Where it appears that reasonable steps are not being taken to maintain a Listed Building, the city

council will initially seek the co-operation of the owner to undertake satisfactory repairs with the
aid of grants where appropriate. In cases where the co-operation of the owner is not forthcoming
the city council will consider carrying out essential repairs itself and recovering costs, or acquiring
the property with the intention of securing its refurbishment by another party. In either case
where dangers can be removed through the use of scaffolding or other forms of shoring, this
should be considered only as a short-term measure whilst more appropriate repair works to the
defective structure are pursued.

4.4.60 Where there is no alternative to partial demolition as a means of removing an imminent danger,

B20

the city council will only support the removal of the minimum part of the structure required to
ensure public safety. The amount of the structure to be removed must be determined by
consultation with the Chief Building Surveyor of the Planning, Transport and Development
Services Directorate or his or her representatives, if it constitutes a public danger.

Applications for planning permission which involve the demolition of Listed
Buildings will not be permitted without clear and convincing evidence that.—

(i) All reasonable efforts have been made to sustain an existing use or find new
uses, including preservation through some form of charitable or community
use;

(if) Redevelopment would produce substantial benefits for the community
which would decisively outweigh the loss resulting from demolition.

In all cases demolition should be assessed on the importance and condition of the
building, and minimised with the aim of retaining those parts of the building that
are of particular historical or architectural interest including interiors,

Implementation: By negotiation with the owners of the Listed Buildings that have fallen into disrepair.

Buildings in Conservation Areas: Demolition

4.4.61 The circumstances whereby demolition of buildings, which can include walls and other minor

structures (see Circular 10/95 ‘Planning Controls over Demolition’), that contribute to the character
of a Conservation Area may be acceptable are essentially the same as these for Listed Buildings,
although the prime consideration is the effect on the wider character and appearance of the
Conservation Area. The other main distinction is that the interiors of unlisted buildings are only
of relevance where they have a material impact on the external appearance of the building. It
should be noted that Conservation Area Consent for demolition will normally be conditional
upon:—

(i) The granting of approval for a detailed scheme for the future development of the site; and

(ii) the existence of a signed building contract relating to the approved scheme.
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B21 Applications for planning permission which would involve the demolition of
buildings, walls and other minor structures which make a positive contribution to
the character of a Conservation Area will not be permitted unless there are
overriding environmental, economic or practical reasons. Consent will only be
granted where there is a valid permission for a detailed redevelopment scheme.

Implementation: By negotiation in the Development Control process.

Sites of Archaeological Significance

4.4.62 Palaeolithic artefacts have been recovered from the gravel terraces at Shirehampton; Roman and
prehistoric landscapes are preserved under alluvial levels at Avonmouth; at Sea Mills there is a
Roman town and the visible remains of Iron Age hillforts and Roman villas and farms are scattered
throughout the area. Mediaeval village centres such as Westbury, Henbury, Clifton, Easton and
Bedminster are of archaeological significance in their own right, but have now been agglomerated
into the city, while the historic core of Bristol is acknowledged to be of international importance.
Starting from a relatively small nucleus in the late Saxon period, it quickly grew into a major seaport
and manufacturing centre. Elements of Bristol’s industrial base survive from the 18th Century and
some of the finest examples of Victorian engineering and building may be found in Bristol.

4.4.63 This rich heritage is a non-renewable resource and the city council wishes to ensure that buried
and standing remains are protected and managed adequately and sympathetically within new
developments. Government guidance, contained in Planning Policy Guidance Note 16 (DoE
1990), encourages early consultation between potential applicants and planning authorities in
order to minimise the risk of conflict. The city council full endorses this view and the City
Archaeologist within Planning, Transport and Development Services is willing to advise potential
applicants of likely archaeological constraints and procedures before an application is made.
Preservation in-situ of important archaeological remains is the preferred option, and accurate
information on the survival and significance of sites is essential for proper decision making.
Applicants will therefore be expected to supply sufficient information at an early stage in order to
assess the effect of development on the site’s archaeological potential. The results of such
assessments must be provided as part of an application for planning permission. Information may
be gathered in several stages:—

(i) A desktop study should be undertaken to look at existing information.

(ii) Depending on the nature of the site a geophysical survey of the site might also be
commissioned.

(iit) A field evaluation of the site might be necessary to provide first-hand information on the
surviving state of the archaeological resource.

4.4.64 As part of the assessment of the archaeological potential of a site, applicants should indicate
options for minimising damage to identified archaeological remains. These might take the form of
a redesign of foundations to avoid archaeological features, or, as a last resort, excavation of the
remains prior to destruction (‘preservation by record’). In the latter case, developers will be
expected to meet the costs of excavation, preservation of the artifacts, and preparation and
publication of any reports. Since buildings also form part of the archaeological resource,
developers will be expected to ensure that, where preservation cannot be achieved, the specialist
recording of architectural features which will be altered or destroyed during development will be
carried out. A major archaeological database covering the city centre has been established. It will
be used to compile a detailed assessment of the archaeological resource leading to an agreed
strategy for the management of that resource. The strategy will form the basis of a Supplementary
Planning Guidance Note to the Local Plan. Further information is contained within the Policy
Advice Note - ‘Archaeology and Development’.
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B22 (1) There will be a presumption in favour of preserving any archaeological
features or sites of national importance, whether scheduled or not.

(11) Development which could adversely affect sites, structures, landscapes or
buildings of archaeological interest and their settings will require an
assessment of the archaeological resource through a desk-top study, and
where appropriate a field evaluation. Where there is evidence of
archaeological remains, development will not be permitted except where it
can be demonstrated that the archaeological features of the site will be
satisfactorily preserved in situ, or a suitable strategy has been put forward to
mitigate the impact of development proposals upon important
archaeological remains and their settings; or, if this is not possible and the
sites are not scheduled or of national importance, provision for adequately
recording the site prior to destruction is made, preferably by negotiating a
planning agreement to ensure that access, time and financial resources are
available to allow essential recording and publication to take place.

Implementation: Through the Development Control process, on sites identified in the Avon or Bristol

Sites and Monuments Record, the Bristol Urban Archaeological Database or by the
city council Archaeologist.
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APPENDIX 1
SCHEDULED ANCIENT MONUMENTS: CURRENT LIST

District: Bristol City

CouNTyY

PARISH NUMBER MONUMENT TITLE GRID REF
Bristol 7 Fairbairn Crane, Bristol Harbour ST 583 722
Bristol 26 Earth circle and avenue, Purdown ST 605 756
Bristol 27 Round barrow 261m E of school sports ground

N of River Trym, Southmead ST 579 779
Bristol 28 Druid Stoke burial chamber, Stoke Bishop ST 560 762
Bristol 29 Clifton Down camp, Clifton ST 564 733
Bristol 53 King’s Weston Hill camp, Henbury ST 556 781
Bristol 87 Roman buildings at Long Cross ST 534 775
Bristol 88 Roman road on Durdham Down ST 569 750
Bristol 102 Dominican Friars (Quaker’s Friars) ST 592 733
Bristol 103 Hermitage in Quaker burial ground near St Mary Redcliffe ST 590 723
Bristol 104 St Mary le Port church tower ST 589 731
Bristol 106 Temple Church ST 578 720
Bristol 116 Bristol Castle vaulted chambers ST 592 734
Bristol 117 City wall N of Baldwin Street ST 588 729
Bristol 118 Civil War earthworks on Brandon Hill ST 579 726

ST 579 728
ST 579 729

Bristol 119 Section of City Wall, King Street ST 589 728
Bristol 129 Bristol Nails, Corn Street ST 589 730
Bristol 135 7,12, 14, 16, 18, 23 Great George Street ST 582 729
Bristol 136 Vault in High Street ST 588 730
Bristol 158 Bristol Bridge ST 590 729
Bristol 163 Mediaeval vaults N of St Peter’s Church ST 591 731
Bristol 183 Blaise Castle, Iron Age hillfort, Roman and mediaeval

remains and post-mediaeval garden ST 558 783
Bristol 184 Anti-aircraft gun site, Purdown ST 612 764
Bristol 27988 The Mere Bank, Avonmouth ST 532 793
Bristol 8 Underfall Yard, Bristol Docks ST 572 721
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5.1INTRODUCTION

5.1.1 Movement into and within the City of Bristol is becoming increasingly difficult and, in many
cases, unpleasant and unsafe. The problem of congestion affects every aspect of transport from the
movements of goods, commuting, cycling and walking, to getting about with wheelchairs or
pushchairs and children. It is also affecting the social and physical fabric of many areas of the city
and, in a potentially more significant context, vehicle emissions are increasingly a major source of
environmental pollution. A resolution to these problems is essential if the health, vitality, economy
and attractiveness of Bristol is to be maintained and enhanced.

Who Does What

5.1.2 The Department of Transport (DoT) is responsible for national transportation policy along with
major infrastructure proposals, such as the Second Severn Crossing and associated roads. It is also
the highway authority for the National Primary Route Network of motorways and trunk roads. The
main operative aspect of national transport policy is fiscal by way of grants and subsidies. A large
proportion of these are targeted towards highways in one form or another and this has been the
main emphasis in the last 40 years. More recently the TSG system has been changed to a ‘package’
approach with greater emphasis placed on public transport. Section 56 grants made under the 1968
Transport Act, have provided some funding for Light Rail Transit proposals elsewhere in the
country. This is potentially a very substantial source of Government funding for local transport.

5.1.3 In April 1996, the city council became the Highway and Transport Authority following abolition of
the former Avon County Council. A Key Policy document previously produced by Avon, which is
still relevant to transport planning in the city, is the County Structure Plan. This sets the broad
‘strategic’ policy framework. Also of relevance is the annual Transport Policies and Programme
(TPP) co-ordinated by the Joint Committee on Strategic Planning for the four Unitary Authorities
in the former Avon area. In addition, the County Council prepared a Transport Plan for the Avon
Area as a forerunner to a more thorough review of the Structure Plan aimed at providing an
integrated transportation document. The TPP provides detailed policy and proposals and a
programme of implementation together with a bid for grant. The TPP provides the main means by
which many of the Policies and proposals within this Chapter can be implemented.

5.1.4 In recent Government advice (PPG12), District Councils have been required through
Development Plans to include, where appropriate, land use policies and proposals related to the
management of traffic. This includes, for example, bus priority measures, the control of car and
lorry parking and the improvement of cyclist and pedestrian safety. However both the Structure
Plan and the Local Plan have a key role in the determining of the distribution of land uses which
has a profound impact on demands for travel, the importance of which is highlighted in PPG13.

5.1.5 Central and local government are not the only ‘players’ in the field of transport. A range of other
organisations play a part in transport provision serving Bristol. These include rail service
providers, various bus and coach companies, haulage operators, taxis services, waterborne
transport providers and a number of community transport initiatives.

The Existing Transport Network

5.1.6 Bristol’s transport network is shown in Figure 5.1. Bristol has its origins as a port and a river
crossing at the confluence of the Rivers Avon and Frome. These historical functions are major
determinants of the shape and character of Bristol and its highway network, with the centre of the
city and the three main river crossings, the focus of a highly radial road network with limited
opportunities for cross town movement between the radials. The lack of river crossings has
historically accounted for impediments to cross city movements and exacerbated peak period
congestion. The primary route network consisting of national primary routes and county primary
routes is defined in the Structure Plan (see paragraph 5.4.40 and Figure 5.5).
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Figure 5.1 Transport Structure

5.1.7 Options for movement around or through the city are substantially constrained, with the net
result that the M4 and M5, the main inter-regional routes around the north and west of the city,
are heavily used by local traffic. In addition those parts of the national primary road network
intended to provide access to the city centre, including the M32, are also used as through routes.
This places additional traffic on routes, which now pass through Conservation Areas, district
shopping centres and dense residential suburbs, to their detriment. At the same time and uniquely,
Bristol suburbs contained little of the low quality housing and obsolete heavy industries whose
clearance led to the provision of a widened road system in many other British cities of similar size.

5.1.8 In the Bristol area, no true citywide passenger railway has evolved. Temple Meads, the main railway
station, is located off-centre in respect of the commercial heart of the city and many of its more
populous suburbs. Trams and later buses, have provided the great bulk of public transport locally.
Travel by public transport has declined substantially over the past 40 years although there is
evidence that this has been arrested in Bristol in recent years.

Traffic, Pollution, and Congestion

5.1.9 The Government’s 1989 National Road Traffic Forecasts of between 83% and 142% growth in
traffic between 1988 and 2025 highlight in a dramatic way that these problems are set to escalate,
unless action is taken to reverse the current trends. From analysis of such figures it follows
logically that even with significant and potentially disruptive new road building, demand for
journeys could not be satisfied, and as a consequence some form of restraint and/or demand
management, coupled with promotion of alternative modes is required.

5.1.10 The ability of people to gain easy access to employment and a whole range of facilities, from
hospitals and shops to pubs and theatres are important aspects affecting quality of life. Ease of
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access is equally important to commerce and industry and good road and rail accessibility has
been a major element in Bristol’s recent economic success. This success and the high level of car
ownership in the former Avon area has meant that the city has had to cope with increased amounts
of traffic. During the latter half of the 1980s traffic congestion was recognised as being a major
problem in Bristol with increased journey times on many routes during the peak period and on
some routes throughout the day. Coupled with this issue, the city has also seen an increase in the
levels of pollution arising from road traffic.

5.1.11 A number of post war trends have contributed towards a high level of demand for motorised
journeys:

(i) Dispersion of population from Bristol to the surrounding towns and villages.
(ii) Increases in the number of smaller households.
(iii) Continued growth of Bristol as the major regional focus of employment.
(iv) Increased leisure time and opportunities for recreation.
(v) Greater levels of personal mobility coupled with the use of cars for even short journeys.
(vi) The long period of decline and apparent unattractiveness of public transport.
(vii) Reduced availability of local services previously accessible on foot.
(viii) Reduction of local rail services post-Beeching.
(ix) Development of shops and offices in peripheral locations.

5.1.12 1990 saw two keynote reports; The Bristol Traffic Pollution Study Group Report prepared by the
city council and the Traffic Congestion in Urban Areas Report by the former Avon County
Council. Both reports highlighted the car-borne commuter as a major factor in both airborne
pollution and traffic congestion. Whilst in recent years the split by mode for journeys to work has
seen a modest increase in the number of cyclists, and bus usage there has also been a substantial
increase in traffic with between 1979 and 1988 a 47% growth in traffic entering Bristol and a 12%
growth in traffic entering the city centre.

5.1.13 However, these figures and others showing overall high levels of car ownership disguise the fact
that for some areas of the city, particularly in the south and to the immediate north and east of the
city centre, car ownership levels are low (1991 Census) and the public transport service is
perceived to be poor. For these communities, lack of access, particularly to jobs and training, is a
major contributor to their continued deprived state.

5.1.14 Recent hot summers have highlighted the problems arising from the creation of ozone by the
action of sunlight on exhaust fumes. Ozone and oxides of nitrogen have been implicated as factors
in triggering asthmatic attacks or in sensitising people to such attacks. Air pollution and in
particular pollutants which can be attributed to road traffic, have been linked to respiratory and
other illnesses in children and recent evidence suggests links with hay fever.

5.1.15 Increased use of catalytic converters may in the medium term reduce emissions of some exhaust
pollutants but, unfortunately, at the expense of creating further quantities of the greenhouse gas
carbon dioxide. It is also important to note that they are not efficient on short trips of less than five
miles, that they are a relatively expensive, ‘hi-tech’ means of reducing some emissions and that other
means of control are available. The Transport sector accounted for 25% of all CO, emissions in the
U.K. in 1987 but the proportion is rising and may outstrip other sources by 2025. The UK Government
has set itself the overall target of returning CO, emissions to their 1990 levels by the year 2000.

5.2POLICY CONTEXT

5.2.1 The 1994 Government Document “Sustainable Development — The UK Strategy” highlighted the
issues of traffic, pollution and congestion and pointed out the need for policies to:-
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(i) Influence the rate of traffic growth.

(ii) Provide a framework for individual choice in transport which meets environment
objectives.

(iii) Increase the economic efficiency of transport decisions.
(iv) Improve the design of vehicles to minimise pollution and CO, emissions.

5.2.2 PPG13 emphasises the need to co-ordinate policies for transport and other forms of development,
to reduce the need to travel especially by car and to give people the choice of using more
environmentally friendly means of transport than the car. This environmentally sensitive PPG is
welcomed as being indicative of the way forward for transportation planning.

5.2.3 The Regional Planning Guidance for the South West (RPG 10, July 1994) includes guidance on
transport matters up to the year 2011. While further road building to reduce the peripherality of
the far South West is seen as inevitable, the guidance includes objectives particularly relevant to
urban areas:

“to reconcile the demand for travel with environmental concerns, including impacts on human health
and climate change;

to reduce reliance on the motor vehicle by encouraging a shift from private to public transport,
particularly in urban areas, and by making users more aware of the real costs of their transport choice;

to take into account the increasing economic and environmental costs of transport.”

Paragraph 9.6 of RPG10 amplifies the advice on changing the balance between public and private
transport in urban areas:—

“While there is some potential for road improvements to ease the effects of congestion in urban areas,
further road building is not generally likely to provide a solution to the problem. In many cases this is
physically impossible, the costs would be prohibitive and the environmental impacts unacceptable...
Generally more weight should be placed on measures to manage demand, to make more efficient use of
existing transport infrastructure and to encourage the provision of acceptable alternatives to the
private car, including increasing the attractiveness of public transport. In the urban areas and
elsewhere, policies to control parking provision and other management measures are necessary to
reduce congestion.”

5.2.4 The Structure Plan policies are concerned with achieving an acceptable balance between the
competing demands of all transport users. The policies are set within the three key objectives of
safety, environment and the movement of goods and people and are part of an integrated package
which recognises that these issues cannot be considered in isolation.

5.2.5 The former County Council produced a major multi-modal study of the Bristol travel to work area
(BRITES) in 1990. The aim was to assist with the long-term planning of transport investment in
the Bristol area so as to deal effectively with problems of environmental degradation, increased
congestion and worsening economic performance of transport. The second was the preparation of
a new City Centre Traffic Model for detailed assessment of highway proposals in the central area.

5.2.6 The BRITES study tested five strategies for future transport investment and two land-use scenarios
to the year 2015. The study concluded that measures were needed which, on the one hand
encouraged alternatives to the car by investment in public transport facilities, and on the other
directly discouraged car use by introducing restraint through management and cost measures. The
value of a strategic transport model is that it can be adapted as a base for a range of further studies
which can be fed into an overall reassessment of transport strategy.

5.2.7 The Transport Plan for the Avon Area, which looks forward to 2013, provides an integrated and
balanced view of future transport requirements set in the context of key objectives of safety,
environment, accessibility, economic development and security. Its overall strategy, which seeks to
develop attractive and viable alternatives to the car is developed in respect of five, 10 and 20 year
time horizons. Whilst the Plan itself falls outside of the current Development Plan framework, it
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identifies a range of targets and measures, many of which are also reflected in PPG13, which are
essential if the Bristol sub region is to enter the next millennium as an attractive area for business
and residents alike. The Transport strategy pursued in the Bristol Local Plan largely reflects that
developed in the Transport Plan.

5.2.8 Building on from national and strategic policy, Bristol’s strategy in this Plan is composed of
complementary carrot and stick measures set in both the short and long term. If peak period
(journey to work) congestion is to be challenged the main options available are walking, cycling
and public transport. If these options are seen to be attractive and effective, then the necessary
restraint measures on car journeys such as car parking supply or pricing will be more palatable. At
every stage it will be important to recognise the fine balance between provision and restriction so
as not to prejudice overall economic vitality and enhance it wherever possible.

5.2.9 In the short term it will be necessary to concentrate efforts upon measures to improve bus services
through extension of bus lanes, development of park and ride and bus priority measures. There is
also the need and potential to improve local rail services. Much can be done to improve the local
rail network in the short term and complement the future development of rapid transit. This
requires a long lead-time for route planning and investment, and the commitment of many
organisations if the transport needs of the next millennium are to be met. In the longer term it
may be necessary to consider other restraint measures such as road pricing.

5.3 OBJECTIVES

5.3.1 Promoting and making available more attractive alternative modes of transport to the private car, in
particular, public transport, for journeys to work, thereby improving accessibility for all sections of the
community.

5.3.2 Making efficient use of existing transport assets, eg highways, railways, waterways, port and airports.

5.3.3 Promoting where appropriate, the use of parking policies as an essential ingredient in managing traffic
demand.

5.3.4 Promoting measures to improve accessibility for all sections of the community.

5.3.5 Reducing environmental damage caused by noise, pollution, vibration and visual intrusion, and
promoting environmental improvement.

5.3.6 To develop a network of safe and convenient routes for pedestrians and cyclists serving the city and
district centres, and providing safe routes to local facilities.

5.3.7 Increasing safety and accessibility for all users of the Transport Network, particularly vulnerable groups
such as cyclists, pedestrians, those with impaired mobility and those without access to private cars.

5.3.8 Promoting the provision of interchanges between various forms of transport particularly where these
serve the city centre.

5.3.9 Ensuring that development contributes to and enhances the city’s transport network.
5.3.10 Reducing the impact of commuter parking on residential areas.

5.3.11 Seeking opportunities to reinforce and improve local facilities, particularly shops thereby reducing
demand for journeys.

5.3.12 Locating new major developments within easy access of the main transport corridors and interchanges,
thereby ensuring efficient accessibility by public transport.

5.3.13 Undertaking, a range of traffic calming and traffic management schemes to ensure that the adverse
impact of traffic on the city, district and local centres and residential areas is reduced, and overall
quality of environment enhanced.

5.3.14 Seeking to control development, so that journeys to work by car are discouraged and those by other
modes are encouraged.
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5.3.15 In support of the above objectives, the city council adopts the following targets:-
(i) To stabilise average journey lengths by 2003 and reduce them by 5% by 2013.

(ii) To reduce the proportion of journeys made by car, including:-
By 2013 car journeys to account for no more than 45% of all journeys and 40% of peak
period journeys into Central Bristol

(iii) To reduce the time lost through delay on the highway network by 10% by 2003 and by 25%
by 2013.

5.3.16 The city council will review these targets and consider appropriate air quality standards in the
light of the Government’s emerging National Air Quality Strategy and the prospects of the Traffic
Reduction Bill. Although the setting of air quality and traffic reduction targets is desirable, the
ability to meet them will depend substantially on awards of Government funding for public
transport, cycling and other initiatives. Progress will also depend on the introduction of new
legislation (eg to enable the introduction of congestion charging and taxation of private parking
spaces) and powers available to local authorities.

