
Comments of CAG on proposed S.73 application to alter pre-commencement 
conditions for development of Carriageworks and Westmorland House 
 
Comments are restricted to those conditions to which PG Group propose to seek 
S.73 alterations as defined in matrix ref “MO.5339. 27th June 2017” and received by 
CAG on 17 July. 
 
Conditions below are copied from the Notice of Decision dated 7 July 2016.  
Proposed amendments are copied from the PG Group matrix cited above. 
 
Condition #2 Works for the demolition of the building(s) or part of the building forming 

part of the development hereby permitted shall not be commenced 
before a valid contract for the carrying out and completion of works of 
redevelopment of the relevant phase, for which planning permission has 
been granted has been entered into, and evidence of that contract 
submitted to and approved in writing by the Local Planning Authority 

Proposed 
Amendment 

Request amendment; “works for the construction of building(s) or part....” 

CAG comments On the understanding that i) the demolition contract is to be separately 
awarded and ii) that demolition is required before design details for the 
construction contract can be finalised, we have no objection to this 
proposed change. 

 
Condition #3 No development shall take place until samples of the following have 

been submitted to and been approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the 
approved sample: 
a) All new roofing materials 
b) Rain Water goods 
c) Paint finishes to external timber work 
d) Paint finishes to external ironwork/metal work e) Typical ventilation 
terminals 
`f) Typical boiler flues 
g) Stone Cleaning 
h) Window details 
Reason: To ensure that the external appearance of the building is 
satisfactory. 

Proposed 
Amendment 

Request amendment; “Prior to the commencement of the relevant part of 
construction, samples of the following shall be approved...”   

CAG comments No objection 
 
  



 
Condition #4 Land affected by contamination - Implementation of Approved 

Remediation Scheme 
In the event that contamination is found, no development other than that 
required to be carried out as part of an approved scheme of remediation 
shall take place until the approved remediation scheme has been carried 
out in accordance with its terms. The Local Planning Authority must be 
given two weeks written notification of commencement of the 
remediation scheme works. 
Following completion of measures identified in the approved remediation 
scheme, a verification report that demonstrates the effectiveness of the 
remediation carried out must be produced, and be approved in writing of 
the Local Planning Authority. 
Reason: To ensure that risks from land contamination both during the 
construction phase and to the future users of the land and neighbouring 
land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors. 

Proposed 
Amendment 

Request amendment; “No development other than demolition shall take 
place...” 

CAG comments Notwithstanding Condition #28 (reporting unexpected contamination) we 
are concerned that the proposed change would allow for demolition with 
no regard to contamination that might be discovered during the 
demolition process. As contamination is likely to be found during the 
demolition phase, and not the construction phase, the proposed change 
would render Condition 4 somewhat obsolete. 
At the same time, however, we agree that the current wording is unduly 
restrictive and onerous especially given the size of the site (e.g. as the 
condition is written, discovery of contamination on part of the site would 
require all work to stop across the entire site while it is remedied). We 
consider that this condition could be better altered to i) allow demolition 
to progress, ii) that any contamination found during demolition should be 
dealt with by an approved remediation scheme, and iii) that other works 
should be allowed to continue by agreement with the LPA.  
 
We would also like the contamination report and remediation plan to be 
put into the public domain at the earliest opportunity. There are 
suspicions locally that the site is contaminated in places so this will help 
allay public concern. 

 
Condition #11 Prior to commencement of development details shall be submitted 

providing the specification, orientation, height and location for built-in 



bird nesting and bat roosting opportunities. This shall include built-in 
bird boxes to including swift boxes, house sparrow and song bird boxes. 
Bat boxes or bat tubes as built-in bat boxes and insect hotels should also 
be provided to a standard agreed in writing with the Local Planning 
Authority. 
Reason: To help conserve legally protected bats and birds which include 
priority species and to conserve invertebrates. 

