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PINS ref S62A/2025/0135 

Bristol City Council ref: 25/14765/PINS 

Application for Planning permission for demolition of existing buildings on site and 
the erection of a three storey building comprising 6no flats, and 3no. Terraced 
dwellinghouses. 

66 Church Road, Redfield, Bristol, BS5 9JY 

Local Planning Authority assessment and statement  

Date: 18.12.2025 

 

 

BACKGROUND 

 

S62A/2025/0112 was refused 26th September 2025 unjustified loss of retail, design, 
and highway safety.  This statement will focus on the issues raised in the applicant’s 
cover letter of 20 October 2025) 

 

Loss of Retail 

The previous Inspector’s decision (dated 26 September 2025) stated that whilst the 
retail unit was not in use, no evidence had been presented that “the retail use is 
unviable or that it would not provide an important service to the local community, were 
it to be brought back into an active use.” 

No evidence has been presented in the current application regarding the loss of retail 
use.  Such evidence could take the form of marketing details demonstrating there is no 
realistic prospect of securing an active use in the unit, perhaps based on the extant 
(although soon to expire) plans consented by 21/04754/F.  It is noted that the extant 
scheme proposed a mixed-use development including retail uses at ground floor level. 
It is considered that mixed-use development would be more appropriate here given the 
site’s location near to an established centre, and the need to provide local shops and 
services for new residents.  This would also align with adopted policies.   However this is 
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balanced with the need to provide housing, including the tilted balance of paragraph 11 
of the NPPF.   

 

Character and appearance 

It is noted that the current proposal proposes a flat roof, by removing the pitched roof in 
response to the earlier concern regarding incongruous height, scale, massing and form 
resulting in an incongruous development. 

The current application still proposes a similar scale of development and the same 
quantum as the scheme refused by PINS 26 September 2025, but the change in roof 
profile results in only half a storey difference when compared with the roof profile of 
no.68-70 Church Road.  This goes some way to alleviate the difference in scale when 
viewed from Church Road.  The current scheme appears less harmful in terms of the 
terraced block.  

 

Highways 

No objections have been raised by the Council’s Transport Development Management 
team, and conditions are suggested at section 7 of this report. 

 

Other Matters 

The Council’s flood team has commented on the acceptability of drainage at the site.  A 
SUDS scheme is required to be submitted in response to a condition, but this must also 
be designed to reflect the comments received by the Coal Authority. Consideration will 
need to be given to the implications of any SUDS scheme in relation to the stability and 
public safety risks posed by coal mining legacy. The developer should seek their own 
advice from a technically competent person to ensure that a proper assessment has 
been made of the potential interaction between hydrology, the proposed drainage 
system and ground stability, including the implications this may have for any mine 
workings which may be present beneath the site. 
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7 Conditions 

 

Time limit for commencement of development 
 
 1. Full Planning Permission 
  
 The development hereby permitted shall begin before the expiration of three years 

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

amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 
Pre commencement condition(s) 
 
 2. Highway to be Adopted  
  
 No development shall take place until plans to a scale of 1:200 showing the following 

information has been submitted to and approved in writing by the Local Planning 
Authority. 

  
 o Long sections 
 o General arrangement 
 o Threshold levels to buildings 
 o Drainage  
 o Structures 
 o Swept path for two directional movement of a 11.4m long refuse vehicle 

passing a 4.98m long large saloon car 
  
 Prior to occupation detailed technical plans to a scale of 1:200 setting out how the 

internal access road(s) will be constructed to the Highway Authority's adoptable 
standard shall be submitted and approved in writing by the Local Planning Authority. 

  
 These works shall then be completed to the satisfaction of the Highway Authority and 

approved in writing by the Local Planning Authority.  
  
 Reason: To ensure the internal roads are planned and approved in good time to a 

satisfactory standard for use by the public and are completed prior to occupation. 
 