5.4 POLICIES

Joint Working and Partnership

5.4.1 The development of an integrated transport strategy poses fundamental questions in respect of the
allocation of road space (for pedestrians, cyclists, buses, service vehicles, private cars, etc), the best use
of the existing and potential transport corridors and the allocation of land for various forms of
development and existing national policies and funding arrangements. The Plan seeks to strike a
balance between these issues. The relationship between a city and its hinterland is vital to the
economic well being of the whole area. An agreed strategy, such as that contained within the
Transport Plan for the Avon Area is therefore vitally important if the issues are to be effectively
addressed. The city council will therefore seek to act jointly with adjoining local authorities, where
appropriate through the Joint Committee on Strategic Planning and Transportation (set up following
Local Government Reorganisation). In addition the city council will seek to establish partnerships
with public transport providers and private finance investors to deliver improved services and
infrastructure consistent with the objectives of the Local Plan. The Local Plan sets out policies directly
related to development, however following Local Government Reorganisation the city council is now
the Highway Authority and can complement the Local Plan proposals with powers available under the
Highways Acts. The Local Plan is only one element of an Integrated Transport Strategy.

Transport Development Control Criteria

5.4.2 Historically, the power of new transport corridors as attractions of development has been substantial.
The motorway network around north Bristol has had a major influence on development patterns over
the past 30 years, and the extension of the ring road round East Bristol has provided opportunities for
development at Emersons Green and may lead to pressures at other points along its route.

5.4.3 Unrestrained and unchannelled, such development would add to dispersion, demand for journeys
and congestion with all its attendant problems. However, targeted development along or at the end of
key transport corridors could give rise to more efficient use of existing corridors and benefit public
transport. The city council believes that within the Local Plan period such opportunities as may exist
are limited and would, with the exception of Avonmouth, fall primarily outside of the Plan area.
Nevertheless it will seek via the medium of the Structure Plan a proper examination of this matter.

5.4.4 Even modest development creates demand for journeys or alters existing patterns of travel. In this
context the city council and the former Avon County Council have historically sought developers’
contributions towards a range of highway works, many undertaken as Planning Agreements. The
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M2

M3

changing nature of transport problems has resulted in a reassessment of this policy and the city
council’s requirements on developers are set out in the Structure Plan and Transport Plan. The city
council believes this broader approach to the problem is an essential component in ensuring good
quality development and the effective management of the transport implications of development,
whilst also enhancing the attractiveness of modes of transport other than the private car.

Development will be permitted provided that it meets the relevant criteria listed
below, having regard to the particular nature of the development proposed:—

(i) It safeguards transport proposals, as shown on the Proposals Map;

(i1) It provides safe and adequate access on to the existing highway network having
regard to environmental considerations. Where the development has internal
circulation areas for vehicles, it achieves a high standard of road safety;

(iii) It avoids the introduction of traffic of excessive volume, size or weight on to
unsuitable highways or into residential and other environmentally sensitive
areas;

(iv) It provides off-street parking, servicing and loading facilities in accordance
with the standards set out in the schedule;

(v) It provides facilities for cyclists and pedestrians;
(vi) It provides traffic calming measures;

(vii) It provides funding of appropriate transport improvements to overcome
unsatisfactory transport conditions created or exacerbated as a direct result
of the development;

(viii) It does not increase the need to travel and does not encourage the
unnecessary use of cars or lorries.
(ix) It provides for access by disabled people within the external layout of
buildings.
(x) It does not involve the loss of rear access lanes and garage courts which provide
valuable off-street parking, or makes alternative provision for any such loss.

(xi) It avoids the introduction of unnecessary lorry traffic into the city centre or
where environmental quality would be harmed or congestion increased.

Development in Traffic Free Areas

In the special circumstances where, for safety and environmental reasons, general
traffic will be excluded, development will be permitted provided that a balance is
struck between convenience, safety and environmental considerations, whilst still
giving access for service and emergency vehicles.

Public Transport Provision for Large Scale Developments

In developments whose scale, location or intensity is such that they will generate
substantial numbers or concentrations of trips, facilities for public transport will
be provided.

Implementation: Developers and Bristol City Council via the Development Control process and
planning obligations where appropriate.
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Public Transport: Buses

5.4.5 If there is to be a fundamental change in the balance between the use of public and private
transport, then further positive promotion of bus use will be required by the city council and the
bus operators. This will need to consider the quality and comfort of vehicles, access to and
connections between services and other modes of transport, the efficiency and reliability of the
system as a whole, and the provision of more rapid ticketing, facilities at bus stops and enhanced
passenger information, all of which are a major influence in the use of services.

5.4.6 It is essential that buses are given priority over other general traffic. The city council will continue
promoting and implementing additional bus lanes and associated traffic management schemes
will be brought forward during the lifetime of the Plan aimed at achieving further improvements
in operating speed and reliability, particularly around the city centre and on the main radial roads.
However there appears to be limited scope for extending bus priority facilities on the existing
multi-user road pattern unless the level of traffic on the radial routes can be significantly reduced
or capacity taken from general traffic and existing parking spaces or unless some road
improvements are undertaken.

Public Transport: Park and Ride
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5.4.7 During the latter part of the 1980s, bus and rail based park and ride has been heralded as a

significant component in resolving urban traffic congestion. A number of cities, in particular
Oxford, have had success with bus based park and ride, but this has been achieved in different
circumstances to those which prevail in Bristol, where the size of the city and the length and nature
of many of the corridors may militate against successful widespread implementation of bus based
park and ride, without addressing the issues raised in 5.4.6. To be successful, park and ride must be
seen as a cheap, comfortable, convenient and fast alternative, and passengers must be provided
with good information and assured of secure car parks. The BRITE Study has highlighted the
important role of Park and Ride, and in particular bus based Park and Ride in overcoming traffic
congestion in central Bristol.

5.4.8 Park and Ride is seen as a complementary service to an improved network of public transport. The

Transport Plan proposes a network of twelve sites to serve Bristol, some of which may be served at
a later stage by Rapid Transit or rail (see Figure 5.4).

5.4.9 The first site opened at A4 Bath Road, Brislington in October 1993. Land at Ashton Vale to

M4

M5

serve the A370 corridor is now operational. In the short term to 1998 land for Park and Ride
is identified at Portway, Avonmouth to serve the A4 and Junction 18 of the M5. This site will
need to be reviewed in the light of the emerging replacement Structure Plan. Sites to serve the
M32 in the vicinity of Hambrook and at Longwell Green to serve the A431 could be
established in the medium term to 2003. Other sites are proposed in the Transport Plan
beyond this period.

(1) Park and Ride facilities will be permitted on the following corridors:-
(i) South western corridor A370
(ii) North western corridor Portway/Avonmouth
(iii) North eastern corridor: M32 and A432
(iv) Eastern corridor: A420/A431
(11) Provided that these, and any other Park and Ride proposals:—

(i) Are located so as to maximise their contribution to the relief of traffic
congestion.

(i) Are not harmful to the conservation or ecological value of the site or the
adjoining area.
(111) In considering such proposals, account will be taken of their potential to be
served by heavy rail or rapid transit, in addition to bus services.

It is proposed to develop a Park and Ride site at the junction of Portway/West
Town Road, as defined on the Proposals Map. The following mitigation measures
will be incorporated into the design of the development:

(i) The retention and management of important features
(i) Safeguarding of protected species, including badgers
(iii) Adequate provision to ensure protection of the adjacent SSSI and SNCI
(iv) The provision of compensating habitat management in the wider SNCI
(v) Extensive perimeter landscaping/planting to screen long views

Implementation: TPP (some commuted payments). Bristol City Council, other Unitary Councils and
private sector interests as appropriate.
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Public Transport: Bus and Coach Station — Marlborough Street

5.4.10 The Marlborough Street Bus Station — the terminus for country bus services and scheduled coach
services is well located to serve the business and shopping areas of the city centre. It is a vital
component of the public transport network, and makes a substantial contribution to the continued
viability of the Broadmead shopping centre, which faces growing competition from out-of-town
retailing. The retention of the terminus and interchange facilities on this site, particularly with
regard to the operation of country bus services, is considered to be essential. However the present
facilities are of a poor standard. Improvements are needed in the form of a better environment and
supporting facilities, better vehicle circulation and enhanced appearance, not only to provide a
better service to the public but also to create a more positive image of Central Bristol. Short term
improvements in the site will be promoted, pending redevelopment to provide a new purpose-
designed facility in conjunction with retail or office investment. The following Policy will apply to
planning applications for minor changes, as well as those involving redevelopment.

M6 (1) Development involving the loss of bus terminus or interchange facilities
from the established site at Marlborough Street will not be permitted.

(1) In determining applications for development of the site, account will be
taken of improvements to:
(i) The circulation, safety and security of users;
(i) Local traffic circulation;
(iii) Visual appearance;
(iv) Provision of ancillary services, including car parking;

(111) Account will also be taken of the provision of alternative coach facilities

replacing any which may be displaced by development.
Implementation: By the Badgerline bus company working jointly with the city council and other
bus/coach operators. Opportunities should be explored for short term interim

improvements and eventual comprehensive redevelopment allied to commercial
uses.

Public Transport: Alternative Coach Station

5.4.11 As the result of development proposals by Badgerline, (the Country Bus service operator at
Marlborough Street), National Express, the major inter-city coach operator, which currently
shares the site, found it necessary to consider alternative locations for a coach station. Other
regular service coach operators have in the past also explored the potential of various sites to
provide a coach station. Whilst the city council would prefer to retain and enhance the facilities of
the existing coach station at Marlborough Street, it recognises that other locations could prove
suitable.

M7 Development of coach stations will be permitted provided that they:—

(i) Are easily accessible for passengers.

(i) Provide good linkages with existing public transport networks with
particular regard to major interchanges.

(i11) Provide adequate short stay car parking and accommodation for taxis.
(iv) Provide adequate and convenient access to the primary route network.
Implementation: Development Control process. Coach operators.
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Public Transport: Coach Facilities

5.4.12 Coach borne visitors for shopping, leisure and tourism are primarily attracted to the city centre

M8

and a range of further initiatives are proposed aimed at this important element of the trade (see
Chapter 11: City Centre: Policy CC8). Outside the central area, visitor attractions are more limited
but a number of new attractions are proposed along with the enhancement and improvement of
existing facilities. The city council is anxious to encourage such trips as they both reduce the
number of car-borne journeys into the city and support Bristol’s growing tourist industry. Such
trips pose a problem of suitable setting down points and coach parking facilities, whether they are
associated with short stops, day visits or overnight stops and the city council is anxious to address
these issues in a manner which ensures Bristol is an attractive destination for coach operators.

Development for leisure/tourist facilities will be permitted provided that
adequate provision is made for coach borne visitors, having regard to the scale
and nature of the proposed development. Where on site coach facilities cannot be
provided and existing facilities are inadequate, contribution to the establishment
of suitable alternative off site facilities may be sought.

Implementation: Bristol City Council, developers and coach operators.

Public Transport: Rail Services

5.4.13 Although the rail network in the former County of Avon as a whole is sparse, all the routes in it

serve Bristol. Six routes serve the city on three main corridors; those to Avonmouth, South Wales,
Gloucester, Bath, Weston-super-Mare and the South-West serve Temple Meads, while the London-
South Wales route passes north of the city with a station at Bristol Parkway. There are twelve rail
stations in the city (Figure 5.5). The future of all the rail routes in Bristol is important, because of
the role they play in providing access to the city centre free from road congestion.

5.4.14 Since 1989 new stations have been built at Yate and at Worle near Weston-super-Mare. These

improvements enhanced the role of rail services, and have contributed to a 15% growth in rail
passengers. The STAR (Strategic Avon Rail) Study of 1993 was commissioned jointly by the former
Avon County, the Districts Councils and other transport agencies to evaluate options for further
developing the local heavy rail network. It built upon the BRITES Report which pointed to the
significant role that conventional rail should play in local travel, particularly commuting.

5.4.15 STARS recommended a phased low-cost heavy-rail strategy based upon station openings and

service enhancements along three rail corridors serving the city centre. In the long term it
suggested that a passenger route from Filton junction to Hallen, Henbury and Avonmouth could
serve the major Severnside employment area. It also suggested that the existing rail routes to
Severn Beach and Portishead may be more amenable to light rail than to heavy rail (see Figure 5.3).
STARS identifies a role for Lawrence Hill as an interchange in the short term, to avoid congestion
at the eastern approach to Temple Meads, and in the long term to take advantage of light rail
connection to the city centre. The upgrading of Lawrence Hill station as a bus-heavy rail
interchange in the short term and as a Rapid Transit/heavy rail interchange in the longer term will
need to be more closely examined for its land use and transportation implications.

Public Transport: Temple Meads

5.4.16 The city council recognises the crucial need to reinforce the role of Temple Meads as the city’s principal

railway station for both commuter and inter-city services as an important gateway to the city and to
make it more attractive and convenient to commuters. Direct pedestrian cycle and public transport links
to Bristol Bridge and the city centre via Victoria Street are essential if the station is to be more closely
integrated with the city centre. In the short term there is also a need for a dedicated bus link to the city
centre with through ticketing. In the longer term this link could be provided by a rapid transit network.
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M9 Public transport interchange facilities are proposed at Temple Meads as defined
on the Proposals Map. They will embrace the provision of direct pedestrian, cycle
and bus links to Victoria Street with the aim of improving access to the city centre.
They should include:

(i) Improvement of existing bus interchange facilities at the station approach

(i1) Provision for rapid transit interchange facilities on the safeguarded rapid
transit route as defined on the Proposals Map and within a convenient
distance of the station entrance.

Implementation: In conjunction with commercial development on the former Temple Meads Goods
Depot site, through joint working with English Partnerships and the site developers.
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Figure 5.3: Rail Network

Public Transport: Rail Improvements and Rail Stations

5.4.17 There are suburban railway stations where the relationship of the platforms to the neighbourhood
served is tenuous, unattractive or unsafe. The city council will work to enhance the connections
between stations and centres of activity in order to achieve the full effectiveness of the rail network. In
addition to the general improvement of stations and their accessibility, the re-opening or provision of
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specific stations is proposed in line with STARS strategy (see paragraph 5.4.15). The potential of some
of these stations to serve the proposed light rapid transit system is also being examined.

In determining applications for the provision, redevelopment or alteration of rail
stations account will be taken of the benefits in terms of:

(i) Improved passenger facilities.
(if) Improving access.
(iii) Improving signposting.
(iv) Providing appropriate levels of car and cycle parking.
(v) Ensuring accessibility by buses and taxis.
(vi) Introducing advanced information and ticketing systems.
(vii) Providing rail-based Park and Ride facilities where appropriate.

Subject to operational considerations, the re-opening or provision of stations is
proposed at the following locations as defined on the Proposals Map:-

(i) Ashley Hill
(ii) Horfield
(iii) Hallen

Implementation: Negotiation with rail operators via the Development Control Process.

Public Transport: Protection of Ex-Rail Corridors

5.4.22 The city contains a number of ex-rail corridors. The old Midland Railway line in east Bristol has

M12

become a cycleway/walkway, part of the old line through Whitchurch is a walkway and considerable
areas of ex-railway land have been developed. The lines to Bristol Parkway and South Wales from
Temple Meads have been reduced from four tracks to two and the Severn Beach line is now single track
with the exception of two passing loops at Clifton Down and Avonmouth. Because railway corridors
have considerable potential for re-use for cycle routes, Rapid Transit, roads and walkways, as well as
open space corridors, this potential will need to be assessed before uses which may eliminate the
potential are considered (see Chapter 10: Leisure: Policy L3 and Chapter 3: The Natural Environment:
Policy NEG). As a general guide the overall width requirement for various options is as follows:—

(i) Cyclepath/walkway only — four metres minimum.

(ii) Segregated two track Rapid Transit — nine metres minimum.

(iif) Combined Rapid Transit and Cyclepath-walkway — 13 metres minimum.

Development will not be permitted on ex-railway corridors which may serve to
provide cycle routes, pedestrian paths or rapid transit routes. Existing ex-railway
corridors are defined as Greenways and/or safequarded rapid transit routes on the
Proposals Map.

Implementation: Identification of alternative options will be developed in the context of the
Transport Plan.

Public Transport: Rapid Transit Safequarded Routes

5.4.19 The successful application of Rapid Transit to major urban centres, integrated with other forms of

public transport is well documented in Europe and North America. The potential for Rapid
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Transport in Bristol to provide rapid links on mainly segregated routes between residential areas,
both new and established, centres of economic activity and the main shopping, cultural and
recreational locations, is recognised as a vital objective in meeting the transportation and
environmental goals defined in the BRITE Study.

.
M4
= Priority Implementation
Priority Route to be Identified
s |1 NS N Possible Later Phases
%Q,AQ’ J  Park and Ride
.A‘Zl’\
< Ny
% *
k bsb -l
'I \\& \1\6 % |'
e / 1
! ? H
'1 / P — - : ,'
/. - ( * ,’
Il \ _____ ~ “~~~~ 'l *
1 - ~\ 1
\\ _I_—'/ \——‘ ~~~~’I
\ 2 I*
NFFAAN e 1
_____ 1
~._~~___ g B I
‘\\ \\~ ,” ~~~~_—',
< 4
\\ -~ ',
X v I
\ 7
)
Y o~
I
|
I N\
/
\ )’
0 1  2Km |
A S | 7 )
ar . II i/
=TT

Figure 5.4 — Rapid Transit

5.4.20 Structure Plan Policy TR6 seeks to safeguard those Rapid Transit routes which have been
identified. The Transport Plan for the Avon Area sets out a programme for route identification and
implementation. These are routes serving Bradley Stoke and south Bristol. Possible further route
options are extensions from Filton to the M32 Hambrook area (Park and Ride) and Lawrence Hill
to Emersons Green and Yate. However, the city council is aware of the potential user conflicts and
environmental weaknesses of utilising the Bristol/Bath Cycleway route and will insist that any
further analysis addresses the issues of alternatives for cyclists, safeguarding of the open space and
retention of the wildlife corridor, in consultation with local people and the users concerned. The
Portishead to Wapping Wharf disused line and Severn Beach heavy rail passenger line will also be
evaluated. Studies suggest that rapid transit will be viable, and provide scope for the financial
involvement of the private sector in design and construction. In particular, work has been
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undertaken to identify a route to serve South Bristol. Further refinement of options is necessary
before a route can be identified and if appropriate safeguarded. Joint working between the city
council and South Gloucestershire is seeking to progress Line 1 Bradley Stoke to city centre as a
priority. Options to serve South Bristol can then be progressed to follow on.

M13 The following corridors, as defined on the Proposals Map are safeguarded as
Rapid Transit routes:—

(i) That part of the proposed rapid transit route between Wapping Wharf and
Portishead, as set out in the Avon Light Rail Transit Act 1989, which falls
within the city.

(i) A horseshoe route within the city centre, including a spur running
northward along Victoria Street to Bridge Street.

(iii) A route from Temple Meads to Lawrence Hill and then via the Parkway
railway line to the city boundary.

(iv) The Bristol-Bath cycleway/walkway pending the evaluation of other routes
to serve Yate and east Bristol.

Implementation: The development of a Rapid Transit system serving the Bristol region is an expensive
capital project which will rely heavily upon Central and European funding, and the
city council will work to secure partners for such a project and to identify and secure
capital and grant assistance.

Parking: General

5.4.21 Parking policy is an important element of urban transport planning. Parking measures, such as
changes in the number and composition of the parking stock, cost structure, enforcement regime,
and signing and information provision can have significant effects on travel demand, transport
system performance and wider economic and social goals. Parking policy can also influence travel
behaviour by affecting the choice of destination (PPG13) and thereby have a major impact on the
perceived attractiveness of alternative locations to developers and investors. Structure Plan
policies TR13, TR14 and TR15 provide the broad policy framework for car parking throughout the
County and seek to deter commuter traffic, congestion and impact on residential areas.

5.4.22 During the morning peak period 50,000 cars enter central Bristol. Many of these vehicles spend the
remainder of the day parked in or around the city centre either on or off the road. This pattern
extends beyond the city centre along three key radials, Park Street/Whiteladies Road, Stokes
Croft/Cheltenham Road and Bedminster Parade/East Street and reflects the concentration of
commercial activity around these corridors. BRITES has identified the sheer volume of vehicles
involved in accessing central area jobs as a major component in the city’s congestion problems.
Restraint on the availability of long stay commuter parking spaces both private and public, on-
street or off-street, therefore has a significant role to play in containing the growth of peak period
movements. Such restraint needs to be carefully weighed against the need for continued access for
commercial and other purposes and the need to achieve regeneration particularly in the city centre.

Parking: Commuter, Visitor and Short-Stay Parking

5.4.23 In the Bristol Inner Parking Zone (as defined in the Schedule and on the Proposals Map) parking
restraint measures will be applied in such a way as to avoid adverse effects on particular activities
as far as possible. A strategy will be pursued aimed at achieving convenient access to shopping and
leisure facilities and providing short stay access to meet the visitor and operational needs of
business and public services. At the same time, restraints will be applied to contain the growth of
employment related central area parking used by commuters, but not essential to the operation of
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businesses. This approach is consistent with advice given in PPG 13 which states that local
authorities should adopt reduced requirements for parking for locations which have good access
to other forms of travel than the private car. These restraints will embrace limits on private
commuter parking and on both on-street and off-street public commuter parking.

5.4.24 Within the Inner Parking Zone there are also a number of sites providing substantial areas of
surface car parking for commuters: often as an interim basis pending development of the sites for
other purposes. The early development of these sites for offices and other uses will assist the Local
Plan objective of restraint aimed at reducing journeys to work by car. On such sites some flexibility
in the application of parking standards will be appropriate provided that a substantial overall
reduction in long stay parking results from the development as a whole. Incremental reductions in
numbers of inner zone public long stay commuter spaces will be sought, closely matched to
increases in the capacity of park and ride facilities and other alternatives to the private car, with
the aim of achieving a balanced approach. A degree of restraint on employment related parking
will be applied throughout the city in order to limit the growing congestion outside the city centre.
This will help to safeguard capacity to enable city centre regeneration to proceed.

5.4.25 Replacement provision for existing public inner zone parking will be considered where this would
better serve shopping and leisure uses, or would reduce the environmental impact of cars on
sensitive areas. Pricing and timing mechanisms will be used to limit long stay commuter parking
in public car parks and on-street. Long stay commuter parking is taken to be that which provides
for stays in excess of four hours and is associated principally with journeys from home to work and
back.

M14 (1) Development for long stay commuter parking will be permitted provided
that:

(i) It forms part of a new development and conforms to the parking
standards set out in the schedule, or

(ii) Itis part of a Park and Ride scheme which is located so as to maximise its
contribution to the relief of traffic congestion.