Proposed 
Amendment 

Request amendment; “Prior to commencement of development other 
than demolition, details....” 

CAG comments No objection 
 
Condition #18 To secure the recording of the fabric of buildings of historic or 

architectural importance 
No redevelopment or refurbishment shall take place until the 
applicant/developer has recorded those parts of the building which are 
likely to be disturbed or concealed in the course of redevelopment or 
refurbishment. The recording must to be carried out by an archaeologist 
or archaeological organisation approved by the Local Planning Authority 
and submitted to the Historic Environment Record (HER), the archive 
should then be submitted to Bristol City Museum and a hard copy to 
Bristol Record Office. 
Reason: To ensure that features of archaeological or architectural 
importance within a building are recorded before their destruction or 
concealment. 

Proposed 
Amendment 

Request amendment; “No development or refurbishment other than 
demolition, shall take place....” 

CAG comments We believe this proposed change is too simple. We acknowledge that 
some demolition will be needed in order to safely access historic 
elements for recording. However, recording of the historic elements of 
both buildings (Westmorland House has significance that must be 
recorded) needs to be a progressive process that starts immediately and 
continues throughout demolition. 

 
Condition #19 Land affected by contamination - Submission of Remediation 

Scheme 
No development shall take place until a detailed remediation scheme to 
bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and the 
natural and historical environment has been prepared, submitted to and 
been approved in writing by the Local Planning Authority. The scheme 
must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site 
management procedures. The scheme must ensure that the site will not 



qualify as contaminated land under Part 2A of the Environmental 
Protection Act 1990 in relation to the intended use of the land after 
remediation. 
Reason: To ensure that risks from land contamination is understood prior 
to works on site both during the construction phase to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that 
the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors. 

Proposed 
Amendment 

Request amendment; “No development, other than demolition, shall take 
place.....” 

CAG comments As with Condition #4, the demolition phase cannot be totally exempted 
from this requirement.  A phased approach is needed. 

 
Condition #20 Land affected by contamination - Site Characterisation 

No development shall take place until an investigation and risk 
assessment, in addition to any assessment provided with the planning 
application, and has been completed in accordance with a scheme to 
assess the nature and extent of any contamination on the site, whether 
or not it originates on the site. The contents of the scheme should be 
submitted to and be approved in writing by the Local Planning Authority. 
The investigation and risk assessment must be undertaken by 
competent persons and a written report of the findings must be 
produced. The written report is subject to the approval in writing of the 
Local Planning Authority. The report of the findings must include: 
(i) a survey of the extent, scale and nature of contamination; 
(ii) an assessment of the potential risks to: 
* human health, 
* property (existing or proposed) including buildings, crops, livestock, 
pets, woodland and service lines and pipes, 
* adjoining land, 
* groundwaters and surface waters, 
* ecological systems, 
* archaeological sites and ancient monuments; 
(iii) an appraisal of remedial options, and proposal of the preferred 
option(s). 
This must be conducted in accordance with DEFRA and the 
Environment Agency's 'Model Procedures for the Management of Land 
Contamination, CLR 11'. 
Reason: To ensure that risks from land contamination is understood prior 
to works on site both during the construction phase to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that 



the development can be carried out safely without unacceptable risks to 
workers, neighbours and other offsite receptors 

Proposed 
Amendment 

Request amendment; “No development, other than demolition, shall take 
place.....” 

CAG comments As with Conditions #4 and #19, the demolition phase cannot be totally 
exempted from this requirement. A phased approach is needed. 

 
Condition #22 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. 
To prevent the increased risk of flooding by ensuring the provision of a 
satisfactory means of surface water disposal and that the principles of 
sustainable drainage are incorporated into this proposal and maintained 
for the lifetime of the proposal 

Proposed 
Amendment 

Request amendment; “No development, other than demolition, shall take 
place.....” 