 3. Construction Management Plan  
  
 No development shall take place, including any demolition works, until a construction 

management plan or construction method statement has been submitted to and 
approved in writing by the Local Planning Authority. The approved plan/statement 
shall be adhered to throughout the demolition/construction period. The 
plan/statement shall provide for: 

  
 o 24 hour emergency contact number; 
 o Hours of operation; 
 o Parking of vehicle of site operatives and visitors (including measures taken to 

ensure satisfactory access and movement for existing occupiers of neighbouring 
properties during construction); 

 o Routes for construction traffic; 
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 o Locations for loading/unloading and storage of plant, waste and construction 
materials; 

 o Method of preventing mud being carried onto the highway; 
 o Measures to protect vulnerable road users (cyclists and pedestrians)  
 o Any necessary temporary traffic management measures; 
 o Arrangements for turning vehicles; 
 o Arrangements to receive abnormal loads or unusually large vehicles; 
 o Methods of communicating the Construction Management Plan to staff, 

visitors and neighbouring residents and businesses. 
  
 Reason: In the interests of safe operation of the adopted highway in the lead into 

development both during the demolition and construction phase of the development. 
 
 4.  
 No development shall take place (including investigation work, demolition, siting of 

site compound/welfare facilities and demolition) until a survey of the condition of the 
adopted highway has been submitted to and approved in writing by the Local 
Planning Authority. The extent of the area to be surveyed must be agreed by the 
Highways Authority prior to the survey being undertaken. The survey must consist of: 

  
 o A plan to a scale of 1:1000 showing the location of all defects identified; 
 o A written and photographic record of all defects with corresponding location 

references accompanied by a description of the extent of the assessed area and a 
record of the date, time and weather conditions at the time of the survey.  

  
 No building or use hereby permitted shall be occupied or the use commenced until 

any damage to the adopted highway by any traffic arising from the carrying out of the 
works at the development has been made good to the satisfaction of the Highway 
Authority. 

  
 Reason: To ensure that any damage to the adopted highway sustained throughout 

the development process can be identified and subsequently remedied at the 
expense of the developer. 

 
 5. Sustainable Drainage System (SuDS) 
  
 No development shall take place until a Sustainable Drainage Strategy and 

associated detailed design, management and maintenance plan of surface water 
drainage for the site using SuDS methods has been submitted to and approved in 
writing by the Local Planning Authority. The approved drainage system shall be 
implemented in accordance with the approved Sustainable Drainage Strategy prior to 
the use of the building commencing and maintained thereafter for the lifetime of the 
development. 

  
 Reason: To prevent the increased risk of flooding by ensuring the provision of a 

satisfactory means of surface water disposal is incorporated into the design and the 
build and that the principles of sustainable drainage are incorporated into this 
proposal and maintained for the lifetime of the proposal. 

 
  
  
 
 
Pre occupation condition(s) 
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 6. No building or use hereby permitted shall be occupied or use commenced until the 
 refuse/area and where necessary, dropped kerb(s) to facilitate the manoeuvring of 

four wheeled bins onto the carriageway have been completed in accordance with the 
approved plans. 

  
 Thereafter, all refuse and recyclable materials associated with the development shall 

either be stored within this dedicated store/area, as shown on the approved plans, or 
internally within the building(s) that form part of the application site for the lifetime of 
the development. 

  
 The refuse store/area is not to be used for any other purpose other than the storage 

of refuse and recyclable materials. No refuse or recycling material shall be stored or 
placed for collection on the adopted highway (including the footway), except on the 
day of collection.   

   
 Reason: To safeguard the amenity of the occupiers of adjoining premises; protect the 
 general environment; prevent any obstruction to pedestrian movement and to ensure 

that 
 there are adequate facilities for the storage and recycling of recoverable materials. 
 
7. No building or use hereby permitted shall be occupied or use commenced until the 

footway has been reinstated to full kerb height, using materials that comply with the 
Highway Authority's Engineering Standard Details, where any vehicle crossover(s) 
are redundant, in accordance with the approved plans and retained in that form 
thereafter for the lifetime of the development. 

  
 Reason: In the interests of pedestrian safety. 
 