(11) Development for car parking to serve the needs of customers of leisure,
shopping and public services premises within the Bristol Inner Parking Zone
and to meet short stay business requirements within that area will be
permitted provided that it is managed to deter long stay commuter parking.

Implementation: Bristol City Council,, Developers and Park and Ride operators. Management of car
parks to deter long-stay commuter parking will be secured through planning
obligations.

Parking: Commuted Payments

5.4.26 Circular 1/97 and PPG13 make provision for local authorities to seek contributions from
development towards Park and Ride, as part of an alternative car parking strategy, in lieu of central
area parking. In view of the significant congestion evidenced in Central Bristol associated with
peak period commuting, the significant benefits to be derived from the widespread
implementation of Park and Ride (BRITES) make this a priority for implementation.
Contributions will only be sought in those parts of Central Bristol which can be served efficiently
by Park and Ride. The level of contributions, set out in the parking standards (see Schedule to M1)
will also be considered in the context of other factors affecting development. Contributions so
gained will be allocated to Park and Ride schemes identified in the TPP and the Four year Capital
Programme.
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M15 In permitting developments for office use within the Bristol Inner Parking Zone,
as defined on the Proposals Map, regard will be paid to the extent to which,
through the operation of M1 and M14, the development does not provide for the
needs of commuters who will be attracted to the development. Taking this into
account, contributions towards Park and Ride will be sought based on the parking
standards and the related explanatory notes set out in the schedule, and in the
context of the following and any other factors affecting the development:

(i) Exceptional development costs — eg costs arising from restoration of derelict
historic buildings;

(if) Exceptional contributions to provide other benefits — eg exceptional
contributions to environmental improvements;

(iii) In office redevelopment schemes, the extent of existing parking provision;

(iv) Phased construction which may justify phased release of commuted
payments;

(v) The extent to which the scheme includes housing within a mixed use
development.

Implementation: Bristol City Council, Developers and where appropriate adjoining District Councils.

Cyclists and Pedestrians

5.4.27 During the 1980s the use of bicycles for recreational and non-recreational journeys has grown and
at 2-3% (BRITES) of all journeys, cycling already plays a useful if modest role in transportation
around the city. A survey of 2,000 cyclists carried out by the former County Council in October
1987 showed that within the inner areas of the city, such as Redland, Bishopston, Montpelier,
Cotham, Hotwells and parts of Totterdown and Bedminster, over five per cent of the journeys to
work are by bicycle. This represents a growth for the central area between 1980 and 1987 of 15%.

5.4.28 This is encouraging, as conditions are generally hostile to cycling particularly at peak times. The hilly
topography of Bristol and the general lack of segregated facilities have tended to make cycling an
unattractive transport alternative. Both the former Avon County Council and the city council have
worked to provide facilities, the former County mainly on the existing highway and the city by way of off
road routes such as the Ashton—Pill route, the city portion of the Bristol-Bath railway path, and work on
the creation of a route through south Bristol, the Malago Greenway. These schemes have provided some
encouragement to both leisure cyclists and those who cycle to work (see Chapter 10: Leisure: Policy L3).

5.4.29 The city council holds the view that cycling can make a useful and substantial contribution
towards transport in the city. Structure Plan Policy TR11 seeks to support and encourage cycling
and this has been amplified by a comprehensive range of cycling policies, adopted by the former
Avon County Council aimed at encouraging cycling and creating a safer cycling environment
backed up by a much augmented budget and programme of schemes.

5.4.30 The BRITE Study reveals that cycling as a means for journeys to work could, if the right circumstances
are created, achieve a share of use rising from around 3% at present, to over 6%. The city council
believes that this can only be achieved by ensuring the proper facilities are in place. In order to attract
more people to cycling, particularly for journeys to work, it is essential to create a strategic network of
safe cycle-routes which wherever possible are segregated from the main stream of traffic. On the basis
of the BRITES projections the city council believes it would be prudent to provide a network which
should be of sufficient capacity to accommodate up to a 10% share of peak period flows. In addition,
a key requirement will be the provision of secure cycle parking and workplace facilities for the storage
of cycle kit/wet weather gear etc along with changing rooms and showers (see Policy M1).
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5.4.31 Walking constitutes the largest number of journeys made, with up to a third made over a distance
of less than one mile. These journeys fall broadly into two types; those where walking is an
accessory of another mode, ie train, bus or car and the journey is started and/or completed by
walking and those where the trip is made exclusive on foot. Many of these latter journeys are made
by people without access to cars. As well as trips to work, journeys on foot are frequently made to
local facilities such as shops, schools, parks, etc.

5.4.32 The pedestrian environment is often poorly defined, disjointed and potentially dangerous. In the
city centre there is no clear focus for routes across the centre. There is a lack of street events to
reinforce pedestrian corridors. This is partly a legacy of a former approach which attempted to
create ‘streets in the air’ separate from road traffic. It is now replaced by the provision of crossings,
pelicans and pedestrian routes at street level with the aim of re-weaving historic street patterns
and encouraging the return of retail and service facilities. A substantial programme of footways
improvements with measures including dropped kerbs, more gentle gradients, better quality
surfaces and safer crossing facilities is required. In some cases full pedestrianisation may be
advantageous, particularly in the city centre. Whilst primarily aimed at disabled people,
improvements can provide benefits for all pedestrians.

M16 In determining planning applications account will be taken of opportunities to
enhance the pedestrian and cycle networks. Development will be permitted when
it incorporates measures to take advantage of such opportunities.

Implementation: Bristol City Council and where appropriate, developers.

Traffic Management

5.4.33 Formerly concerned primarily with enabling the efficient flow of traffic, traffic management has
come to encompass a broader range of objectives concerned with improving road safety,
environmental improvements, information systems and provision of improved facilities for non-
car transport modes. The city council is increasingly embracing new technology to support aspects
of this work, examples include computer control of signals, real time information systems and
variable message signing. Improving the accessibility and environmental quality of the city centre
and improving road safety in residential areas will be priorities over the Plan period. Schemes will
be drawn from the following categories:-

(i) The provision of safe and convenient routes for cyclists, pedestrians, children, the older
people and those with mobility impairments etc to local facilities. (This would build on the
safe routes for schools project and adopt similar principles).

(if) The establishment of bus priority measures on main corridors.
(iii) Traffic calming and management of many residential areas in order to reduce rat-running,

reduce unnecessary intrusions by HGVs, improve safety and reduce speed, etc. This would
link with (i) and the approach could be similar to the DoT guidance on 20 mph zones).

(iv) Traffic calming and management of the main shopping centres including those located on
the arterial routes such as Whiteladies Road, Stapleton Road, Church Road, Fishponds Road
and Gloucester Road to improve the environment for shopping and leisure.

(v) Traffic calming of environmentally sensitive areas, particularly key historic areas, settings of
important Listed buildings and Conservation Areas.

5.4.34 Development proposals will be encouraged to complement and support small scale schemes in
designing accessways and car parking facilities which abut public spaces.

5.4.35 Specific works are proposed for Avonmouth Village following completion of the Avonmouth Relief
Road and M49, Second Severn Crossing works.
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M17

Itis proposed to undertake traffic management measures at Avonmouth Village as
defined on the Proposals Map.

Implementation: Bristol City Council and private sector developments.

Freight: Rail Freight Facilities

5.4.36 The need to provide for the efficient movement of goods is essential for the economic health of the

M18

city. Recent years have seen a steady increase in the carriage of freight by road and a dramatic
decline in freight carriage by rail, the latter to the extent that the rail-freight depot at South Liberty
Lane, Bedminster has now closed. Structure Plan policy TR16 seeks to support the carriage of
freight by rail and encourage new facilities and government announcements have lent support to
this position. Within the Avonmouth area there are a number of private freight sidings and
opportunities exist for the provision of further land for businesses requiring rail freight facilities.
In addition there is a site which is suited for development as an intermodal freight depot. These
issues and the importance of the port are dealt with in Chapter 12: Avonmouth.

It is proposed to develop a regional intermodal freight transfer facility at
Avonmouth as defined on the Proposals Map.

Implementation: Bristol City Council, Railfreight and private development interest.

Highway Network: New Road — Environmental and Economic Effects

5.4.37 A number of new roads are contained in the Plan. These are the subject of proposals by the

Department of Transport, the County Council and the Bristol Development Corporation. On the
evidence currently available the city council does not believe that substantial new road building is
capable of meeting the demands of private motorists, or is compatible with the achievement of an
improved environment and a city in which Bristolians would be happy to live.

5.4.38 The impact of a new road frequently spreads well beyond its immediate corridor and without

appropriate action can affect traffic and communities at some distance. As a consequence ‘meeting
the demand’ is an insufficient justification, and new roads must be justified by the fulfilment of
the broader objectives of this Plan. In considering any such proposals the city council will seek to
ensure that environmental and economic impacts are fully assessed along with alternative options.
In so doing, the city council will have regard to national guidance indicating the types of project
which may be subject to environmental assessment as set out in Circular 15/88. The city council
will also ensure that adequate public consultation is undertaken on any proposals.

5.4.39 The following Policy will be applied to proposals for major roads which are not proposed in the

M19

Local Plan but emerge as proposals during its lifetime, to major new roads proposed for evaluation
through Local Plan Policies and to detailed consideration of proposals the need for which has
already been established through their inclusion in the policies of the Structure Plan. It will also be
applied to any proposed provision of a new transport link across the River Avon at Avonmouth,
whether by road or rail, and to any proposed increase in existing crossing capacity in that area.

(1) Major road proposals will be required to include and have regard to:-

(i) An appropriate assessment of their environmental implications.

(ii) A comparative evaluation of the proposals set against appropriate
alternative options.

(iii) Consultation with members of the public and other interests potentially
affected by the proposals.
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(11 In considering such proposals, account will be taken of:—
() Their contribution to achieving the economic objectives of the Local Plan.

(if) The need to avoid enabling or encouraging commuting by car into
congested areas.

Implementation: Assessment by scheme promoter.

Motorway and Junction
mmmmm National Primary Route
County Primary Route

Figure 5.5: Primary Route Network 1997
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Highway Network: Improvements to the Primary Road Network

5.4.40 Figure 5.5 indicates the current primary road network as it impacts on Bristol The network

consists of National and County Primary Roads which are intended to provide strategic routes
between places of traffic importance. The provision and maintenance of an efficient network is
essential to the city’s economic well being. The City and County Councils believe that in general
major new road construction is unlikely to address the city’s current traffic problems. Moreover
some parts of the network are unsuitable for their purpose because they pass through residential
areas, affect significant buildings or do not meet present design criteria. Therefore other than the
limited proposals set out in Structure Plan policies TR 25 and 26, significant highway construction
is not proposed as a means of overcoming current problems. As details of the alignments of the
schemes set out in the following Policy are not available, individual proposals are included in the
same form in which they appear in the Structure Plan and are indicated on the Proposals Map in
diagrammatic form only.
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Figure 5.6: Improvements to the Primary Road Network
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M20 Improvements are proposed to the following roads forming part of the primary

route network as defined on the Proposals Map.
(1) The following will be programmed for construction in the period until 2001:-

(i) A4044 inner circuit road (Victoria Street junction and Redcliffe Way).
(if) Anchor Road/Canons Road.

(iii) A4 Bath Road (West Town Lane to Keynsham bypass).
(v) A4 Bath Road/Callington Road link.

(vi) Avon Ring Road (A4-A370).

(vii) Closure of the inner circuit road forming the diagonal route through

Queen Square.

(1) The following scheme is not likely to be commenced before 2001 but will be
safeguarded:—

(i) A37 Whitchurch bypass.

Implementation: Via the TPP. Developers contribution will be sought where appropriate.

Primary Route Network Amendments: Redcliffe Way

5.4.41 The City Centre Chapter describes and illustrates proposals for the remodelling of the Redcliffe

M21

Way area to reduce traffic impact and create an improved setting for St Mary Redcliffe Church - a
Grade | Listed Building of national importance. The proposals allow for Redcliffe Way to remain
open as a vehicular route, but with a much reduced capacity consistent only with the need to
provide local access. As such it could no longer perform its present role as a National Primary
Route. However other parts of the primary route network in this area have sufficient capacity to
accommodate displaced through movements.

Redcliffe Way will no longer form part of the primary route network.

Implementation: The city council/Department of Transport.

Highway Network: Avonmouth/Severnside

5.4.42 In March 1996 the location of an intermediate junction on the M49 motorway, lying just to the north

of the Bristol boundary, in South Gloucestershire, was approved by the Highways Agency. This will
enable the further development of the wider Avonmouth/Severnside area. It will facilitate a
comprehensive growth strategy for development, by releasing part of the land to the southern end of
Avonmouth/Severnside in the Avonmouth Regeneration Area, defined on the Proposals Map.
Highway improvements to serve the Avonmouth Regeneration Area and provide links to the adjacent
primary road network will include the diversion of the A403 coast road. This scheme is shown on the
Proposals Map in diagrammatic form. Its precise alignment will be subject to further study.

5.4.43 It is also expected that a link from the A403 to Junction 18 of the M5 will be required to

M22

accommodate additional traffic without overloading the existing pattern of country lanes or
drawing traffic through the residential suburbs of north-west Bristol.

Improvements are proposed to the highway network serving Avonmouth/Severnside
in the form of the realignment of the A403 as defined on the Proposals Map.

Implementation: Bristol City Council and South Gloucestershire District Council. Contributions will
be sought from development where appropriate.
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Highway Network: Minor Road Improvements

5.4.44 The following schemes are modest in nature and local in impact and involve realignment,
widening, junction improvements, footways, introduction of traffic control or measures to
promote buses, cyclists, etc. As the final proposals for many of these schemes have not been
determined they are not shown on the Proposals Map.

M23 Improvements are proposed to the following roads, as defined on the Proposals Map,
the details of which will be the subject of further consideration and public consultation.

(i) Houlton Street/Wade Street — accident reduction measures and possible
closure to through traffic.
(i1) Dean Lane/Catherine Mead Street — junction remodelling.
(iii) Blackberry Hill/Small Lane - visibility improvement.
(iv) Winterstoke Road — possible dualling between Ashton Gate and Ashton Vale.
(v) Novers Hill — new footway.
(vi) A370 York Road - (junction improvements) and St Lukes Road — (minor
widening and cycle lane provision).
(vii) Windmill Hill/Cotswold Road/Whitehouse Lane - traffic lights and junction
Improvements.
(viii) Kingsweston Lane/Kingsweston Road - visibility improvement.
(ix) Church Road/Blackswarth Road - traffic management at junction.
(x) A4 Hotwell Road/Anchor Road - provision of footway/cycle lane.
Implementation: Mainly by Bristol City Council but where appropriate, developers or other agency funds.

Highway Network: Highway Improvements/Abandonment of Old
Road Improvement Lines

5.4.45 In addition to the proposals set out in M19 and M22 there are a range of additional road improvement
lines and highway proposals arising from the New Street Orders under Section 188 of the Highways
Act 1980 (formerly under Section 30 of the Public Health Act 1925 and Section 159 of the Highways
Act 1959) and other highways proposals, neither programmed nor in the Structure Plan, some of
these are also contained within the Bristol Development Plan (Amendment No. 5) 1973.

5.4.46 Most of these cannot be considered as active proposals and in the majority of cases they could only be
implemented if the properties they affected were the subject of development proposals. The city council
has evaluated these proposals and has concluded that, within the context of the proposed transport
strategy, the majority are no longer required. These are set out in the Schedule to M23 and M24.

M24 The following highway improvement reservations, as defined on the Proposals
Map, will be safeguarded pending further appraisal. All other schemes, as set out
in the Schedule will be abandoned.

‘Section 30’ New Street Orders.
(i) Kingsweston Road - retain outside nos. 15 to 31.
(i) Passage Road (Charlton Road to Falcondale Road)

The schemes for Henbury bypass and the Stockwood Tip link road have been
abandoned.

Implementation: Bristol City Council. Developers.

ADOPTED BRISTOL LOCAL PLAN DECEMBER 1997



107

SCcHEDULE TO PoLicies M1, M14, M15

REVISED PARKING STANDARDS EXPLANATORY NOTES

The Revised Car Park Standard for the City of Bristol seek to meet the general objectives of the
former County’s Transportation Policy which will eventually be contained in a new Transportation
Plan, and the city council’s aspirations set out in the movement Chapter of the Bristol Local Plan.

The key requirements for the revised parking standards are to assist in achieving the following
goals:

Reduce overall usage of private cars within the city, especially for journey to work.
Encourage the use of convenient public transport: bus, train, rapid transit.
Improve environment for pedestrians and encourage cyclists.

A comprehensive analysis of parking policy and requirements is set out in the Movement Chapter.

For car parking purposes a distinction has been made between Inner and Outer Zones. The Inner
Zone boundary is a composite one comprising the following features:-

(i) An approximately ten minutes walking distance beyond the Inner Circuit Road which with
appropriate stops, will be the route for bus park and ride shuttle services; (where
appropriate the boundary has been extended to include large institutional uses falling
partly within the area).

(ii) A parking zone boundary which acknowledges a division in standard within a particular
Use Class between the central area and the outer city. Such a use may be acceptable or
desirable for economic, social or cultural reasons within the central area, and off-street
parking requirements may be reduced having regard to constraints of townscape,
conservation, availability of public parking and Local Plan goals to relieve traffic
congestion. Within the outer city, and in primarily residential areas justification for such
uses will usually be accompanied by the full standard of off-street parking.

The Zone boundary is shown as Map 1 and on the Proposals Map

The categories of uses in which differential policy standards between the inner and outer zones
apply are as follows:-

Use Class B1: Business — offices other than A2.
Use Class C1: Hotels.

Use Class D1. Non-residential institutions. Non-residential education and training centre, ie
Primary and Secondary schools, Art Galleries, Museums, Exhibition Halls, Community Halls.

Use Class D2: Theatres, Cinemas, Concert Halls.

Class Al: Retail

A balance has been attempted between what is realistically possible for small units in established
developed areas and a standard of provision demanded by large stores where these are locationally
acceptable. For the latter, it is desirable to manage change from non-food to food retailing because
of the differential parking requirement between these uses.

Classes A2 and B1: Business — Offices

In parking terms, the distinction between these categories has been made on the basis that A2 uses
are likely to occupy smaller premises amongst retail centres, whereas B1 uses are likely to be more
variable in size and location. Within the Inner Zone a restrictive standard for B1 is proposed which
recognises the inability of the central area to cope with increased demand for road space and
parking (see Commuted Payments overleaf).
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Map 1: Inner Zone

Classes Blc (Light Industrial) and B2-B8

The former IDP Standard had a complicated sliding scale of parking provision, the presumption
being a more generous provision for small units than for large. A global standard of one space per
50m2 gross is now suggested in line with other similar Authorities. The apparent difference in the
standard for offices in the central and outer zones reflects the city council’s view, that it is
inappropriate to meet the total demand for car borne trips to work and the way in which this
matter can be dealt with in each zone.

Class A3

A comparatively low parking requirement of one space per 5m? is suggested for both public houses
and restaurants, and no differentiation is made between inner and outer city. This standard is a
basis for calculating Car Space Equivalents, and in the inner city, where car parking cannot be met
on site and publicly available car parking is limited, applicants will be encouraged to make
arrangements with existing car park operators for use out of hours, perhaps encouraging
customers with a parking voucher system.

Class C1, C2 and C3

The proposed division between Inner and Outer city is utilised in respect of hotels (C1). Provision
for hotels, hostels, hospitals and nursing homes is intended to reflect prevailing standards,
including provision for staff on duty.

For residential schools, colleges and universities, adequate provision is included for duty staff,
visitors and people with mobility problems. The major establishments of Further and Higher
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Education will be encouraged to require students not to bring or use cars in Bristol, and the
general standard reflects this.

Use Class C3: Houses, flats and maisonettes. This category poses a particularly difficult challenge.
Initially it was considered that dwellings were a suitable use for a separation of standards between
Inner and Outer city. Such an approach, however, tends to obscure variations in residential density
and the historic ‘grain’ of former villages or suburban centres across the city.

The general aim is to reinforce existing urban form both in the central city and the outer area. For
small dwellings have one bedroom only a standard of car parking not exceeding one space per
dwelling will encourage the development of small sites or existing buildings which are closely
related to local centres and acknowledge the existence or potential of nearby public transport
Services.

For dwellings having three bedrooms or more a general standard of at least two spaces per dwelling
will be required. For two bedroom dwellings it will be necessary to make a judgement on an
appropriate standard with one additional space per two, three or four dwellings, ie 150%, 133%,
125% provision.

If developments are well related to the central area or to a well-defined and close-knit suburban
centre, a lower standard of off-street car parking will be expected.

There will be a presumption against the promotion of development on any sites in residential
neighbourhoods which would involve the loss of off-street parking and lock-up garages.

Class D1 and Class D2

The idea of operational parking is replaced by that for staff on duty and a reasonable balance has
been attempted between the demands of such staff and encouraging reduced journey to work by
car.

The suggested standards are comparable with those elsewhere, though with due recognition of
limited space and potentially good public transport access within a predominantly urban area.

Commuted Payments

Commuted payments, usually for the provision of car parking spaces, are an established procedure
in Planning Control. Depending on circumstances they may be utilised as an alternative to the
provision of central area parking or overcoming a shortfall in off-street parking, in respect of
offices.

Currently the making of commuted payments is regulated by DoE Circular 1/97 ‘Planning
Obligations’, and PPG13 on Transport. Advice at present is that commuted payments are a
contribution to parking policy. The definition and role of planning obligations or gain may change
as time goes on and revisions to these standards will be made as appropriate.

To help reduce the amount of traffic generated by private cars in the city centre, particularly for
journeys to work, the city council is developing a range of Park and Ride proposals.
Contributions in the form of commuted payments, in lieu of any car parking ‘requirement’, will
be sought only from office developments. As and when the Local Plan is reviewed other
substantial employment uses which contribute to peak period congestion may also be included to
contribute.

Commuted payments will be calculated on the basis of a reasonable assumption of the number of
potential employees likely to travel to work by car. This figure indicates the total long stay parking
requirement arising from a development. This will be made by providing up to the approved car
parking standard within the curtilage of the development with the remainder paid in the form of
a commuted payment, which reflects the capital cost of providing a park and ride car parking
space.

In cases where for a variety of reasons car parking spaces cannot or will not be provided, the whole
requirement can be made as a commuted payment.
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Calculation of Commuted Payments

Each employee is assumed to occupy 20m?2 gross of floorspace. Based on the current mode share
for a.m. peak car journeys into the inner area, and a 1.38 occupancy rate it can be assumed that
42% of employees will seek to travel to work in their own car. Consequently the total car parking
requirement is calculated as 42% of the total employees. Commuted payments will be levied at a
rate which reflects the capital cost of providing each park and ride car parking space. This figure
will be subject to index linking.

EXAMPLE: B1 PROPOSALS FOR 5000Mm2

2
5000m gross floorspace = 250 employees

20m? floorspace per employee

250 employees @ 42% in their own cars = requirement for 105 car spaces
Car parking standard @ 1 per 200m?2 =25

Commuted payment = (105-25) x £2,000

= £160,000

Commuted payments will normally be received as part of a Section 106 Agreement. Payments will
be:

(i) Set to directly reflect the current cost of provision of car spaces at park and ride sites at the
date when a payment is made, based on a cost of £2,000 per space at November 1993 index
linked to subsequent changes in construction costs.

(ii) Payable prior to the occupation of the relevant building(s).

(iii) Refundable if not spent within three years of payment being made. Monies will be allocated
to Park and Ride schemes as identified in the council’s TPP and Four Year Capital
Programme.

In determining the commuted sum payable account will be taken of exceptional circumstances, for
example:—

(i) Exceptional development costs giving rise to problems of non-viability — eg costs arising
from restoration of derelict historic buildings.

(ii) Exceptional contributions to provide other benefits, eg contributions to environmental
improvements exceeding normal planning requirements.

(iii) In office redevelopment schemes, some account will be taken of existing parking provision
in setting new on-site parking levels. This will affect commuted payment calculations.

(iv) The phased construction of schemes which may justify the phased release of commuted
payments.

Monies will be allocated to Park and Ride schemes identified within the TPP and Four Year Capital
Programme.

Provision for Motorcycles

It is necessary to recognise the motorcycle as a distinctive mode of travel throughout the city.
Recent studies suggest that it accounts overall for about 3% of the modal share although this is not
broken down into parts of the day such as peak periods.

For all developments provision should be made for motorcycle parking spaces equal to 5% of the
number of car spaces normally required. An exception will be made for office developments within
the Inner Parking Zone, where a ratio of one motorcycle space for 500m2 gross floorspace will
apply. Spaces should conform with the standard dimensions and security requirements set out
below.
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Parking Provision for Disabled People

Itis recognised that at present public transport is inadequate to meet the transport needs of many
disabled people. For car parking associated with shopping, leisure and recreation development and
other uses requiring public access, the city council will require, where the form of development
permits, 5% of capacity to be reserved for disabled people. A minimum provision of one parking
space for disabled use is to be provided where the above calculation produces a figure of less than
one whole space.

For car parking associated with employment development regard will be had to the minimum
employment guideline of 3% of posts being filled by disabled people. In all proposals where more
than 33 people may be employed, additional spaces will be required to meet the 3% target. These
spaces are additional to the parking standard set out in the following tables.

Car parking spaces for disabled people should be clearly identified for orange badge holders only
and should be located so as to allow easy access to the buildings they serve. In all car parks the use
of these reserved spaces should be regularly monitored to confirm that the recommended
proportion is appropriate.

Provision for Bicycles

The city council has produced cycle parking standards. They are included in this document so that
all standards can be considered in a single parking document.

Clarifications

. All figures expressed are also ‘part thereof’ eg, for Class C1, Hostels for Special Needs will require

two spaces for a hostel containing 11 bed spaces.

. The standards apply, unless otherwise stated, to all categories of Development for which Planning

Permission is required ie new developments, conversions, material changes of use.

. Good design principles will be expected for all off-street car park spaces, in the full range from the

single dwelling to large parking areas associated with retail superstores or Park and Ride scheme.
Advice in respect of residential parking is contained within the city council’s ‘Residential
Guidelines’ Advice on parking layouts for other Use Classes is always available from the city
council’s Directorates of Planning, Transport and Development Services.

. Standard Dimensions

1 car space =11.5m2 (or 124 sq ft) 2.4m x 4.8m (or 79”7 x 15’ 6”)
1 car space for vehicles used by disabled

people. Bay dimensions (side by side) =3.6mx4.8m (11'8”x 15’ 6”)

1 motorcycle space =25mx 1.5m (or 8 2”x5")

NB: 2 standard spaces of 2.4m width can share extra width in centre of 1.2m (3'11”)

For bays in line (end to end parking)
assuming access available from side =2.4mx6.6m (7° 97 x 21’ 6”)

Developments making specific provision for motorcycles should have regard to the need for
security and incorporate appropriate proprietary anti-theft or tampering measures.

. Gross floorspace is defined as the net lettable floorspace together with associated circulation and

service areas (ie inclusive of reception and lift access, stairwells, toilets, etc). Areas for plant and
car parking are excluded from this definition.
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CAR PARKING STANDARDS

All standards are a maximum unless otherwise stated.

Use DESCRIPTION  PARKING
CLAss oOF UsEe PROVISION NOTES
Al Retail Small retail (below Each small retail case assessed
(includes cash and ~ 200m2). No specified on merits.
carry) standard.
Between 200m? and Notional standard for medium sized
1000m2. retail to provide for staff and a
1 space per 100m?, proportion of customers.

1,000m2 and above. Application of this standard dependent
on location, size, proximity to public

transport.
100m2 and above: 1. Large non-food retail stores will be
Non-food: 1 space required to accept a planning
per 20m2. condition precluding food sales
Food: 1 space per within Class A1 unless an area of
10m2, land sufficient to satisfy the higher
(This standard is a food sales parking standard can

minimum requirement.) be accommodated on site without
compromising landscape setting or
other amenities.
2. For all retail discretion can be

exercised depending on proximity to
public transport.

3. For car parks with over 75 spaces
managed public access outside
trading hours may be required.

A2 Financial and As per small and
Professional medium retail.
Services
A3 Restaurants, 1 space per 5m? Where public off-street parking is
Cafes, drinking or dining limited this standard may be utilised
Public Houses area. as basis for commuted payments for
public parking or for achieving a
parking voucher scheme giving access
to NCP or other private car parks. Use
must also satisfy access requirements
of Policy Advice Note.
Hot food No specific standard. ~ Policy Advice Note requirements on
takeaway local highway characteristics and

opportunities for waiting and servicing
of paramount importance.

Transport Cafes 1 lorry space of 50m?2
per 5m2 of dining area.
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CLASS

DESCRIPTION PARKING
OF UsE PrROVISION

NoOTES

Bl

B1

B2

B3-
B7

B8

€1
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Offices Inner zone: 1 space
per 200m? gross
floor area plus
commuted payments.
Outer Zone: 1 space
per 50m?2 gross for all
offices.

Light Industrial, 1 space per 50m2
R&D, gross. Office content
Laboratories, of over 10% will be
Studios assessed as above.
General Industrial

(Manufacturing)

Special Industrial

Storage, 1 space per 100m?,
Distribution
and Warehouse

Hotels Inner Zone:
1 space per 1.5

bedrooms but dependent

on size of building,
location, conference
element and market.

This new standard is introduced:—

(a)in recognition of the need to
attract new investment;

(b)as representing a greater level
of restraint over what has been
achieved in recent built schemes;

(c)in concert with a scheme of
commuted payments for Park Ride as
part of an overall parking strategy.

In applying the standards for Bristol
Inner Zone redevelopment schemes
involving existing offices, account will
be taken of past levels of on-site car
parking.

The standard has been set to
reflect shift working, delivery/
despatch, health and safety and
recognises that these uses are
unlikely to be located at the focus
of the public transport network.

For units in excess of 5,000m?2 parking
will be assessed on individual merits
having regard to location, operating
patterns and proximity to public
transport.

To be assessed on
individual merits.

It will be necessary to impose condition
or agreement limiting warehouse/
distribution function to ‘trade only’/
Any element of general retail cash and
carry — retail standards apply.

For units in excess of 5,000m?2 parking
will be assessed on individual merits
having regard to location, operating
patterns and proximity to public
transport.

Access for coaches will also need
to be provided.
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Use DESCRIPTION  PARKING
CLAss oOF Uske PROVISION NOTES
Outer Zone: Exceptions can be made depending
1 space per bedroom  on local circumstances.
1 coach per 30 Particularly in respect of small
bedrooms plus one conversions where there is no
space per 4 staff on detriment to residential amenity.
duty.
NB: for public drinking/dining areas
provision as per Class A3.

Hostels

Hostels for Special Less than 10 bed spaces.

Needs 1 space per 1 f/t staff on
duty. Above 10 spaces
1 additional space per
10 bed spaces.

Hostels/Halls of 1 space per

Residence for supervisory staff plus

Students (detached 1 space per 5 students.

from education See also Class C2.

premises)

C2 Hospitals & 1 space per 3 beds For casualty and out-patient

Nursing Homes

Boarding Schools

Residential
Colleges, Training
Centres,
Polytechnic/
University

(+ 1 space per 3 ft
duty staff).

1 space per each duty
staff plus 1 space per
30 pupils.

1 space per each duty
staff plus 1 space per
5 students.

departments in Hospitals there
will be need for additional parking
spaces at standard under D1
Medical/Health.

Within the main hospital sites at
Kingsdown and St Michael’s Hill these
standards will not apply. In recognition
of environmental constraints and the
need to limit central area traffic the city
council will seek to maintain staff car
parking provision at existing agreed
levels.

Standard of provision relies upon
educational institutions discouraging
use of cars by students except
circumstances and people with mobility
difficulties.

Within the University of Bristol area,
these standards will not apply. In
recognition of environmental
constraints and the need to limit central
area traffic, the city council will seek to
maintain car parking at existing agreed
levels.

apoprTeD BRISTOL LOCAL PLAN DECEMBER 1997



115

UsE DESCRIPTION
CLAass OF UsE

PARKING
PrRoOVISION

NOTES

Convalescent and
Residential Care
Homes

C3 Houses/Flats/
Maisonettes

Elderly Persons’
Dwellings

Sheltered Housing -
Category | (active
elderly)

1 space per 2 f/t staff
on duty including
ancillary/maintenance
staff. Over 6 bed spaces:
1 additional space per

6 bed spaces.

1 bedroom: 1 space

per dwelling.

2 bedrooms: 1 space
per dwelling and
communal parking of 1
additional space for
between 2 and 4
dwellings depending on
location and transport
characteristics.

3 bedrooms and over:
At least 2 spaces per
dwelling.

Owner/occupied: one
space per dwelling.
Low cost rented and/or
housing association
controlled by condition
or S106 agreement: one

space per two dwellings,

plus one space per
warden (if applicable).

One space per dwelling
plus one space per

warden (if applicable). In

Integral garages will only be
considered subject to a condition
ensuring their retention.

For houses, flats or conversions and

especially in relation to the

development of several units, this

standard may be relaxed depending

upon:—

* topography/location of site;

* proximity to existing public transport;

* potential for improved public
transport;

* opportunities for retaining/
enhancing significant buildings;

* housing tenure such as social housing
schemes or Housing Association
development.

exceptional circumstances,

for centrally located
schemes, well served by
facilities and public
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UsE DESCRIPTION
CLAass OF UsE

PARKING

PrRoOVISION NOTES

Sheltered Housing -
Category Il (elderly
or frail elderly
assisted by warden
or emergency call
system)

D1 Medical/Health
Centres

Creche, Nursery,
Day Centre

Primary and
Secondary
Schools and
Sixth Form
Colleges

Colleges of
Further Education,
Polytechnic/
University, other
Training Centres

Art Galleries,
Museums,
Exhibition Halls
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transport, a reduction in
parking requirement may
be acceptable.

One space per 3 dwellings,
plus 1 space for warden.
This standard may increase
on merit in the event that
accommodation is not
within reasonable walking
distance of shops, other
essential facilities, or not
well located in relation to
public transport.

1 space for each duty
doctor, nurse or other
medical. 1 space per 2

In applying the standards for
medical/health centres account

will be taken of the particular
admin.clerical. 3 services provided and their

spaces per consulting  expected traffic generation. The
room. scope for overcoming parking and
servicing problems through planning
agreements and conditions will be
examined where appropriate.

No specific allocation.
Assessed on merits
ensuring adequate space
for picking up and setting
down and staff.

Inner Zone: 1 space per

2 members of staff plus
10% for casual parking.
Outer city: 1 space per
members of staff.

Inner Zone: less than

1 space per duty staff.
(nominated permit system)*
Outer Zone: 1 space per
duty staff, plus 1 space
per 5 students.

Inner Zone: 1 space per

500m2 gross.

Outer Zone: no specific  In recognition of specialist

allocation. nature of use, allocation of staff and
public spaces to be decided on merits
as well as need for coaches.
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UsE DESCRIPTION PARKING
CLAass OF UsE PrRoOVISION NOTES

Community Halls, 1 space per
Places of Worship, 10 seats or 20m2.

Church Halls
Libraries 1 space per 100m2, Allocation staff/public to be determined
on site.

D2 Theatres, Cinemas, Inner Zone: No fixed For each use reliance upon
Concert Halls standard. evening use of existing car park

Outer Zone: 1 space capacity.
per 2 members of staff
plus 1 space per 10
seats plus provision for
coach space or set down
point.
Bingo Hall/Casino 1 space per 10 seats
Dance Halls/ 1 space per 5m2 public
Discos floorspace.
Sports Hall, 1 space per 2 duty staff Ancillary A3 facilities within
Swimming Baths,  plus 1 space per 5 sports hall require parking on
Gymnasia participants on normal  basis of A3 floorspace.
hourly capacity +20%
changeover period.

Other  Petrol Filling 1 space per 25m2 gross In applying the standards for these
Station floorspace of sales uses account will be taken of the
Vehicle Repair kiosk and/or workshops particular services provided and their
Garages plus 3 spaces per MOT  expected traffic generation.

Display and Sales  Test Bay. 1 space per  The scope for overcoming parking and
of Motor Vehicles  50m2 of sales display  servicing problems, through planning
area. conditions and agreements.

Servicing and Turning Space

1. Itis essential that wherever possible, developments make adequate on-site provision for servicing,

delivery and turning space to ensure that no obstruction or difficulty takes place on the public
highway.

. Provision for servicing and manoeuvring of delivery vehicles will be assessed on the merits of

individual cases, which include whether development is new construction, redevelopment or
change of use, and the location of such development, whether in the central or outer areas.

. In much of the central area, and large parts of the earlier suburban areas, the development form of

Bristol is fine grained and of high density. In order to achieve desirable refurbishment and
employment generation through changes of use, a balance will be sought between the desirability
of providing on-site servicing and avoidance of exacerbating on-street servicing and delivery
activities.

As a general guide, the following standard will apply:—
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MINIMUM SERVICING

UsE GROSS FLOORSPACE REQUIRED AREA
CLASS AREA NOT EXCEEDING (EXCLUDING MANOEUVRING AREA)
A1 Retail Central 1,000m2 120m?
Area 2,000m? 150m?
3,000m? 180m?
4,000m? 210m2
5,000m2 225m2
Outer 500m? 70m2
Areas 1,000m? 135m?
2,000m? 165m?2

Developments which exceed the above floorspace figures will be treated on their merits.

MINIMUM SERVICING
UsE GROSS FLOORSPACE REQUIRED AREA
CLASS AREA NOT EXCEEDING (EXCLUDING MANOEUVRING AREA)

B1 Offices All Areas  Minimum provision of 30m2 excluding manoeuvring areas.
Maximum of 12m?2 per 500m? gross floor area.

B2 General Central Each case to be considered on its merits
Area
Outer 500m? 70m?2
Areas 1,000m2 135m?
2,000m? 165m?2
Developments which exceed the above floorspace figures will be treated on their merits.
B8 Ware- Central Each case to be considered on its merits
housing Area
Outer 250m? 70m?2
Areas 500m2 135m?
1,000m2 165m?2

Developments which exceed the above floorspace figures will be treated on their merits.

CYCLE PARKING STANDARDS

1. The lack of specific cycle facilities and the theft of bicycles particularly in urban areas acts as a

significant deterrent to cycling. Although many cycle parking sites have been introduced on the
public highway the numbers are still very small and not enough to encourage cycling. Many new
developments have taken place which are placing increasing pressure on the public highway
making cycling more unattractive. If cycle facilities could be provided the situation could be
considerably relieved. In order to achieve this a specific Cycle Facility Policy has been established.

. These standards are based upon 10% of non-operational car parking spaces, with a minimum of

four spaces in the case of small developments.

. As part of these standards all cycle parking facilities must be located in a safe, secure and convenient

location within the curtilage of the development. However, if it is not possible to provide facilities
within the site itself then the developer will be expected to make a payment in lieu of the city
council equivalent to the cost of cycle stands as well as 10% for maintenance. The city council will
then pool funds from various developments within a locality to create a cycle park in the vicinity.
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4. Sheffield racks (one of which is suitable to two cycle parking spaces) are considered appropriate for most
types of development. However, on occasions, for example within Conservation Areas, special design
requirements may apply. This will be left to the discretion of the Development Control Officer and should
be considered as part of a planning application. The standards will remain the same. In certain
circumstances it has been considered appropriate to distinguish between short and long stay needs; short
stay needs being those required by visitors or customers to a building, and which should be provided as
close to the entrances of a building as possible and long stay parking, which is aimed at employee needs
and may be more appropriately provided to the side or rear of a building. Where no differentiation is
made it is expected that the racks will be located so as to provide for both staff and visitors.

5. The importance of internal facilities, particularly for employees, such as changing rooms, lockers,
showers, etc, cannot be under-estimated in encouraging more cyclists and such facilities will be
sought in appropriate circumstances.

6. The minimum requirement in all cases is four spaces, all figures expressed are also ‘part thereof’.

UsE DESCRIPTION  PARKING
CLAss oOF Uske PROVISION NOTES
A1/A2  Retail/ Up to 1000m2 — 1. Shopping Malls will
Financial and Long Stay: 1 space per assessed on the basis of
Professional 200m? the individual unit size.
Services Short Stay: 1 space per 2. A2 uses above 1,000m?
200m2. may be required to provide
Up to 5,000m?2 - additional long stay spaces
Long Stay: 1 space per because of higher staff/
400m? floorspace ratios of A2 over Al.
Short Stay: 1 space per
400m?2.,
Over 5,000m? —
Long Stay: 1 space per
2,500m?2
Short Stay: 1 space per
2,500m2.
A3 Restaurants/Cafes 1 long stay space: The standards are based seating
Public Houses 20 seats. 1 short stay  capacity of each type of sub-use.
space: 10 seats.
B1 Offices/Light Long Stay: 1 space: See Note 12 for A1/A2.
Industrial 200m2. Short Stay:
1 space: 1,000m2,
B2 General Industry 1 space: 250m?2 up These standards are designed to
to 1000m2, reflect the different intensity of use
1 space: 500m?2 between small workshops and large
thereafter. industrial premises.
B8 Warehousing 1 space: 800m2. This standards applies where a
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Storage and
Distribution

minimum of 70% of the floor area
is used for storage, otherwise
assessed as B2.
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UseE DESCRIPTION  PARKING
CLAss OF Use PROVISION NOTES
Gl Hotels 1 space per 10 bed
spaces.
Hostels 1 space per 6 bed These standards are offered as
spaces for Hostels for ~ guidance — the requirement for
the homeless. will be dependent on the nature
1 space per 4 bed space of the proposed Hostel, eg
for Hostels for young  Special Needs, Mother & Baby,
people/students etc. alcohol abuse etc.
C2 Hospitals/Nursing 1 space per 10 bed Combined standard for staff and

Homes and spaces. visitors.

Residential Care

Homes

Residential 1 space per 5 students.

Colleges

C3 Houses The property must be 1. The minimum standard of 4
accessible by bicycle. spaces does not apply to this class.

Flats/Maisonettes ~ Minimum of 1 secure 2. Garages may be considered

space per unit to be as an acceptable secure cycle

provided within the parking space.

curtilage of the 3. Within the inner residential areas,

development. where for other policy objectives
off-street parking space is not
provided, secure cycle parking must
be provided.

Elderly Persons No specific requirement. 4. These standards apply to new build

Dwellings To be assessed on merits. and conversions.

D1 Clinics/Dentists 1 space: 2 consulting
rooms.

Primary Schools 1 space: 50 pupils 1. Current practice is to deter cycling to
primary and some secondary schools
on grounds of safety.

Secondary 1 space: 5 pupils/ 2. For all schools the standard

Schools, students. is advisory and dependent on

CFEs etc the school cycling policy.

Places of Worship/ 1 space: 50 fixed seats

Community Halls/  or 1 space: 100m?2,

Youth Clubs,

Libraries and other

Cultural Centres

D2 Theatres/Cinemas 1 long stage space: 1. These standards are provided
300 seats. as guidance. It is recognised
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that there will be considerable
differences between central and
peripheral locations.

1 short stay space:
30 seats.
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UsE DESCRIPTION
CLAass OF UsE

PARKING
PrRoOVISION

NOTES

Dance Halls/Discos

Sports Centres/
Swimming Pools

Other
Uses

1 long stay space:

2. In central area locations spaces

400m2. 1 short stay may be provided as a commuted

space: 200m2.
1 space: 10 staff.

payment.

1 space: 10 participants

on normal hourly
capacity + 20%

changeover provision.

Transport Uses
a. Railway Stations

b. Bus/Coach
Station
c. Park & Ride

3 spaces per stopped carriage
during the peak period.
1 space per bus stand.

1 space per 50 car parking
facilities spaces.

SCcHEDULE To PotLicies M23 AND M24

Arising from Policy M24 and the review of road improvement lines, the following are proposed for

abandonment.