 8. Completion and Maintenance of Cycle Provision - Shown on approved plans 
  
 No building or use hereby permitted shall be occupied or the use commenced until 

the cycle parking provision shown on the approved plans has been completed, and 
thereafter, be kept free of obstruction and available for the parking of cycles only. 

  
 Reason: To ensure the provision and availability of adequate cycle parking. 
 
 
 
 
 
List of approved plans 
 
9. List of approved plans and drawings 
  
 The development shall conform in all aspects with the plans and details shown in the 

application as listed below, unless variations are agreed by the Local Planning 
Authority in order to discharge other conditions attached to this decision. 

 
 

  
 
  Reason: For the avoidance of doubt. 
 

Advices 
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 1  Highway to be Adopted 
  
 The development hereby approved includes the construction of new highway. To be 

considered for adoption and ongoing maintenance at the public expense it must be 
constructed to the Highway Authority's Engineering Standard Details and terms for 
the phasing of the development. You are advised that you must enter into a highway 
agreement under Section 38 of the Highways Act 1980. The development will be 
bound by Sections 219 to 225 (the Advance Payments Code) of the Highways Act 
1980.  

  
 Contact the Highway Authority's Transport Development Management Team at 

DMengineering@bristol.gov.uk You will be required to pay fees to cover the council's 
costs in undertaking the following actions: 

  
 I. Drafting the Agreement 
 II. Set up costs 
 III. Approving the highway details 
 IV. Inspecting the highway works 
  
 To discuss the requirement for sewers contact the Highway Authority's Flood Risk 

Management Team at flood.data@bristol.gov.uk You should enter into discussions 
with statutory undertakers as soon as possible to co-ordinate the laying of services 
under any new highways to be adopted by the Highway Authority. 

  
 N.B. The Highway Authority's technical approval inspection fees must be paid before 

any drawings will be considered and approved. Once technical approval has been 
granted a Highway Agreement under Section 38 of the Highways Act 1980 must be 
completed and the bond secured. 

  
 2  Impact on the highway network during construction 
  
 The development hereby approved and any associated highway works required, is 

likely to impact on the operation of the highway network during its construction (and 
any demolition required). You are advised to contact the Highway Authorities 
Network Management Team at traffic@bristol.gov.uk before undertaking any work, to 
discuss any temporary traffic management measures required, such as footway, 
Public Right of Way, carriageway closures or temporary parking restrictions a 
minimum of eight weeks prior to any activity on site to enable Temporary Traffic 
Regulation Orders to be prepared and a programme of Temporary Traffic 
Management measures to be agreed. 

  
 3  Highway Condition Survey  
  
 The development hereby approved includes the carrying out of a Highway Condition 

Survey. To agree the extent of the area to be surveyed contact the Highway 
Authority's Transport Development Management Team at 
transportDM@bristol.gov.uk 

  
 4  Street Name and Numbering 
  
 You are advised that to ensure that all new properties and streets are registered with 

the emergency services, Land Registry, National Street Gazetteer and National Land 
and Property Gazetteer to enable them to be serviced and allow the occupants 
access to amenities including but not limited to; listing on the Electoral Register, 
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delivery services, and a registered address on utility companies databases, details of 
the name and numbering of any new house(s) and/or flats/flat conversion(s) on 
existing and/or newly constructed streets must be submitted to the Highway 
Authority. 

  
 Any new street(s) and property naming/numbering must be agreed in accordance 

with the Councils Street Naming and Property Numbering Policy and all address 
allocations can only be issued under the Town Improvement Clauses Act 1847 
(Section 64 & 65) and the Public Health Act 1925 (Section 17, 18 & 19). Please see 
www.bristol.gov.uk/registeraddress 

  
 5  Sustainable Drainage System (SUDS) 
  
 The development hereby approved includes the construction/provision of a 

sustainable drainage system. You are advised to contact the Highway Authority's 
Flood Risk Management Team at flood.data@bristol.gov.uk before any works 
commence. 

  

 