FORMER SEcTION 30 NEw STREET ORDERS

Air Balloon Road, St George
Albert Place, Westhury
Barracks Lane, Shirehampton
Beachley Walk, Shirehampton
Begbrook Drive, Stapleton
Blackberry Hill, Stapleton
Blackswarth Road, St George
Brentry Lane, Southmead
Chapel Road, Bishopsworth
Charlton Road, Brentry
Charlton Lane, Henbury
Charlton Road, Tow Mile Hill
Chestnuts Lane, Brislington
Chock Lane, Westbury-on-Trym
Clay Bottom, St George

Clay Hill, St George

Clifford Garden, Shirehampton
Clifton Down Road, Clifton
Clouds Hill Road, St George
College Road, Fishponds
Crews Hole Road, St George

Crow Lane, Henbury

Deans Drive, St George
Dingle, The, Westbury-on-Trym
Dingle Road, Coombe Dingle
Duncombe Lane, Speedwell
Duncombe Road, St George
East Dundry Road, Whitchurch
Eastmead Lane, Stoke Bishop
Falcon Close, Westbury-on-Trym
Fernhill Lane, Henbury

Fir Tree Lane, St George
Fishponds Road, Fishponds
Frenchay Park Road, Stapleton
Furber Road, St George
Gillingham Hill, St George
Glenfrome Road, Eastville
Green, The, Shirehampton
Grove Avenue, Coombe Dingle
Grove Road, Coombe Dingle
Half Acre Close, Whitchurch
Hallen Close, Henbury
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Hallen Road, Henbury

Ham Lane, Frenchay

Headley Lane, Bedminster
Henbury Road, Westbury-on-Trym
Hillside Avenue, St George
Hudds Vale Road, St George
Jeffries Hill Bottom, St George
Jockey Lane, St George

John Wesley Road, St George
Kennard Road, St George
Kingsway, St George
Kingsweston Lane, Shirehampton
Kingsweston Road, Shirehampton
Kingsway, St George

Lawrence Weston Road, Henbury
Little Stoke Road, Stoke Bishop
Lower High Street, Shirehampton
Manor Road, Fishponds

Mariners Drive, Stoke Bishop
Marling Road, St George

Magpie Bottom Lane, St George
Nags Head Hill, St George
Nibletts Hill, Conham

Nicholas Lane, St George

Novers Hill, Knowle

Old Barrow Hill, Shirehampton
Old Farm Lane, Bristol 5

Old West Town Lane, Brislington
Orchard Road, Conham

Park Hill, Shirehampton
Parklands Road, Bower Ashton
Passage Road, Westhury-on-Trym

(except both sides of the road between
Charlton Road and Falcondale Road)

Pembroke Road, Shirehampton
Penpole Lane, Shirehampton
Polly Barnes Hill, Conham
Poplar Road, Conham

Pound Lane, Fishponds
Raeburn Road, St George

Rock, The, Brislington

Rodney Road, St George
Rossiters Lane, St George

St Anne’s Terrace, St Anne’s

Sir John’s Lane , Eastville
South Liberty Lane, Bedminster
Station Road, Fishponds
Station Road, Henbury

Station Road, Shirehampton
Stevens Crescent, Totterdown
Stibbs Hill, Fishponds
Stockwood Road, Stockwood
Talbot Road, Knowle

Troopers Hill Road, St George
Two Mile Hill Road, St George
Water Lane, Brislington
Waters Lane, Westbury-on-Trym
Westhbury Hill, Westbury-on-Trym
Westhury Lane, Westhury-on-Trym
Whitchurch Lane,.Hartcliffe
Whitefield Avenue, St George
Whiteway Road, St George
Whites Hill Road, Bristol

Wick Road, Brislington
Windmill Lane, Henbury
Woodwell Road, Shirehampton
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Crews Hole Road, St George
Clay Bottom St George
Dubbers Lane, St George
Foundry Lane, St George
Firtree Lane, Conham
Nibletts Hill, Conham
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Poplar Road, Conham

Rodney Road, St George
Smoke Lane, Avonmouth

The Rock, Brislington

Trym Road, Westbury-on-Trym
Victoria Park, Kingswood
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CHAPTER 6
ECONOMY

“TO PROMOTE THE GROWTH, PROSPERITY AND ECONOMIC VITALITY OF
THE CITY SO AS TO SATISFY ITS SOCIAL AND ENVIRONMENTAL NEEDS”
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6.1 INTRODUCTION

6.1.1 Bristol is the regional capital and major economic centre of the South-West and will remain an
attractive location for business and investment. The recession has affected most areas of the U.K.
including Bristol and it is now essential for the city to work in partnership with the business sector
and adjacent authorities to provide the right environment for renewed growth and regeneration.
The opportunity must be taken to promote ‘excellence’ and build on the existing economic base to
bring benefits across the city. However there is also a need for careful control of peripheral
development causing urban sprawl and detracting from city centre investment which is vital to
regeneration and the quality of urban life.

6.1.2 Retaining existing jobs and creating new employment opportunities are principal priorities of
the Local Plan. Local businesses, by providing employment and income for residents, contribute
directly to the prosperity of the city. A healthy economy is reflected in the environment and
vitality of the city and contributes to the quality of life of those who live and work here. The city
council is particularly concerned that there should be a wide range of employment
opportunities to meet the needs and aspirations of the resident workforce. The city council also
recognises the vital role that Bristol plays as an employment centre for the wider Bristol Travel
to Work Area.

6.1.3 It is acknowledged that “no development takes place unless the market and other considerations
persuade owners and developers to come forward with proposals” (PPG 12 paragraph 1.1).
Accordingly, it is important for the Local Authority to work closely with development interests and
the community sector if an active economy is to be maintained, a broad range of employment
opportunities provided, and urban regeneration carried out. However, there can be less attractive
consequences of an active economy. Traffic congestion, pollution, unattractive development, loss
of open spaces, noise and disturbance are all problems that can arise to varying degrees. So, while
jobs are important, so is the need for positive and effective planning control.

6.1.4 The local economy is in a constant state of flux, with some sectors declining while others are
showing signs of growth. The rate and nature of these changes have caused some imbalances
creating shortages of certain types of employment while in some growth areas there has been a
shortage of suitable employees. However, change is inevitable and new employment opportunities
are to be welcomed.

Restructuring of the Bristol Economy

6.1.5 In the last 20 years, Bristol’s economy has witnessed dramatic changes in common with much of
the UK. The principal feature has been a major decline in manufacturing and other industrial
employment and significant growth in service sector employment including finance and
banking.

6.1.6 Employment growth in the service sector was rapid during the 1980s and is projected to continue
but at a lesser pace during the 1990s following the setbacks and job losses associated with the
recession.

(i) Financial and Business Services
The expansion and consolidation of the city as a major administrative centre has been
boosted by the decisions of a number of major banking, insurance and finance companies
to move their head office here.
Jobs in the banking, insurance and finance sector more than doubled (to 54,075) in the
three years from 1986 to 1989. Whilst most of this growth occurred in the city centre,
expansion has continued on the North Fringe of Bristol with decentralisation of offices
from the centre and new developments. Many professional services have expanded or
established in Bristol to support this growth.
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(i) Tourism and Leisure
The city council recognises the essential role leisure and tourism development has in the
economic vitality of the city. As is illustrated in Chapter 10: Leisure, there has been an
increase in the number of jobs, (many of which are part-time and semi-skilled or unskilled)
available in this very diverse sector of the economy. It includes hotels and catering, the
exhibition and conference trade, tourist attractions and events, cultural activities and
specialist retailing. It is intended to promote the special quality of Bristol for Leisure and
tourism and maximise the employment opportunities in this area.

(iit) Shopping
Retailing has been a growth industry nationally although there has only been moderate
employment growth in this sector in Bristol since 1981. The opening of The Galleries
boosted the city centre and the Broadmead Board has been established to revive city centre
shopping via a series of initiatives in Broadmead such as marketing and environmental
improvements, to maintain its regional role and compete with the new Cribbs Causeway
shopping development on the edge of the city.

(iv) Other Service Industries

The media industry in Bristol, second only to London in terms of status and creativity,
now employs a significant number of people and generates considerable wealth in the
city. This represents a welcome expansion of the economic base. There are a range of
smaller businesses and service activities which, together, add to both the quantity and the
diversity of employment in the city. They include the professions, (engineering,
architecture, accountancy, law); the arts, (theatre, crafts, publishing) technical support
services, (electronics, computers, telecommunications); and training and information
services.

6.1.7 The growth of the service sector, part of which has traditionally had a high proportion of female

employees, (eg medical services, hotels, catering, office work), has coincided with an increasing
tendency for women to work and an increase in part-time employment. Almost half the women
working in the Bristol ‘travel-to-work area” work part time. Growth in this sector would assist in
broadening the range of employment types to provide jobs matched to a wide range of skills. This
should ensure that the city has a diverse economy, not dependent on a narrow range of
employment, and therefore less vulnerable to the effects of future decline in any one particular key
sector.

Decline of the Manufacturing Sector

6.1.8 Changes in the manufacturing sector in Bristol have mirrored trends which occurred nationally.

Between 1981 and 1989 the number of people employed in manufacturing in the Bristol District
fell by over a third. The losses were in all manufacturing sectors but included closures, relocations
and redundancies in key manufacturing industries of paper and packaging, food, drink and
tobacco.

6.1.9 Manufacturing losses in the wider Travel to Work Area outside of the Bristol District were less,

which mirrors national trends of a shift of manufacturing jobs from city to peripheral
locations.

6.1.10 Restructuring and relocation has impacted particularly on the older traditional manufacturing

industries which were located in the south and central areas of the city. Whilst new businesses have
opened in the north fringe areas adjacent to the motorway, this growth of employment has not
kept pace with major job losses at British Aerospace and Rolls Royce. This means that
manufacturing job losses have been greater in North Bristol than elsewhere in recent years.
Unemployment is thus a citywide problem but with particular problems in both South Bristol and
the Inner City. Meanwhile, the opportunities for the location of new manufacturing industry are
constrained by the loss of industrial land to other uses (see Figure 6.2).
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Economic Development Strategy

6.1.11 There is agreement that a healthy national economy requires a balance between the manufacturing
and service industry sectors. It is increasingly acknowledged that nationally the decline in
manufacturing has been excessive and that this sector now represents too small an element of
business activity with corresponding economic difficulties for trade balances. Local planning
policies can contribute to an improvement in the situation by influencing external pressures that
might cause the loss of manufacturing industry and by creating favourable conditions for inward
investment and growth in this sector.

6.1.12 The land-use policies of this Plan are only one element which can direct and promote economic
development. An Economic Development Strategy for Bristol has been prepared for 1995-98
providing one of the foundations for land use policies and establishing an action plan for
promotional activity and investment.

6.1.13 The strategy contains the city council’s objectives for economic development and the activities
which need to be undertaken. It also recognises that the city council cannot act alone but requires
the commitment of joint working with appropriate agencies in the city. There is an important role
for the various Directorates of the city council, the Western Development Partnership (WDP),
Western Training and Enterprise Council (WESTEC), the Bristol Chamber of Commerce and
Initiative (BCCI), Bristol Cultural Development Partnership, Bristol Tourism Forum, Bristol Black
Voluntary Sector (BBVS), Avon Business Link, the University of Bristol, the University of the West
of England (UWE), Bristol Council for Voluntary Service (BCVS), Bristol Area Community
Enterprise Network (BACEN) and other private, public and community interests in the city. All
partners will need to work together to get best use from existing resources and also to secure
additional funding to make the Economic Development Strategy a success.

6.1.14 The Strategy seeks to build and strengthen partnership working, and to ensure the best for Bristol
in new initiatives such as ‘Business Link’ through close working with the Western Development
Partnership, the West of England Initiative and the recently established Regional Development
Organisation for the five counties of Avon, Gloucestershire, Somerset, Wiltshire and Dorset known
as the West of England Development Agency (WEDA).

6.1.15 The Strategy recognises the need to promote Bristol within the European Union, to share
experience and expertise and to target emerging European programmes concerning conversion of
skills, social exclusion, inequality, local economic development, and greening the economy. Bristol
is proud of its record in environmental achievement and new and innovative projects are now
emerging that link environmental sustainability and economic development.

6.1.16 Six action programmes for economic development are promoted. These are:—
(1) The Bristol Offer
(2) City of Excellence
(3) Building a Better Bristol
(4) Regenerating the City Centre
(5) Investing in People
(6) Spreading the benefits to priority areas
6.1.17 These combine with land-use policies to tackle inequalities in the labour market, geographical
disadvantages, training provision and employer’s practices and long term unemployment.
Growth and Regeneration

6.1.18 The process of change is an essential characteristic of economic life and the development of cities.
As businesses close or adapt in the face of changing markets, sites and buildings fall vacant whilst
new areas are developed to suit new requirements. Growth in the economy is also seen as essential
to continuing prosperity, maintaining investment and jobs and allowing for the renewal of
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outdated premises and infrastructure. In this respect it is the main driver of change and the
regeneration in the city — for example in established residential areas change is more piecemeal
and gradual whilst in business areas it is more rapid and dramatic.

6.1.19 The planning system has a key role in directing the pressures of growth and change. At a
strategic level this is done through Regional Guidance and Structure Plans (see Section 6.2),
whilst Local Plans can be far more specific in guiding both the location and type of development
to meet the priorities of the local community. Priorities for Bristol can be defined by
considering local needs and opportunities but particular situations and external influences will
also have an impact.

6.1.20 Urban regeneration is not solely a local priority — it is a matter of national interest. In this respect
it must be given major importance in developing strategic guidance for development. There is a
major concern that the over provision of development land on peripheral ‘greenfield’ sites will
frustrate the national objective of urban regeneration quite apart from the environmental and
transportation issues this raises. Accordingly the city council will need to ensure that structure and
Local Plan policies focus on the need for regeneration and will control the release of further
greenfield and peripheral employment land.

6.1.21 There are a number of areas in the city where the city council wishes to continue or to promote
more rapid change. In these areas earlier development may have become obsolete or new
opportunities have come forward and investment is needed to accomplish their regeneration.
Policy EC7 recognises the need for regeneration areas across the city. The regeneration areas are
dealt with in separate Chapters in this Plan. Rapid change requires specific policies and objectives.
The citywide Policies contained in this Chapter continue to apply to those areas but additional
detail and area specific matters are contained in the individual Chapters dealing with:

Chapter 11: The City Centre
Chapter 12: Avonmouth
Chapter 13: South Bristol

6.2POLICY CONTEXT

6.2.1 Planning Policy Guidance Note 4 (PPG4) — Industrial and Commercial Development and Small
Firms (November 1992) sets out the Government’s general policies on economic development.
Government policy indicates that Local Planning Authorities should ensure that their
development plans contain clear land use policies for different types of industrial and
commercial development and positive policies to cater for the needs of small businesses. They
should also aim to ensure that there is sufficient land available for industry and commerce and
that the variety of sites is sufficient to meet the differing practical needs of the user. Reflecting the
definitions in the Use Classes Order 1987, PPG4 concludes that the clear distinction between
business use and general industry presents an opportunity for development plans to provide
positively for enterprise and investment, whilst affording effective environmental protection. It
remains open to planning authorities to propose policies in development plans aimed at
channelling particular types of business development into particular locations, although in each
such case a clear justification for the distinction should be made. It is also clear that policies
should encourage new development in locations which minimise the length and number of trips
especially by motor vehicle and which can be served by more energy efficient modes of transport.
Where it would add unacceptably to congestion new development should be discouraged
(PPG13).

6.2.2 Planning Policy Guidance Note 12: Development Plans and Regional Planning Guidance (February
1992) contains a section on Economic Considerations. It sets out those issues which Local
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Authorities should take account of in their development plans. These include revitalising and
broadening the local economy and stimulating employment opportunities; urban regeneration
including initiatives such as derelict land reclamation; socio-economic factors, such as car
ownership levels, unemployment and wage levels; and the move in economic activity from a
manufacturing to a service base. The PPG states that policies should provide for choice, flexibility
and competition.

6.2.3 Key economic policies of relevance to Bristol set out in the Regional Planning Guidance (RPG10)
for the South-West include the encouragement of investment along the M4 and M5 and other road
and rail corridors and within the Bristol/Bath sub area; the encouragement of further economic
development and diversification placing emphasis on supporting and encouraging existing
industry, making suitable land available in development plans and exploiting the region’s
commercial advantages.

6.2.4 The Avon County Structure Plan is intended to guide and control the distribution of employment. It
sets out the proposed scale of land to be identified for employment use for the period up to the year
2001. The policies apply to land for general industry and storage and for office, research and
development or light industrial use. Within the city the principal areas for new employment creating
development are the city centre and Avonmouth, although significant employment development
opportunities also exist in other parts of the city. The allocations are set out in Figure 6.1.

Gross floorspace to be

Land proposed for provided for office
general industrial or research and development
distribution use and light industrial use
PoLicy AREA (HECTARES) (SQUARE METRES)
Central and Inner Area 500,000
Suburban Area 40
Avonmouth/Severnside 200*

*partly within South Gloucestershire

Figure 6.1: Employment Land Allocations, Avon County Structure Plan July 1994

6.2.5 The Structure Plan allocations for employment require detailed amplification in this Plan. The
city council will adopt the approach of discreet policy areas which allow the application of policies
to be more flexible and directly related to varying conditions across the city. Four policy areas are
identified as shown on the Proposals Map. These are logical divisions based around land use, age
and style of development, development pressures and variety in local conditions. The policy area
approach is used in this Plan in the wording of policies and it will form the basis for monitoring.

6.3 OBJECTIVES

6.3.1 To promote the use of land and buildings in the city to bring benefits to those people who are seeking
work and are disadvantaged when competing for jobs. The city council will encourage proposals which
will create jobs and help maintain a wide range of economic activity within the city.

6.3.2 To promote the environmentally sustainable growth of Bristol’s economy and to encourage the
development of a broad range of employment opportunities that are available in places where people
need them so that:—

(i) The location of employment does not add significantly to the transportation problems in the
city and that, where possible, employment can be located on sites which encourage the use of
public transport as a means of getting to and from work.
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(i) Economic activity does not harm the environment or disturb local amenity (ie non-polluting
and visually acceptable.)

6.3.3 To protect existing industrial employment opportunities in Bristol by resisting the loss of land and
premises suitable for industrial development so as to meet the needs of existing, new, expanding and
relocating businesses.

6.3.4 To cater for the wide range of needs of new and existing businesses in Bristol by ensuring the adequate
provision of land, premises and skilled labour.

6.3.5 To promote the renewal and regeneration of key areas of Bristol, where the potential for new
development can provide maximum advantage to the fabric of the city and the economic well being of
the local community.

6.3.6 To address the problems faced by those who are disadvantaged in the labour market through the
removal of barriers to employment, the promotion of training and the encouragement of economic
activities which will provide specific benefits to the more disadvantaged in Bristol.

6.3.7 To achieve community and environmental benefits as part of new economic development.

6.4 POLICIES

Promoting Growth: Environmental Considerations

6.4.1 PPG4 establishes good practice criteria for the control of industrial and commercial development
necessary to achieve the “integration of economic growth and environmental good sense”. This policy
is therefore required to reconcile necessary development with environmental protection and to
assess the environmental costs and benefits of a proposal, in order to reduce or remedy any adverse
effects. Many problems can be overcome by good initial site planning and design. Also new
technology and efficient working practices can significantly assist. Traffic generation for example,
can have implications for the surrounding area of a site. Warehousing tends to generate low
density employment but given the frequent use of very large vehicles which require excellent access
roads and servicing space, and in order to minimise the adverse effects of heavy vehicles within the
city, it is desirable that warehousing developments are located on sites close to the major road and
motorway network such as those at Avonmouth. There are also important opportunities to locate,
operate and design development to reduce the need to travel and reduce the impact on the
environment.

6.4.2 In certain cases, schemes will require an Environmental Impact Assessment in accordance with
Circular 15/88. However, all schemes need to take into account environmental considerations
and mitigate where possible. Chapter 2, Management of the Environment gives guidance and
policies regarding environmental factors which have land use implications such as hazardous
substances, noise, pollution, recycling. The city council will therefore encourage developers to
consider the full range of environmental effects of alternative designs and locations at the outset
of a scheme.

EC1 Industrial and commercial developments will be permitted where:

(i) There is no unacceptable impact on the environmental amenity of the
surrounding area or the operational requirements of nearby industrial uses
by reason of visual appearance, hours of operation, pollution, noise, fumes,
odour or other nuisance.

(if) An environmental impact assessment, if required, indicates no unacceptable
detriment.

129 apoprTeED BRISTOL LOCAL PLAN DECEMBER 1997



130

(i) The site is easily accessible by public transport, cycling and walking and
will therefore contribute to minimising the length and number of motor
vehicle trips;

(iv) The level and type of traffic generated will not be detrimental to road
safety, local accessibility and the environment in terms of noise and
pollution;

(v) There is no unacceptable impact on residential amenity, the natural
environment and the general amenity of areas accessible to or enjoyed by
the public.

Implementation: Through the Development Control process.

Promoting Growth: Industry and Warehousing/B1 Development

6.4.3 A principal aim of employment policies is to ensure a range of sites and development
opportunities to meet the needs of existing businesses, to attract inward investment and to
promote a diverse economy. In order to pursue this aim and monitor development, Policies
EC2 and EC3 distinguish between industrial, storage and distribution (EC2) and business
development (EC3). These uses have different characteristics which require different types of
sites. When taken together, Policies EC2 and EC3 provide a range of employment
opportunities responsive to local conditions, and reflecting the substantial level of provision
of business floorspace in the central area and the shortage of suitable industrial land in the
inner area.

Industry and Warehousing

6.4.4 To provide for the range of employment needs in the city and to maintain employment
opportunities the city council has identified employment areas on the Proposals Map in which it
will encourage new industrial and warehousing development including the renewal of existing
premises and sites. The city council would particularly wish to encourage:

(i) Starter units for new businesses close to areas of high unemployment. Many of the city’s
older inner area factories have potential for conversion to small industrial units. This could
assist small firms and those wishing to start up new businesses.

(ii) Growth industries such as electronics or pharmaceuticals. These industries will help
diversify the economic base of the city.

(iii) Proposals which involve the use of areas of underused or vacant land or buildings within
employment areas.

B1 Development

6.4.5 The city council will encourage development within Use Class B1 on those sites identified on the
Proposals Map. Many sites in the inner and central areas will by virtue of their location at the focal
point of public transport routes, relationship with other uses, environmental and other
considerations be most suitable for office use. However, in most inner and suburban locations
identified under this policy other forms of development within Use Class B1 are considered more
appropriate. Certainly the form and density of development will vary in response to local
conditions and environmental considerations.

6.4.6 Within the city centre there are opportunities within the regeneration areas (see Policy CC1) and a
number of other sites (see Policy CC3) that will be suited to mixed use development. A
combination of office, research and development, industrial, leisure, retail, cultural and residential
uses in varying degrees dictated by local conditions will meet the objectives for a lively, diverse city
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centre and facilitate a successful development package. However, the considerable supply of office
development opportunities in this area needs to be taken into account when determining the
balance of uses. This will ensure that the full range of land uses essential to the vitality and variety
of a regional city centre are maintained and promoted.

6.4.7 However, sites identified in locations outside the city centre will provide broader choice for some
new office development. This will extend the opportunities for regeneration in district and local
centres in inner or suburban Bristol where sites are promoted for office development.

Promoting Employment
6.4.8 The principal responsibility of this Plan is to identify land and sites for development as set out in
Policies EC2 and EC3. However, Plans should also have regard to socio-economic factors such as
accessibility of transport, unemployment and wage levels. These factors combine to create severe
barriers for sections of society such as disabled people, women, the unemployed and unskilled.
These disadvantages are concentrated in the inner city and outer housing estates and impact
particularly on ethnic minority communities.
6.4.9 Development of the land and sites in EC2 and EC3 should promote employment by addressing the
following issues:—
(i) Training
(ii) Childcare
(iii) Integrated Employment Opportunities
(iv) Access for disabled people, and
(v) Community benefit
6.4.10 The city council will work with developers to action the Economic Development Strategy
1995-1998. By negotiation, developments can be targeted to invest in people and spread the
benefits to priority areas by encouraging access to training and employment and linking with local
economic development activities. The city council has an Economic Development and
Regeneration Team working on a series of initiatives which promote employment and compliment
the policies of this Plan (see paragraphs 6.1.11-6.1.17).

EC2 Sites set out in the Schedule and defined on the Proposals Map are proposed for
general industrial, storage or distribution activities. The aim is to provide the
following land for development during the Plan period 1989 to 2001:-

Central and inner policy area In the region of 20 ha
Suburban policy area In the region of 35 ha
Avonmouth policy area In the region of 90 ha

EC3 Sites set out in the Schedule and defined on the Proposals Map are proposed for
office, research and development and light industrial purposes. The aim is to
provide land sufficient for the following developments to be achieved during the
Plan period 1989 to 2001:-

Central policy area 250,000m2 (approx.)
Inner policy area 60,000m2 (approx.)
Suburban policy area 60,000m2 (approx.)
Avonmouth policy area 50,000m2 (approx.)
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Implementation: (i) Maintain a regularly updated schedule of land for business development,
monitoring progress on development and land availability.

(ii) Produce clear development briefs for all major sites.

(iii) In partnership with relevant agencies to implement Economic Development
Strategy.

Protection: Existing Employment Opportunities

6.4.11 There is a limited amount of land for industry and commerce in Bristol. In order to maximise
employment in the city it is important that existing employment sites and premises are retained
for employment purposes. Employment land and floorspace includes industrial, warehousing and
office uses (Use Classes B1-B8), where production and the employment it generates, is the primary
activity on the site, but the goods and services produced are enjoyed elsewhere. It excludes retail,
leisure and institutional uses (Use Classes A1-A3, C1-C3, D1 and D2), where the employment is
secondary to the primary activity of the site.

6.4.12 Retaining and improving existing floorspace is essential to ensure that an adequate supply is
available to meet the needs of local firms and firms wishing to move to Bristol, subject to the need
to consider the environmental impact of employment and whether it can be satisfactory overcome
(see Policies EC1 and EC8).

6.4.13 Criteria to judge the value of a particular site or premises will vary depending on the local
circumstances, but could include:—

(a) The size of the site/building.

(b) The quality of the site/building, eg whether its shape and topography meets modern
requirements, is accessible, and has adequate road access.

(c) Its location relative to other uses and the public transport network.

(d) Whether it provides employment in areas of high unemployment, and whether there are
alternative employment opportunities in the area.

(e) The adequacy of employment floorspace supply in the area, and whether the site is required
to meet the need for employment land identified in Policies EC2 and EC3 and Structure
Plan Policy E5.

(f) Whether it can be demonstrated that there is no demand for the site/building, including
how it has been marketed, for how long and on what terms.

6.4.14 Where industrial or warehousing firms are to be lost or displaced as a result of redevelopment, the
city council will encourage suitable relocation to protect valuable local employment.

EC4 Development involving the loss of employment floorspace will be permitted
where one of the following applies:—

(i) The floorspace to be lost is not valuable, in terms of quality or quantity, to
the stock of employment floorspace in the area;
(if) A net reduction in floorspace is necessary to improve existing premises;
(ili) The premises are to be used for industrial or commercial training
purposes;
(iv) The premises are to be used for child care provision in association with
existing or proposed employment uses.

(v) The existing use is having an unacceptable impact on the environmental
quality of the surrounding area in terms of visual appearance, traffic
generation, hours of operation, pollution, noise, fumes, odour or other
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nuisance and it can be demonstrated that this cannot be overcome by
employing best practicable means.

Implementation: Through Development Control.

Protection: Industrial Sites and Premises

6.4.15 Manufacturing industry is central to the long term economic prosperity of the national and
regional economy. Although Bristol has experienced a steady decline in manufacturing
employment, 30% of the total workforce of the travel to work area of Bristol is still employed in this
sector of the economy. Supportive local policies can ameliorate the impact of this trend, such as
ensuring the availability of suitable sites and premises for growth and expansion, support for
industrial development and control of development pressures that might prejudice industrial
development.

6.4.16 It is essential that the further loss of industrial land and premises within the city is resisted to
ensure a balanced mix of employment that can provide a range of employment opportunities for
the resident workforce and to meet the demand for new industrial users.

6.4.17 The majority of the remaining jobs in manufacturing are located within established industrial areas
where important inter-linkages contribute to the functional effectiveness of these areas as industrial
districts. The city has experienced a steady loss of industrial land during the 1980s which has been
a major contributory cause of the failure of the city council to meet the Structure Plan
requirements for industrial and warehousing land. Much land in Greater Bristol which had been
designated for industrial purposes has been developed or earmarked for speculative office
developments.

6.4.18 Figure 6.2 compares the strategic policy requirement for industrial land with the amount of land
developed since 1989 or proposed in April 1996 for future development for industrial and
warehousing purposes. The authority should identify extra land to make up for the land lost to
industrial and warehousing use since 1989 in addition to meeting the allocation.

6.4.19 The figure illustrates a very significant gap between Plan requirements and the current land
position in Bristol. They also show that for the city as a whole and for each of the policy areas
within the city there was a shortfall in industrial land at April 1996. Although the shortfall for the
inner policy area appears small, Figure 6.2 shows that a significant proportion of land either in or
proposed for industrial use is at risk.

6.4.20 Further loss of land for industrial development may be anticipated as a result of land use policy
decisions made since 1989, but not yet implemented. Figure 6.2 gives details of land in industrial
and warehousing use in 1989, which has been subsequently identified for other purposes, and land
identified in 1989 for industrial or warehousing uses, now proposed for some other use. The
potential losses identified in Figure 6.2, row 8, if realised, will considerably reduce the total land
available for industry and warehousing thereby increasing the shortfall.

6.4.21 Hence, in Bristol the risk of being unable to meet strategic land requirements continues because
of the difficulty compensating (in terms of identifying extra land) for industrial and
warehousing land lost through redevelopment and the loss of land identified in 1989 for future
industrial and warehousing purposes, but subsequently developed for other purposes. Outside
of Avonmouth, the city is gradually running out of industrial land and there is limited scope for
adding to the existing land stock by reallocating further land for industrial purposes. In the
absence of new sites available for reallocation to industrial use it is essential that land identified
or in existing industrial and warehousing use is retained and improved to ensure that an
adequate supply is available to meet the needs of local firms and firms wishing to move to
Bristol. Policy EC5 reflects the need to resist the loss of industrial land and premises to other
uses.
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B2/B8 Ha CENTRAL AND SUBURBAN
1989-2001 INNER AREA AREA AVONMOUTH TOTAL
1. Local Plan allocation: 20 35 90 145

2. Loss of land in
industrial and

warehousing use 7.4 12.1 9.0 28.5
3. Total requirement (1+2) 27.4 47.1 99.0 173.5
4. Land developed 5.5 18.9 10.6 35.0
5. Land identified and

available for

development 7.7 30.5 96.1 134.4
6. Total land identified

or developed (4+5) 13.2 49.4 106.7 169.4
7. Shortfall (3-6) 14.2 (2.3) (7.7) 4.1
8. Potential losses 9.1 30.5 0 39.6
9. Potential outstanding

allocation (7+38) 23.3 28.2 (7.7) 43.7
Notes

For EC2 relevant B2/B8 (industrial and warehouse) sites of 0.4 ha (one acre) and over. Totals may
differ due to roundings.

The smaller bracketed numbers eg (4+5), represent the rows from which data is used to calculate
the data in the current row.

Where hectare figures appear in brackets eg ‘(7.7)", this indicates that the Allocation would be
exceeded by that amount if all the ‘Commitments’ and all the ‘Potential Losses’ were realised.

Figure 6.2: Industry and Warehousing: Land allocations, land developed and identified, and potential losses (April 1996)

6.4.22 Policy EC5 is only applicable within the existing primarily industrial and warehousing areas or on sites
proposed for industrial and warehousing development as defined on the Proposals Map. In designating
these areas the city council is satisfied that industrial, storage and distribution are the appropriate uses
by reference to the following criteria. Designated sites should meet most but not necessarily all of these:—

(2) The existing uses are predominantly industrial, storage or distribution or uses with similar
characteristics.

(b) The access to the Primary Route Network is of reasonable quality generally avoiding
residential roads.

(c) There may be existing or potential rail access available which could be returned to freight
use in the future.

(d) The relationship to the public transport network means that employment intensive uses are
located in urban centres, well served by public transport, and thus less employment
intensive uses (such as industrial, storage and distribution) should not be in urban centres.

(e) The ability to provide people with opportunities to work near their homes and reduce the
need to travel.

(f) The level of environmental impact on the amenity of surrounding areas of existing uses (or
possible future uses) is acceptable and capable of adequate control in terms of pollution.

(g) Complaints from occupiers of surrounding areas are unlikely to affect the continuation or
renewal of existing uses or lead to the imposition of additional restrictions.
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6.4.23 The areas as identified on the Proposals Map represent the essential core provision of industrial
and warehousing land in the city. In generally meeting the above criteria there is an expectation
that such land uses will not be subject to significant change unless circumstances affecting a site or
location change to such an extent that the criteria no longer apply. If such circumstances do prevail
a loss of lawful or established employment uses should be avoided if at all possible by making
provision for their relocation as part of redevelopment schemes and by making good the loss of
employment land elsewhere.

EC5 Development involving the loss of industrial and warehousing floorspace within
the principal industrial and warehousing areas shown on the Proposals Map will
not be permitted except where:

(i) The character of the area has changed significantly and industry and
warehousing is no longer the predominant use.

(i) Access for commercial vehicles or other traffic is no longer appropriate due
to limited road capacity, lack of alternative access modes or unacceptable
effects on the amenity of adjoining occupiers.

(iii) The environmental impact of continued industrial or warehousing use is
unacceptable due to pollution or the need to restrict such uses in the
interests of the amenity of adjoining occupiers.

Implementation: (i) Draw up development briefs for sites not developed.
(ii) Through development control.

Protection and Promotion: Small Businesses

6.4.24 The city council sees an important role for small businesses in providing opportunities for
economic growth and recognises the need to support small firms. The need to support the
development of small businesses has been identified in central government advice and circulars
(2/86 and PPG4). There is no universal definition of ‘small business’ that can be applied to this
policy. However to provide guidance and assist in the implementation of the policy the city council
has taken as a guide a floorspace requirement of up to 300 m2. New or expanding firms require such
accommodation on accessible sites in good quality buildings. Potential sites should meet the
criteria of reasonable access, proximity to public transport routes and a good business environment
and ideally opportunities should be available in a variety of locations to meet needs across the city.
In character small businesses tend to meet the requirements of the B1 Business Class in that they are
unlikely to cause detriment to adjacent housing or open spaces and might therefore provide an
acceptable conversion of larger business premises where these are located in sensitive areas.

6.4.25 Criteria by which to judge the value of particular accommodation to the stock of small business
accommodation in the area will vary depending on the particular circumstances, but includes:-

() The quantity of accommodation.

(b) The quality of the accommodation, whether it meets the requirements of small businesses,
is accessible for disabled people, has adequate road access, car parking, and storage or is
purpose built accommodation.

(c) The location of the accommodation relative to other uses and the public transport network.

(d) The demand for the accommodation, the occupancy level, how it has been marketed, for
how long and on what terms, whether it is in an area of high unemployment.

(e) What alternative small business accommodation there is in the area.
(f) The environmental impact of the current use on the surrounding area.
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(9) The degree to which the loss would be mitigated by the achievement of broader objectives
in the key regeneration areas.

6.4.26 The rate of formation of small businesses and their expansion is hard to predict. However the local
economy is heavily dependent on such businesses which represent a growing sector. Accordingly,
in determining planning applications, account will be taken of the benefits of providing
accommodation suited to the requirements of new businesses and smaller companies. The overall
stock of small business premises at any one time is less relevant than the availability of premises
and the rent levels compared to other premises. These are the factors to be taken into account in
criteria (d) above when applications are considered under this policy.

EC6 Development that would result in the loss of existing accommodation which is
valuable to the stock of small business accommodation in the area will not be
permitted.

Implementation: (i) Promote sites particularly suited to small business units by preparation of
Development Briefs and enabling Site Servicing where possible.
(ii) Liaison with other organisations that are able to assist the development of small
businesses (eg EDO, BCCI, Enterprise Agencies, TEC).

Industrial and Commercial Regeneration

6.4.27 The city council has for some time recognised the need to promote sites and areas for change, for
improvement and regeneration in line with local need. Chapters 11 to 13 identify the priority areas
for promotion and regeneration and present a clear picture of how this could be achieved.

6.4.28 During periods of recession the slowing of the development process reduced the chances of developing
or regenerating the less attractive sites in the city. These sites frequently represent a blight on the local
environment or represent a major opportunity to improve local employment opportunities.

6.4.29 There must be agreed priorities for action to ensure a proper focus for activity, a co-ordination of
effort and a partnership approach, including joint funding. Initially three key areas for priority
action are proposed. These areas have been selected on the basis that either work has already begun
but needs to be better co-ordinated or because they are priorities coming out of consultation.
Detailed programmes of activity to promote and bring forward regeneration schemes will be
worked out. Progress will be monitored and other areas brought forward in the future.

The three areas are:—

(i) City Centre: the city centre is the key to the long term prosperity of the city. There are major
opportunities to promote and co-ordinate regeneration schemes, including Harbourside at
Canons Marsh, Broadmead shopping centre and Temple Quay at Temple Meads.

(ii) Avonmouth: the city council has agreed to focus on Avonmouth and to work jointly with South
Gloucestershire Council on the Avonmouth/Severnside Strategy. This is the main employment
area in the city and has regional significance. It is vital a partnership approach be adopted to key
projects to maximise the opportunities in this area for sustainable development.

(iii) South Bristol: this area has been highlighted as being the main area of the city which needs
clearly identified opportunities for regeneration to tackle the social, economic and
environmental problems in the area. The issues of accessibility and movement need to be
resolved quickly so that development opportunities, bringing local benefit, can be pursued
with confidence.

6.4.30 Strategies for the priority areas must be locally focused and sensitive to local needs as expressed by
local people and existing businesses. Regeneration projects must be in line with the policy
framework contained in this Plan. It is anticipated that public, private and voluntary sector
commitment to regeneration in the areas outlined will be forthcoming. The city council will adopt
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EC7

EC8

a positive and promotional role to bring forward schemes in the three areas. In particular the city
council will seek to enable funding to be directed to agreed priorities and will work with
Government agencies to achieve key projects. A City Centre Strategy and Interim
Avonmouth/Severnside development strategy have been proposed giving further guidance for
these areas in addition to the land-use planning framework set by this Plan.

The city council has identified the following areas as priorities for promotion and
regeneration:—
(i) City Centre
(it) Avonmouth
(iii) South Bristol

Implementation: Through detailed planning advice, promotional activity, the establishment of special
teams or partnership arrangements and the production of strategies for these areas.
They will focus on increasing development opportunities, creating employment,
removing dereliction and environmental blight, and reducing social and economic
inequalities.

Industrial Nuisance

6.4.31 A variety of industrial uses, including open storage uses, are long established in locations across the

city which in present day terms may be considered unsatisfactory. Some of these give rise to
considerable problems for adjoining businesses or residents. The city council is not able to remove
such uses or compel their relocation if they are lawful. To take such action would generally be beyond
the financial resources available. However, the city council will seek to control any further detriment
and will promote improvements when development proposals are submitted. In extreme cases further
development may not be acceptable and it may be possible to promote opportunities for relocation
and a more acceptable use for the premises or site. Policy EC1 deals with the environmental
considerations of new development. The city council will seek to ensure best practicable means are
used on industrial sites to reduce nuisance, i.e the best practical options with regard to the local
conditions and circumstances, the current state of technical knowledge and the financial implications.
The ‘means’ being: the design, installation, maintenance, manner, and the period of operation of plant
and machinery, and the design, construction and maintenance of buildings and structures.

(1) Development which would worsen existing industrial nuisance associated
with a site will not be permitted.

(1) In determining planning applications for development that reduces
industrial nuisance, account will be taken of:-

(i) The benefits that result from a significant reduction in the adverse impact
of the use as a whole, on the environmental amenity of the surrounding
areas, in terms of visual appearance, traffic generation, hours of
operation, pollution, noise, fumes, odour or other nuisance;

(i) Evidence that best practicable means are being employed to minimise any
adverse impact to an acceptable level.
Implementation: (i) Applications from businesses in sensitive locations will be judged against the
criteria in Policy ECL.

(i) In exceptional circumstances and where resources allow the city council will seek
to assist the relocation of these uses which cause serious nuisance to less sensitive
locations if no significant improvement can be achieved on the existing site.
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Specific Uses: Car Breakers and Open Sites Use

6.4.32 The city council accepts that a number of businesses require areas for open storage or substantially

operate from open yards. Examples include:
(i) Scrap yards including car breakers
(i1) Haulage contractors and coach operators
(iii) Timber and builders supplies
(iv) Scaffolding erectors

6.4.33 The common problem with such uses is the visual intrusion, noise, dust and dirt and heavy traffic

EC9

they can create and as a result the city council considers such uses are wholly inappropriate
adjacent to residential areas, schools, hospitals or other sensitive land uses where they might create
unacceptable environmental intrusion. The city council will seek to accommodate proposals for
such developments within industrial areas since they are essential elements of the local economy.
However, appropriate locations will require there to be no unacceptable impact on the
environmental amenity of the surrounding area, or on the operational requirements of adjoining
industrial uses in terms of visual appearance, traffic generation, hours of operation, pollution etc.
Detailed consideration of mitigating measures such as methods of enclosure, landscaping and
screening will be required as set out in EC1 and EC8. The city council will also encourage the use
of buildings whenever possible to enclose the most disruptive elements of these uses.

Open site employment uses will be permitted where evidence demonstrates that
best practicable means are being or will be employed to minimise adverse impact.

Implementation: Through development control.

Community Benefit from Economic Development

6.4.34 1t is the aim of the city council to negotiate community benefit from major employment

developments commensurate with the scale and nature of the development.

6.4.35 The principle of providing social and community facilities in association with major

developments has been accepted by Central Government (guidance provided in Circular 1/97 and
PPG12) and by developers who realise that their developments’ commercial success often depends,
in part, on the quality of the local environment, the availability of a trained and flexible workforce
and the availability of local services.

6.4.36 Accordingly, planning obligations may take the form of direct provision or contribution to

EC10

schemes, but will relate directly to the proposed development and to the use of the land. In bringing
forward development, developers will be able to seek guidance from the Economic Development
Strategy (see 6.1.11-6.1.17) and the promotion of initiatives to remove employment barriers (such
as training, childcare) as set out in the reasoned justification to Policies EC2 and EC3.

In the case of major industrial and commercial development, a planning
obligation will be sought through negotiation, to provide for new or improved
social and community facilities on or easily accessible to the site where the need
for these arises directly from the development concerned and is necessary for it to
proceed. Provision should be fairly and reasonably related in scale and kind to the
individual development.
Implementation: In development proposals the city council will work with applicants to identify
potential benefits in relation to particular sites to draw up a schedule of appropriate

benefits - linked to the demands made on the infrastructure and environment of the
city.
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ScHEDULE To PotLicy EC2

EMPLOYMENT PROPOSALS -
INDUSTRY AND WAREHOUSING (B2, B8)

SITE ADDRESS

AREA

PLANNING CONSIDERATIONS

CENTRAL AND INNER PoLicYy AREA

Sheene Road, Bedminster

Albert Road, St Philips
Ph I Sparke Evans

Former Car Auction Site,
St Philip’s Road, St Philips

Rear of Temple TE, Cole Road,
St Philip’s

Barton Road/Oxford Street,

St Philips

Upper Easton Goods Yard

SUBURBAN PoLicy AREA

South Liberty Lane, Ashton
approved

Former Locks Mill Site, Parson St/
Novers Hill, Bedminster

Land at rear of Vale Lane,
Hartcliffe Way, Bedminster

Blackswarth Road, Crew’s
Hole Road, Crew'’s Hole

Land at the junction of Bath Road,
Stockwood Road, Brislington

Wills Factory, Hartcliffe Way
Callington Road, Brislington

Filwood Playing Fields,
Hengrove Way, Airport Road

Hengrove Park, Whitchurch Lane

Wallscourt Farm, Lockleaze

Fishponds Coal Yard, New
Station Road, Fishponds
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1.3 Ha
1.1 Ha

1.2 Ha

1.0 Ha

1.2 Ha

1.1 Ha

1.4 Ha

0.8 Ha

3.0 Ha

0.6 Ha

0.4 Ha

20.0 Ha

5.0 Ha

6.4 Ha

6.0 Ha

7.6 Ha
1.0 Ha

Redevelopment for warehousing/
distribution

Engineering/builders merchants approval

Industry and warehousing or housing

Infrastructure and access improvements to

be provided in conjunction with adjacent
retail development. Suitable for light industrial
uses with the potential for rail access

Mixed industrial and warehouse scheme

Redevelopment for industrial and
warehousing approved

Part of land in open storage use, remainder
unused. NE5 applies to site

Redevelopment of existing industrial site

Mixed development. Key regeneration
site. See South Bristol Chapter, Policy SB2

Mixed development. Key regeneration site.
See South Bristol Chapter, Policy SB2

Mixed development. Key regeneration site.
See South Bristol Chapter, Policy SB2

Mixed development. Key regeneration site.
See South Bristol Chapter, Policy SB2

Business, industry or warehousing
Planning approval for B2/B8
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SITE ADDRESS AREA PLANNING CONSIDERATIONS

AVONMOUTH PoLicYy AREA

Avonmouth & Severnside 95.0 Ha Key Regeneration Area. Development to be
guided and phased by Avonmouth/Severnside
Strategy. See Avonmouth Chapter, Policy A2

Avonmouth Goods Yard, 5.0 Ha Mixed use EC2/NE1/NE6 — need to provide

Gloucester Road

effective buffer with open space interest

ScHEDULE To PotLicy EC3

EMPLOYMENT PROPOSALS - BUSINESS (B1)

ADDRESS

PLANNING CONSIDERATIONS

CENTRAL PoLicYy AREA
Major Regeneration Sites
Temple Meads

Harbourside

Gateway Schemes
Newfoundland Street/Bond Street

Westmoreland House,
104/106 Stokes Croft/Ashley Road

Mixed Use Sites
Redcliffe Way (south side, part)

Anchor Road/St George’s Road/
Deanery Road

Narrow Quay (two sites)/The Grove
(waterfront area)/Welsh Back
(waterfront area)/King Street
(three sites)

Barossa Place/Alfred Place/

Guinea Street

Dighton Street/Charles Street

Entertainments Centre, Frogmore
Street

Central Ambulance Station/Health
Clinic
Waldorf School, Park Place

apor7eD BRISTOL LOCAL PLAN

Major regeneration site.
See Chapter 11: City Centre: Policy CC1

Major regeneration site.
See Chapter 11: City Centre: Policy CC1

Major regeneration site/Gateway Scheme.
See Chapter 11: City Centre: Policy CC1

Refurbishment of Old Carriageworks
Mix of business/housing, possible shopping. Major
regeneration site. See Chapter 11: City Centre: Policy CC1

Associated with Redcliffe Way enhancement. Mix of business/
housing. See Chapter 11: City Centre: Section 11.4.21
Mix of business/housing (see CC3 (ii))

Mix of business/leisure (see CC3 (ii))

Mix of business/housing (see CC3 (ii))

Mix of business/housing (see CC3 (ii))
Mix of business/housing/leisure

Mix of business/housing (see CC3(ll))

Mix of business/housing (see CC3(1l))
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ADDRESS

PLANNING CONSIDERATIONS

Other Sites

30-40 Baldwin Street
Adjoining NFUM Building,
St James Parade

Bristol Bridge/Victoria Street

Former Lighting Station,
Temple Back

Former College of Commerce Site,
St George’s Road

The Sugar House, Lewins Mead
Welsh Back/Little King Street

1 St George’s Road

Former City Motors site,
Marlborough Street

4-22 (even) Victoria Street

Cabot House and surface car parks,
Deanery Road/College Road/
St George’s Road

Templar House and land to north,
Temple Way

Lead Works site, Cheese Lane
42 Montague Street

Avon Street/Old Bread Street
Princes Hall, Prince Street
Bristol Bridge/High Street

Former Polytechnic Building,
Unity Street/Denmark Street

8-11 Broad Quay,
8-22 Marsh Street

INNER PoLICcY AREA
York Gate, Bedminster

Eastgate Office Centre,
Eastgate Road, Eastville

Brunswick Street/Wilder Street,
St Paul’s

Millpond Street, Easton

apor7ep BRISTOL LOCAL PLAN

Redevelopment of existing offices

Retention of tower and fagade of Welsh Congregational
Church

Retention of facades of keg store building. Lively frontage to
Victoria Street

Provision of dockside walkway, retention of facade

Restoration of historic building

Public uses on frontages to King Street and (adj. to
Llandoger Trow) Welsh Back

Restoration of historic buildings. Public uses on ground floor
frontages

St George’s Road to be closed to traffic. Provision of public
car parking. Contribution to environmental improvements
at Deanery Road

Redevelopment of existing industrial premises

Reservation of land for LRT terminus. Back of Bridge Street/
part Bridge Street to be closed to traffic. Public uses on part
ground floor frontages

Public uses on Denmark Street frontage

Contribution to environmental improvements at ‘The Centre’

Mix of housing/business with retail opportunity
Later phases of comprehensive scheme

Site suitable for local enterprise development and small

businesses
Opportunities for small business development
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CHAPTER 7
SHOPPING

“A GOOD WIDE RANGE OF SHOPS TO WHICH PEOPLE LIVING AND
WORKING IN THE CITY HAVE EASY ACCESS”
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7.1 INTRODUCTION

7.1.1 Shopping is an essential service and a major employer. In Bristol a complex pattern of shopping
facilities has developed over the years to serve us. Shopping centres are often focal points for the
community and have adapted to reflect changing needs and circumstances. The existing shopping
centres in Bristol are, and will continue to be, the major locations for shopping activity in the city.
These centres have received considerable public and private investment. They are usually well
served by public transport and well placed in relation to large residential areas and are therefore
very important for the significant number of Bristol households who do not own a car.

7.1.2 The pattern of shopping provision that has resulted provides a variety of levels of service.
Broadmead, for example, caters for the whole city and the wider region as a provider of
‘comparison goods’ like clothes and shoes, jewellery and electrical goods. It is a location for very
large stores, national chain stores and department stores. Centres like East Street, Bedminster;
Gloucester Road, Bishopston and Whiteladies Road, Clifton also provide for some comparison
goods shopping. However, they cater mainly for more general needs, like food and groceries and
primarily serve their surrounding districts of the city. There are a large number of smaller local
centres, groups of shops and corner shops which concentrate on the daily needs of their immediate
locality.

7.1.3 As well as the long established shopping centres, new forms of retailing have become an essential
part of shopping provision in the city. Retail warehouses and superstores which are freestanding
and usually not part of any existing centre all help to cater for the various needs of different
sections of the community. In many cases they have been perceived as damaging to the older
centres causing local smaller shops to close by taking away trade. However, they clearly meet a need
and are generally well used and successful forms of retailing.

7.1.4 These new types of retailing have been introduced for a variety of reasons. The characteristics of
consumers have changed reflecting greater spending power, demand for a wider range of choice
and new types of products and greater mobility as car ownership has increased. At the same time
retailers have changed both as a response and because other opportunities for change arose. New
technology has streamlined checkout, storage and delivery systems, price competitiveness has
raised the profile of economies of scale — particularly in the food and convenience goods trade
where the trend away from independent retailers to major chains has been marked. In the durable
bulky goods trade the wish to extend display space, push up turnover and allow ease of access and
collection of goods has meant an entirely different type of building, the retail warehouse, has
evolved. Some of these changes have affected ‘traditional’ centres but in general most of the new
developments of the past decade have taken place outside of shopping centres because suitable
sites were not always available. This trend may well continue with the advent of ‘Factory Shops’
and ‘Discount Clubs’, although these should still be treated as Retail Class Al.

7.1.5 As these new forms of retailing have become an established part of our shopping habits, the
balance of uses in the older centres have been changing. Contraction in the number of retail shops
has provided the opportunity for replacement by service uses including take-away food shops,
estate agencies, building society branches and a range of other professional services. In some cases,
corner shops have completely disappeared and smaller centres have lost many of their original
shops either to non shopping or specialised shopping uses. This means that in some localities
convenience shopping provision can be very poor for those unable to reach larger centres or new
stores by car or bus. At the same time increased car usage for shopping has contributed to traffic
congestion.

7.1.6 Accessibility is a key issue for shoppers and a distribution of facilities across the city that enables
local residents to obtain what they need conveniently and safely is very important. Shopping
provision that depends primarily on private car usage denies easy access to those without a car.
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Shops that are designed without meeting the requirements of disabled people, elderly people and
people with young children deny those groups the equality of service they are entitled to.

7.1.7 The city council wishes to ensure good shopping services for all members of the community.
Shopping is a basic need and also a major contributor to the physical and social structure of the
city. Whilst new development and expansion is to be welcomed where this contributes to the needs
of the community, change can also have adverse affects on established shopping areas and can
conflict with other objectives of the city council. It is therefore appropriate, as advised by the
Government’s circulars and policy statements, to introduce a level of control over the process of
change (see 7.2 Policy Context). As the National Economic Development Office concluded in its
1988 report on the ‘Future of the High Street’ — “Finding a balance between the social and
environmental as against economic considerations on the location of retail investment should continue
to be the objective of central and local government planning policy”.

General Shopping Trends

7.1.8 Forecasting change in the retailing sector is very difficult. The trend of the early 1990s to expand
large scale out-of-town food shopping which resulted in a number of much publicised Public
Inquiries, particularly in North Bristol, appears to have come to an end with the dismissal of the
appeals, the saturation of this particular market and the changes in Government guidance. More
recently the trend has been towards demand for smaller discount food stores.

7.1.9 A major concern for the city council in considering future shopping investment is the need to
ensure the development of Broadmead in line with its principal function to serve a growing
regional population. To this end an Action Plan for Broadmead was prepared in 1995 and progress
is underway to implement a range of improvements. Despite the commencement of works to
construct a regional shopping development at Cribbs Causeway, Broadmead has continued to
strengthen its prime position. There are real signs of retail and investor confidence in the city
centre, including a new occupier for the John Lewis store, and interest in expanding Broadmead.

7.1.10 The city council’s proposals for Broadmead will concentrate on improving the variety and quality
of shopping as well as its facilities, environment and marketing (see Chapter 11: City Centre).

7.1.11 At a local level it is important to promote a range of uses to sustain and enhance the vitality and
viability of centres, including where possible new development sites and functional improvements
such as public transport and car parking. The city council will continue to survey and monitor
centres with regard to land-use, vacancy levels and floorspace changes.

7.2POLICY CONTEXT

7.2.1 The principal source of guidance is Revised Planning Policy Guidance 6 (1996): Town Centres and
Retail Development. The key features of the guidance are:—

(i) On planning for town centres and retailing:—

- emphasis on a plan-led approach to promoting development in town centres, both
through policies and the identification of locations and sites for development;

—emphasis on the sequential approach to selecting sites for development, for retail,
employment, leisure and other key town centre uses; and

- support for local centres.
(if) On town centres:—
- promotion of mixed-use development and retention of key town centre uses;

- emphasis on the importance of a coherent town centre parking strategy in maintaining
urban vitality, through a combination of location, management and pricing of parking for
different user groups;
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- promotion of town centre management to develop clear standards of service and improve
quality for town centre users; and

— promotion of good urban design, including attractive and secure car parks.
(iii) On assessment of retail proposals:—

— clarifying the three key tests for assessing retail developments: impact on vitality and
viability of town centres; accessibility by a choice of means of transport; and impact on
overall travel and car use;

— how to assess out-of-centre developments; and, finally,
— how certain new types of retail development should be assessed.

7.2.2 PPG6 goes on to restate the importance of the vitality and viability of existing town centres. It
states that the modernisation and refurbishment of existing centres is to be welcomed as a vital
part of urban regeneration, by retaining and creating jobs, restoring confidence in local
communities and businesses, and making existing centres more attractive to shoppers. An
important aspect of vitality and viability is the encouragement of diversity of use and mixed-use
developments within centres whilst still maintaining the retail function of centres.

7.2.3 This Local Plan will control and restrict non retail uses where appropriate particularly in the
primary areas dominated by shops for the retail sale of goods and also in smaller suburban
shopping parades where maintenance of the retail element will always be important. However, it is
clear that a wide range of service uses are important to local communities and can contribute to
the vitality and quality of a shopping centre. This Local Plan will therefore seek to accommodate
such uses where they are appropriate and where this would not have a detrimental effect on the
shopping function and the local environment.

7.2.4 The Structure Plan 1994 contains retailing policies for the maintenance, enhancement and
expansion of existing shopping centres and lists the town centres within the city to which the
policies relate. The plan also sets out criteria for considering proposals for new retailing outside
those centres. The Policies in this Plan develop further the assessment of local shopping and town
centres.

7.3 OBJECTIVES

7.3.1 Shopping development should take place within the plan-led approach to sustain and enhance existing
centres in line with the sequential approach for development. This Plan sets out a hierarchy of centres
(Policy S2) and identifies opportunities for expansion (Policy S3) which plans positively for shopping
provision. The plan-led approach seeks to achieve the following objectives which also contribute to
promoting sustainable development.

7.3.2 To sustain and enhance the vitality and viability of shopping centres to provide a good wide range of
facilities with easy access for people living and working in the city.

7.3.3 To focus retail development in town and district centre locations, where the proximity of businesses
and other uses facilitates competition and maximises benefits to consumers, and allows the
opportunity to use transport other than the car, thereby clearly meeting local needs.

7.3.4 To promote the expansion and continued improvement of the Broadmead Regional Shopping
Centre.

7.3.5 To promote diversity of retail use and mixed-use development in existing centre locations which
enhance the vitality and viability of existing shopping centres.

7.3.6 To ensure that shopping facilities are accessible to all members of the community.

7.3.7 To support new or alternative forms of retailing including open markets and street trading, where they
enhance the character of shopping centres, add to their vitality or provide needed local services.
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7.4POLICIES

Protection of Shopping Facilities

7.4.1 The existing shopping centres in Bristol are, and will continue to be, the major locations for
shopping activity in the city. These centres have received considerable public and private
investment. They are usually well served by public transport and well placed in relation to large
residential areas and are therefore very important for the significant number of Bristol households
who do not own a car. PPG6 considers that the present pattern of shopping centres should be the
context for considering the siting of new shopping facilities and confirms that no development
should be allowed to undermine the vitality and viability of a town centre as a whole. The ‘town
centres’ role in the economic and social life of the community is acknowledged and the need for
such centres to maintain their diversity and activity emphasised.

7.4.2 The existing centres (set out in a hierarchy in Policy S2) are a community resource essential to
achieving the objectives of the Plan. The main thrust of the strategy, adopted by the city council is
that existing centres will be maintained and wherever possible revitalised through land use
policies, encouraging new investment in existing and new developments within them, and through
programmes of physical improvement.

7.4.3 If additional modern retailing facilities are needed then provision will be made for them elsewhere
only if there is no opportunity to provide them within existing centres (see Policies S2, S3 and S9).

S1 The vitality and viability of shopping provision in Bristol will be sustained and
enhanced by:-

(i) New shopping development within or adjacent to existing centres, subject to
environmental and traffic considerations.

(i1) Proposals for modernisation and refurbishment of shopping provision.

(iii) The application of frontage policies that protect the retail character of
existing shopping centres.

Implementation: Promotion of opportunities to improve shopping centres and use of any funds
available in partnership with retailers as detailed in respect of the various specific
Policies in this Chapter.

Existing Shopping Centre Hierarchy

7.4.4 PPG6 advises that local plans should set out the hierarchy of centres and the strategy for the location
of employment, shopping, leisure and entertainment, hospitals, higher education and other uses
which generate many trips and should be well served by public transport. This Plan indicates a range
and hierarchy of centres from regional/city centre, through town centre, district centre to local
centres. These are the locations where investment in new retail and other development will be
promoted and existing provision enhanced to facilitate sustainable development.

7.4.5 The term ‘town centre’ is used generally to cover city, town and suburban district centres, which
provide a broad range of facilities and services and act as a focus for both the community and for
public transport. It excludes small parades of shops which make up the local centres.

7.4.6 Town centres are part of the city’s heritage and securing their health helps regeneration,
encourages investment and creates local identity. It also helps to promote sustainable development
by providing an opportunity for one trip to serve several functions, and utilise public transport.

7.4.7 Bristol has its principal shopping area in the city centre, with other ‘town centres’ located
primarily on the radial routes travelling out of the city. These are mainly linear centres on the
primary route network and are on key bus routes.
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7.4.8 The Structure Plan identifies the Central Area as a Regional/City Centre and 12 other centres as
‘town centres’ These are set out in Table 7.1 and are maintained in the hierarchy set out in this

Plan.
REGIONAL/ SuB REGIONAL/ MaJOoR TOwNS MAIN TOWNS
City CENTRES SuB CiTY CENTRES CENTRES CENTRES
Central Area Whiteladies Road Clifton Henleaze
(Broadmead and Bedminster Gloucester Rd N Westbury-on-Trym
Queens Road/ Gloucester Rd S Lodge Causeway
Park Street) Shirehampton

Fishponds

St George

Wells Road (Knowle)
Figure 7.1: Shopping Centres within Bristol identified in the Structure Plan (1994)

7.4.9 The regional and town centres cater for a wide catchment area as main providers of ‘comparison
goods’ such as clothes, shoes, jewellery. They are locations for national chain stores and large stores
as well as independent traders. Associated with this provision are a full complement of service
uses, such as banks, travel agents, opticians etc. The focus of facilities provides the opportunity for
a larger duration shopping trip which also requires cafe’s and refreshment uses. Town centres also
provide a mix of employment and leisure uses and certain major facilities such as Libraries,
Museums, community services, council and other public services etc.

7.4.10 District centres are more localised in nature, serving a narrower residential catchment area. They
tend to provide more for convenience shopping eg day to day food needs and do not contain
national multiples. They still contain a range of services, but usually do not contain national banks
and major building societies.

7.4.11 Local centres are those usually associated with a catchment area within walking distance or passing
trade. They focus on day-to-day shopping primarily, with food and drink uses, but unusually
banks, building societies etc.

7.4.12 Several factors are considered in assessing the vitality and viability of centres, most notably:
diversity of uses; shopping rents and yields; pedestrian flows; accessibility; safety; and
environmental quality.

7.4.13 Whilst a shopping hierarchy is set out here, based on the factors indicated above and the
Structure Plan, it should be noted that people will devise their own hierarchy based on their own
requirements with linked trips to work, school, leisure etc. Rarely will people use only one centre
for their needs, but a combination of different centres at varying times for different needs.
However, it is important to protect all levels of shopping service as people without access to a
car, disabled people or single parents (for example) tend to have to rely more on their local
centre, while town centres are equally important because of their accessibility by public
transport.

7.4.14 Development within or adjoining existing centres can assist in upgrading the environmental
quality of a centre, not only by the development itself but also work such as paving, lighting, new
car parking facilities, creche facilities, toilets etc. Whilst these works should relate to the
development itself, they can also contribute to the improvement of a centre and help to overcome
existing deficiencies where appropriate.

S2 (1) The following hierarchy of centres shown on the Proposals Map will be
sustained and enhanced. In assessing new retail proposals the protection of
these centres’ vitality and viability will need to be ensured.
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Regional Centres
Central Area (Broadmead And Queens Road/Park Street)

Town Centres

Bedminster

Clifton

Fishponds

Gloucester Road North
Gloucester Road South
Henleaze

Lodge Causeway
Shirehampton

St George (Church Road, Redfield)
Wells Road (Broadwalk)
Westbury-on-Trym
Whiteladies Road

District Centres

Arnside Road, Southmead
Ashley Road, St Pauls

Crow Lane, Henbury

Filton Avenue

Filwood Broadway, Knowle
Ridingleaze, Lawrence Weston
Sandy Park Road, Brislington
Stapleton Road, Easton
Stokes Croft

Symes Avenue, Hartcliffe

Two Mile Hill

Whitchurch (Oatlands Avenue)

Local Centres

Avonmouth Village

Brislington

Chandos Road, Redland
Coldharbour Road

Filton Road

Gilda Parade, Wells Road
Lawrence Hill

Mina Road, St Werburghs
North View/Northumbria Drive
Old Market/West Street
Shirehampton Road, Sea Mills
Southmead Road/Doncaster Road
St Michael’s/Christmas Steps
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St Michael’s Hill, Kingsdown
Stockwood
Stoke Lane, Westbury-on-Trym

(1) Retail development within or failing that immediately adjoining these
centres will be permitted provided that they:-

(a) Do not adversely affect the historical and/or architectural character of
the centre and its environs;

(b) Do not give rise to unacceptable vehicular and/or pedestrian traffic
conditions.

(c) Contribute, through negotiation to a range of environmental and
community facilities on or easily accessible to the site, where the need
arises directly from the development concerned and is necessary for it to
proceed. Provision should be fairly and reasonably related in scale and
kind to the individual development.

Implementation: The relevant shopping Policies in this Chapter will be applied in the centres listed.
Considerable progress will be made by Development Control powers and by joint
incentives with retailers in achieving improvements. Enhancement proposals will be
the subject of supplementary guidance.

Opportunities for Expansion

7.4.15 1t is recognised that retail development will be required to enhance and sustain the viability and
vitality of local shopping centres in the city. Adopting a sequential approach means that first
preference should be for town centre sites, where suitable sites or buildings suitable for conversion
are available, followed by edge-of-centre sites, district and local centres; only then can out-of-
centre sites, in locations that are accessible by a choice of means of transport, be considered. The
Government recognises that this approach requires flexibility and realism from local planning
authorities, developers and retailers. Developers and retailers will need to be more flexible about
the format, design and scale of the development, and the amount of car parking, tailoring these to
fit the local circumstances. Because of their layout and location it has proved difficult to identify
sites for new development within some existing centres.

7.4.16 Not all centres, particularly small and historic towns, will have sites that are suitable in terms of
size, parking, traffic generation or servicing arrangements for large-scale developments in the town
centre itself. In such centres, developments should be of a scale appropriate to the size of the centre.
There may also be sites in town centres which are currently subject to constraints, such as multiple
ownership. The city council will support and work with developers to implement schemes.

7.4.17 As sites may become available after the Local Plan has been adopted, the Plan includes criteria-
based Policies in line with PPG6 to assess proposals (see Policy S9). Many of the sites listed will be
suitable for food stores which would support existing centres by enhancing the ‘anchor’ provision
of shopping needs.

S3 Retail development is proposed and defined on the Proposals Map within the
following centres:—
(i) Arnside Road, Southmead
(ii) Bedminster Parade
(iii) Broadmead (Major Regeneration Area)
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(iv) Filwood Broadway, Knowle
(v) Fishponds Road (frontage adjacent Safeway)
(vi) High Street, Shirehampton
(vii) Ridingleaze, Lawrence Weston
(viii) Symes Avenue, Hartcliffe
(ix) Lawrence Hill, Upper Easton Goods Yard (0.7 ha subject to infrastructure
access and environmental improvements to be provided to enable adjacent
industrial development, with access links to existing shopping centre and
parking for the centre and station)

Implementation: The availability of sites within existing centres is crucial to the city council’s
consideration of retailing proposals elsewhere in the city. For this reason, it is
essential that the existing centres be kept under constant review and potential
development/redevelopment sites identified.

Upgrading and Regeneration

7.4.18 Shopping centres are important focal points within communities, their character and
environment has a far reaching impact not only on local residents and traders but on the
impression of visitors and people passing through. The general appearance of a centre can affect
trading confidence and turnover, customer satisfaction and the quality of life in the area.

7.4.19 Improvements to shopping centres can be wide ranging but the following list gives an indication
of the types of work that could be considered appropriate.

(i) Traffic management measures

(ii) Provision of car parking

(iii) Improved pedestrian safety and accessibility

(iv) Environmental improvements including seats, lighting, bins, paving and landscaping
(v) Improved access for public transport and cyclists

(vi) Promotion of building improvements including shopfronts.

Wherever new private developments take place within shopping centres the opportunities to
promote improvements such as those listed above will be used to advantage through Policy S2.

7.4.20 In some locations special designations such as commercial or shopping improvement areas may be
appropriate, such as Bedminster Parade, Stokes Croft and West Street (Old Market).

S4 The regeneration of existing centres with modernisation and refurbishment
schemes is proposed at:—

(i) Arnside Road, Southmead
(i1) Bedminster (East Street)
(iii) Broadmead
(iv) St Michael’s/Christmas Steps
(v) Filwood Broadway, Knowle
(vi) Ridingleaze, Lawrence Weston
(vii) Symes Avenue, Hartcliffe
(viii) Easton Renewal Area (Stapleton Road, High Street/St Marks Road)
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Implementation: The city council will seek to use finance from a number of sources to achieve a
rolling programme of shopping centre improvements. These will include its own
capital programmes, and partnership arrangements with the private sector. However
at the present time only limited capital is available to pursue these improvements.

Frontages: Protection of Retail Frontages

7.4.21 As shopping centres are a focus of activity and are usually well located in terms of catchment area

and road access, they are inevitably attractive to other businesses as a trading location. The
principal concern in shopping centres is that such uses if uncontrolled can break up continuous
shop frontages and/or dilute the retail function of the centre, have a detrimental effect on the
shopping environment, both of which would damage the viability and vitality of the centre by
reducing its attractiveness to shoppers.

7.4.22 The aim is to prevent unacceptable fragmentation of shopping frontages by the uncontrolled

introduction of non retail uses. This is a key element of the strategy to protect and enhance
shopping centres and ensure their continued vitality and viability, and their primary retail
function.

7.4.23 Some service uses have become quite common place in shopping centres and do contribute to the

quality and attractiveness of the centre by broadening the range of local needs served at the centre.
In recognition of this the Town and Country Planning (Use Classes) Order 1987 created Class Al
for retail shops and includes a Class A2, financial and professional services and an A3 food and
drink Class. These are not shop uses but are uses which will generally be found in a shopping area.
The Order acknowledges that such service uses can contribute to the vitality of shopping centres
and points out that the separate Use Classes will enable the Local Authority to influence the broad
composition of shopping areas, as long as such uses do not start to dominate the mix of uses in a
particular centre.

7.4.24 A range of institutional and leisure type uses which fall within Classes D1 and D2 of the Use

Classes Order are increasingly seeking accommodation within shopping areas. These uses include
medical practices, creches, nurseries, education and training facilities, premises for religious
instruction or worship, gymnasia, and health and fitness salons. Because of their hours or methods
of operation, their scale, or access requirements, they can be very disruptive and unwelcome in a
shopping centre whilst others are entirely appropriate and will contribute to the vitality and
viability of local shopping.

7.4.25 Other service type uses which do not fall into any Use Class but are also competitors for space in

shopping centres or on busy road frontages include:—
(i) Petrol filling stations
(ii) Motor vehicle sales
(iit) Tyre and exhaust centres
(iv) Self drive and other vehicle hire depots
(v) Mini cab, taxi and driving school offices
(vi) Amusement arcades, amusement centres, video games centres, pool halls.
(viii) Nightclubs

7.4.26 The principal character of shopping centres is their retailing function and whilst service uses ‘draw

in’ customers also, it is generally the Al uses that form the core function around which other
A2/A3 uses seek to locate. Clearly a balance must be achieved between the proportion of retail to
non retail uses in centres and individual shopping frontages in order to preserve the essential retail
character and maintain the best range and quality of service to the local community. The aim is to
create shopping centres that meet shoppers’ needs, provide services and create diversity of uses
throughout the day. The use of upper floors in shopping centres is particularly welcomed for a
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range of uses, notably retail and residential. Improving accessibility to shopfronts and upper floors
is supported. In Bristol this balance of functions has been achieved since 1982 by the application
of frontage policies which seek to define the character of frontages and establish related policies
for the appropriate balance of non retail uses within them.

7.4.27 Because shopping frontages often have different characteristics this Plan contains Policies for two
types of frontages within existing centres upon which the strategy for the control of non-retail
uses is based:-

(i) Primary shopping frontages
(i) Secondary frontages

The Schedule to Policies S5 and S6 details the shopping centres within the city and the frontage
designation and Policy that therefore applies. The centres included are those set out in Policy S2
(For smaller ranks of shops and individual shop units Policy S7 applies). Individual polices are
therefore required in respect of these discreet frontage categories.

Frontages: Primary

7.4.28 ‘Primary’ is the basic definition of main shopping frontages. In defining primary frontages PPG6
and the following factors will be taken into consideration.

(i) They will be the most important frontages for retailing units in a centre.

(i1) They will be well used and as a result will generate considerable pedestrian activity by
comparison with secondary frontages.

(iii) There may be a significant proportion of service uses appropriate to a shopping frontage
but this will not detract from the essential retail character of the frontage.

(iv) They may have potential for improvement and expansion to provide even better local
shopping provision.
(v) They will be important in meeting local shopping needs.

7.4.29 In some centres it may be appropriate to promote the enhancement of retailing by encouraging the
replacement of non-retail uses with Al uses. Changes in local demand through population
changes, a lack or loss of other local shopping and improved access would be among the factors
taken into account in determining that such frontages should be given primary status in order to
promote the regeneration of their retailing function.

S5 The change of use of ground floor shop premises, situated on primary retail
frontages as defined on the Proposals Map and set out in the schedule, to non-
shopping uses will be permitted, provided that the proposed use would not
seriously undermine the retail function of the shopping centre. In the assessment
of the effect of an individual proposal on a centre, the following factors will be
taken into account:—

(i) The location and prominence of the premises within the shopping frontage;
(i) The floorspace and frontage of the premises;

(iii) The number, distribution and proximity of other ground floor premises in,
or with planning permission for, non-shopping uses;

(iv) The particular nature and character of the proposed use, including the level
of activity associated with it;

(v) Whether the proposed use would give rise to noise, smell or other
environmental problems.

ADOPTED BRISTOL LOCAL PLAN DECEMBER 1997



154

(vi) In addition, within the core city centre primary shopping frontages as
defined on the Proposals Map, such changes of use will only be permitted
where they would enhance the vitality of a particular street as a retailing area.

Residential, business developments, industry and warehousing uses (except on
upper floors) will not be permitted.

Implementation: By adherence to this frontages Policy through the development control process.

Frontages: Secondary

7.4.30 Where the predominance of retailing has declined or is seriously fragmented by non retail uses the

S6

frontage can no longer be considered of primary importance to a shopping centre and its retailing
function. These frontages usually lie outside or on the fringes of the main existing centres.
However, such frontages can provide an opportunity for a broad range of other uses of benefit to
local communities and can act as a reservoir for non retail uses inappropriate in other parts of a
centre. In many cases they will already contain a mix of retail and non-retail uses. Such frontages,
where retailing is relatively weak and where the city council considers it inappropriate to promote
the re-establishment of retailing as a primary function, are classed as secondary frontages. In these
frontages the city council will seek to encourage other non-retail uses, these would include the A2
and A3 classes as well as other uses with an identifiable public face or public access. This will
provide interest, variety and activity that can be used to enhance and reinforce pedestrian routes
and links throughout the city centre and other local centres.

Within the secondary retail frontages set out in the schedule and defined on the
Proposals Map, permitted uses will be:—-

(i) Retail shops, financial and professional services, and food and drink uses.

(i1) Other uses of general public interest or service normally associated with
high streets and attracting members of the public, such as amusement
centres, car showrooms, solariums, taxi-hire and nightclubs provided that
the use will not give rise to any unsatisfactory environmental conditions,
such as problems associated with parking, servicing and highway safety,
noise, litter and effects on neighbouring properties.

Residential, business developments, industry and warehousing uses (except on
upper floors) will not be permitted.

Implementation: Through the development control policy.

Local Shops

7.4.31 Local shops are an important part of community life and can provide a reasonable range of

convenience goods often with associated services like a post office, hairdresser or cafe. A large
number of small shopping parades, groups of shops and individual corner shops are found
throughout the city. These also contribute to shopping provision and help to provide an accessible
local service. The availability of shops to meet local needs is particularly important to those
without transport and for those people with disabilities who are unable to make journeys to larger
centres or food stores to shop for their everyday needs. PPG6 and PPG13 support policies which
seek to ensure the provision of local shopping opportunities for all sectors of the population,
including those with restricted transport choices. Thus the role of small, local shops in providing
a level of service to the public is recognised as being important. For this reason shops more than
200-300m (reasonable walking distance) from centres will be encouraged for retention.
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7.4.32 In general, smaller groups of shops have suffered from changing shopping habits and many have lost
shops to other uses since there has been insufficient trade to maintain them. Corner shops have
similarly declined in numbers. However the importance of remaining facilities is recognised and the
aim of this Plan is to protect local groups and important corner shops. In some larger local ranks it
may be appropriate to protect a smaller core of shopping units taking into account the range of
facilities and vacancies. Because local circumstances vary so widely across the city this can only be
achieved by judging proposals against the primary test of harm to the level of shopping service.

S7 Outside the shopping centres set out in Policy S2, changes of use which would
cause harm to the level of shopping service to the public of the immediate area
will not be permitted where:-

(i) Local provision is inadequate, within reasonable walking distance.

(i) It would lead to a fragmentation of the shopping service and/or create a
concentration of non-retail uses.

Implementation: Application for changes of use from Class Al shops will be assessed against the
Policy through the Development Control process. This will require an analysis of
local provision, its catchment area, and the effect on level of service and
accessibility the proposal would have.

Control of Food and Drink Uses

7.4.33 Food and drink uses are encouraged within a focus of activity as set out in Part | of the Policy,
where linked trips can be utilised and not in isolated locations within residential areas.

7.4.34 Food and Drink uses which include public houses, restaurants, cafes and take-away food shops have
significantly different characteristics compared to class Al retail shops, but can add variety and diversity
to shopping centres. They also have an important role to play in contributing to the evening economy,
with later opening hours complementing other day uses and supporting leisure uses in existing centres.
However, if these uses are allowed to dominate certain centres it will result in situations which are likely
to detract from the local environment and cause local problems due to inappropriate opening hours,
noise, litter, smells and conflict with the movement of pedestrians and traffic.

7.4.35 Recognising these difficulties the city council wishes to apply clear guidelines for the appropriate
location of such uses and has produced a Policy Advice Note. The city council would seek to direct
uses which attract a lot of customers such as night clubs, large scale pubs and large scale restaurants
to appropriate locations within the city centre (defined on the Proposals Map as the City Centre
inset), where they can take advantage of the public transport focus and car parking facilities.
However, the impact on residential communities would still need to be carefully assessed. Where
shopping streets are in close proximity to residential properties, it is more appropriate to cater only
for localised needs such as small scale pubs small scale restaurants and take-away food shops.

S8 (1) Food and drink uses will be permitted in the following locations:—
(i) Shopping centres and parades
(i1) In appropriate locations in employment areas
(iii) Areas of leisure uses, public amenities and tourist attractions
(iv) Purpose built leisure or mixed use developments

(I1) Food and drink uses will not be permitted which would give rise to
environmental conditions which would harm the amenity of nearby
residents by virtue of:-
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(i) The number, distribution and proximity of other premises in, or with
planning permission for, food and drink uses

(ii) Noise, fumes, smells, late night activity

(ii) Unsatisfactory arrangements for parking, servicing or resulting highway
safety problems

(iv) Unsatisfactory arrangements for refuse storage and disposal detracting
from the appearance of the premises and area

(v) Unsightly extensions, flues and installations

Implementation: By application to the Development Control process, in conjunction with the Policy
Advice Note which will be reviewed during the Plan period.

Regional Shopping Centres: Expansion and Enhancement of
Broadmead

7.4.36 Within the city boundary the city council can identify no sites that would accommodate a regional
shopping centre without constituting a similar threat to the vitality and viability of the city centre.
The city council therefore endorses Structure Plan Policy RT4 and accepts that no sites exist within
the city boundary suitable for a regional scale shopping development that would not seriously
affect the vitality and viability of the city centre as a whole.

7.4.37 The city council, retailers and investors who are committed to the future of Broadmead, believe
that if the necessary investment and custom is diverted from the city centre to the edge of the city,
then the Broadmead proposals for expansion, modernisation and improvement will be put
seriously at risk. These Policies and proposals, and the associated strategy is set out in Chapter 11:
City Centre.

Out of Centre Shopping

7.4.38 Although there have been a number of significant ‘in centre’ developments in recent years, (eg
Asda, East Street; Galleries, Broadmead; Clifton Down, Whiteladies Road), ‘Out of Centre’
retailing was the salient feature of the boom in retail development during the 1980s.

7.4.39 The city council’s policy on out of centre shopping is now well established. If there is no
opportunity to provide needed modern facilities within or adjoining existing centres, the city
council will support and assist a developer where an out of centre scheme is proposed provided the
scheme would not cause demonstrable harm to the vitality and viability of existing shopping
centres. This approach is now set out as the ‘sequential approach’ in PPG6.

7.4.40 There have been a number of major convenience store developments over the past 15 years, most
being accommodated on ‘out of centre’ sites.

7.4.41 The majority of stores are now well established, meeting the needs of predominantly car borne
shoppers from a large area of Bristol and complementing this with special bus services in some cases.
The distribution of new developments appear to favour south Bristol, but developments just outside
the northern boundary of the city at Cribbs Causeway, Stoke Gifford and Filton, and at Oldland
Common on the eastern boundary draw a large part of their trade from within the city boundary.

7.4.42 Thus the city is now well provided with large convenience stores both in and out of centre. The
current trend appears to be the provision of ‘discount’ foodstores. These are encouraged in or on
the edge of existing centres. Taking into account the outstanding permissions yet to be built the
opportunities for ‘in centre’ development identified in Policy S3 these should be sufficient to cater
for future demand. No further out of centre convenience store sites are identified at this stage.
However the convenience store market is sufficiently volatile to retain a positive policy stance in
line with the established position referred to in 7.4.39 above.
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S9 The development of new retail stores outside existing town centres will only be
permitted where no suitable sites are available within the town centre, or failing
that, on the edge of the centre within the catchment of the proposal and where no
harm would arise from the consideration of the following matters:.—

(i) The proposal’s impact upon the Plan’s strategy for preferred retail
development locations;

(i1) The proposal’s impact upon factors affecting the vitality and viability of
existing centres as a whole, including whether the proposal would prevent
the implementation of a scheme which is needed to safeguard it;

(iii) The proposal’s impact, both individually and cumulatively, upon the
availability of the public’s shopping opportunities within its catchment
area;

(iv) The proposal’s impact upon the overall travel patterns and car usage and
whether the highway network is capable of accommodating it without
serious detriment;

(v) Whether the site is accessible to customers and staff by a choice of modes of
transport;

(vi) Whether the proposal would cause unacceptable environmental harm or
nuisance to any neighbouring residential accommodation;

(vii) Whether the proposal would reduce employment opportunities.

(viii) Outside the locations set out in Policy S10, non-food retail warehouses will
be permitted subject to the above considerations and provided the
development could not be accommodated in or adjoining an existing or
proposed retail warehouse park or within or immediately adjoining a centre
of strategic importance.

Implementation: Where sites become available their suitability for convenience store development
will be assessed against the Local Plan Policies.

Out of Centre Shopping: Non-Food Retail Locations

7.4.43 The main area of expansion in durable goods sales has been retail warehousing. During the 1970s
and 1980s a number of developments were completed, the locations initially were opportunistic
and more determined by site availability rather than a strategy for development.

7.4.44 By the mid 1980s this random pattern of interest had started to focus on a few key locations
predominantly where industrial land was well located on a major radial route. Thus, the Bath Road
frontages at Brislington, the railway land at Muller Road, sites at Winterstoke Road and at
Avonmouth close to the motorway junction have attracted retail warehouse schemes.

7.4.45 The city council’s policies for the late 1980s promoted the benefits of retail parks as set out in the
Structure Plan. Accordingly the Eastgate Centre scheme with five units was permitted, and in the
Bedminster Local Plan policies were adopted to enable more retail warehousing development at
Winterstoke Road. A number of further consents were also granted on the Bath Road at
Brislington clearly establishing this as a retail warehouse location.

7.4.46 Currently there is some retrenchment in the retail warehousing market and a number of
outstanding consents have not been acted upon. In the short term there may be an over supply of
sites and premises for this type of use. However, the philosophy applied to date and endorsing that
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in the Structure Plan of seeking to direct retail warehousing into ‘parks’ will be maintained. The
sites available at Eastgate, Bath Road, Avonmouth and Winterstoke Road will allow significant
additional floorspace, should demand arise. These will be assessed by the criteria in Policy S9.

7.4.47 In the event of there being insufficient demand for retail warehouses the design and layout of the

S10

buildings lend themselves to alternative uses. The levels of parking, standards of access and
environmental considerations as well as the scale of the buildings and internal layouts make retail
warehouses suitable for certain types of leisure and industrial uses. Accordingly, Policies are
contained in this Plan to allow changes of use to both B1(c), B2 and leisure uses, subject to a range
of criteria designed to protect the local environment and ensure that the locations chosen are
accessible to as many people as possible.

Non-food retail warehouses will be permitted on the following sites as defined on
the Proposals Map:-

(i) Winterstoke Road, Bedminster (Bus Depot Site)
(i1) Bath Road, Brislington
(iii) Eastgate Centre, Eastville
(iv) Will’s Factory, Hartcliffe (Major Regeneration Area)
Implementation: Through Development Control process.

Markets and Car Boot Sales

7.4.48 Bristol is unusual in not having a strong tradition of street or open markets to complement the

established shopping hierarchy. There are only four established market locations — the covered
market at the Corn Exchange in the centre of Bristol (see Chapter 11: City Centre Section 11.1.10),
Bristol Stadium site, Eastville, the Fruit and Vegetable Market Site in St Philip’s Marsh and the
Bristol City Football Ground car park at Ashton Gate. None of these directly complement an
existing shopping centre and, apart from the Corn Exchange, operate on a two or three days a week
basis only. Perhaps in response to a lack of established market facilities there is an active occasional
market trade at a wide variety of sites as well as a flourishing car boot sale circuit eg, Canon’s
Marsh and Whitchurch Sports Centre. However, despite this, the city council does hold Royal
Charter rights with regard to the control of markets. This is outside of Planning powers.

7.4.49 The city council believes that markets can enhance shopping provision and improve service to

customers. They provide services which may not be viable or suitable in normal premises and are
particularly important for establishing new businesses. In addition this can add vitality and
interest to the street scene and generally make the city more attractive to local people and tourists
visiting the city. Because there is no tradition of market trading, selection of sites is difficult.
However, the city council will consider market proposals sympathetically where they will
complement an existing shopping centre.

7.4.50 The city council recognises that markets can give rise to problems of litter, traffic congestion and

obstruction of footways. Land is therefore required close to a proposed market site to store
equipment, park traders’ vehicles, prepare goods for sale and for the collection and disposal of
rubbish. Facilities for washing, and provision of toilets will also be essential.

7.4.51 Car boot sales, charity sales and other forms of occasional trading are a growing feature on

weekends throughout Bristol on car parks, sports grounds and other open spaces. Very often they
are treated as fund raising ventures by community based organisations and provide an excellent
focus for community activity. Provided such events occur on no more than 14 days on a site within
a twelve month period then no planning consent is required. Such occasional use is deemed to be
a permitted development. More frequent use would require planning consent and Policy S11
would be applied in such cases.
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S11 Street or open markets will be permitted provided they:-

(i) Do not harm the vitality and viability of shopping centres.

(i) Include sites or premises for storage of market stalls, parking of traders’
vehicles and provision of market facilities.

(iii) Do not adversely impact on the local environment due to noise, activity,
hours of operation, traffic generation and parking.

Implementation: Proposals will be dealt with through the Development Control process.

Safeguarding Existing Market Sites

7.4.52 The existing four markets make an important contribution to the range of shopping available in

S12

Bristol. These should be safeguarded and enhanced. In particular, the present market located at
Eastville has several locational benefits and should be protected as one of the features of the
Eastgate Centre. As such its general environment and its accessibility in respect of the other retail
uses on the site could be improved and this should be an objective of any major redevelopment of
the site.

Development which would harm the public’s shopping opportunities provided at
the following market locations as defined on the Proposals Map, will not be
permitted.

(i) Eastville

(i1) Bristol City Football Ground
(iii) St Philip’s Fruit and Vegetable Market.
(iv) St Nicholas, Corn Exchange

Implementation: Development proposals affecting the above sites will be expected to include
proposals for the retention and enhancement of the market.

ADOPTED BRISTOL LOCAL PLAN DECEMBER 1997



160

SCHEDULE TO PoLicies S5 AND S6

SCHEDULE OF DESIGNATED SHOPPING FRONTAGES

This schedule details the shopping centres within the city and the relevant frontage designation
and Policy that therefore applies. The schedule is split into two categories:—

(1) City Centre, and, (2) Rest of the city

The Centres included have been based on the criteria as set out in Policy S2. For smaller ranks of
shops Policy S7 applies.

In assessing the suitability of proposals, the lengths of frontage to be calculated will normally be

lengths between side roads etc, including any return corner frontages. In Broadmead the corner
units would have to be calculated for each frontage.

BrisTOL LOCAL
PLAN FRONTAGE
DESIGNATION

PROPERTY STREET NAME/CENTRE PoLicies S5 AND S6

(1) City CENTRE

Broadmead
The Arcade Core Primary
Bond Street (south side from St James Barton
to Philadelphia Court) Primary
Broadmead Core Primary
North Side  Broadweir Primary
Fairfax Street Primary
Fairfax Street (from Pithay to No. 50) Secondary
South Side  The Haymarket Primary
Haymarket Walk Primary
North Side  Horsefair (west of Barrs Court) Core Primary
North Side  Horsefair (east of Barrs Court) Primary
South Side  Horsefair (west of Callowhill Court) Core Primary
South Side  Horsefair (east of Callowhill Court) Primary
Merchant Street Core Primary
15-21 (odd)  Nelson Street Primary
Penn Street Primary
1-9 (odd)  Union Street Primary

Union Street (from Fairfax Street to Haymarket)

Outside Broadmead

apor7eD BRISTOL LOCAL PLAN

Core Primary

Baldwin Street  Secondary
West Side  Berkeley Place Secondary
Broad Quay Secondary
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PROPERTY STREET NAME/CENTRE PoLiciES S5 AND S6
Broad Street Secondary
1-7  Byron Place Secondary
Canons’ Road (Watershed) Secondary
14-16 (evens)  Cherry Lane Secondary
Christmas Steps Primary
Christmas Street (south of Rupert Street) Secondary
17 & 19  Christmas Street Primary
49 & 51  Colston Street Primary
52-90 (evens)  Colston Street Primary
Clare Street Secondary