CAG comments No objection 
 
Condition #23 Code for sustainable homes (CSH) - New Build 

No development shall take place until evidence that the development is 
registered with a CSH certification body and a pre-assessment report (or 
design stage certificate with interim rating if available) has been 
submitted indicating that the new development can achieve Code Level 
3. No unit of accommodation shall be occupied until a final Code for 
Sustainable Homes (or any such equivalent national measure of 
sustainability for home design which replaces that scheme) Certificate 
has been issued certifying that Code Level 3 has been achieved for this 
unit. 
Reason: To ensure that the residential development hereby approved 
achieves Code Level 3 of the Code for Sustainable Homes (or any such 
equivalent national measure of sustainability for home design which 
replaces that scheme) and assessment and certification shall be carried 
out by a licensed CSH assessor and to ensure that the development 
contributes to mitigating and adapting to climate change and to meeting 
targets to reduce carbon dioxide emissions. 

Proposed 
Amendment 

Request amendment; “No development, other than demolition, shall take 
place.....” 

CAG comments On the understanding that CSH is now incorporated in the Building 



Regulations we have no objection 
 
Condition #24 BREEAM 

No development shall take place until evidence that the development is 
registered with a BREEAM certification body and a pre-assessment 
report (or design stage certificate with interim rating if available) has 
been submitted indicating that the development can achieve the 
stipulated final BREEAM level. No building shall be occupied until a final 
Certificate has been issued certifying that BREEAM (or any such 
equivalent national measure of sustainable building which replaces that 
scheme) rating has been achieved for this development unless the Local 
Planning Authority agrees in writing to an extension of the period by 
which a Certificate is issued. 
Reason: To ensure that the development achieves BREEAM rating level 
**** (or any such equivalent national measure of sustainability for 
building design which replaces that scheme) and that this is done early 
enough in the process to allow adaptions to designs and assessment 
and certification shall be carried out by a licensed BREEAM assessor 
and to ensure that the development contributes to mitigating and 
adapting to climate change and to meeting targets to reduce carbon 
dioxide emissions. 

Proposed 
Amendment 

Assume BREEAM ‘Very Good’.  Seek confirmation this applies to GF 
commercial units only. Request amendment; “No development, other 
than demolition, shall take place.....” 

CAG comments BREEAM must apply to the whole building, not just the commercial units. 
No objection to the proposed wording amendment regarding demolition. 

 
Condition #43 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. 
A2493 301 R25 , received 2 September 2015 
A2493 303 R25 , received 2 September 2015 
A2493 304 R25 , received 2 September 2015 
A2493 200 R25 , received 2 September 2015 
A2493 201 R25 , received 2 September 2015 
A2493 202 R25 , received 2 September 2015 
A2493 203 R25 , received 2 September 2015 
A2493 204 R25 , received 2 September 2015 
A2493 205 R25 , received 2 September 2015 
A2493 206 R25 , received 2 September 2015 
A2493 207 R25 , received 2 September 2015 



A2493 300 R25 , received 2 September 2015 
A2493 310 R25 , received 2 September 2015 
501 Demolition first floor plan, received 2 December 2014 
500 Demolition ground floor plan, received 2 December 2014 502 
Demolition second floor plan, received 2 December 2014 503 Demolition 
plan third floor plan, received 2 December 2014 504 Demolition fourth 
floor plan, received 2 December 2014 505 Demolition fifth floor plan, 
received 2 December 2014 
506 Demolition sixth floor plan, received 2 December 2014 Reason: For 
the avoidance of doubt. 

Proposed 
Amendment 

Understanding required on the need for S73 amendment application. 

CAG comments We would like to know what this query implies. 
 

Comments of CAG on proposed S.19 application to alter pre-commencement 
conditions for listed building consent to develop the Carriageworks 
 
Comments are restricted to those conditions to which PG Group propose to seek 
S.19 alterations as defined in matrix ref “MO.5339. 27th June 2017” and received by 
CAG on 17 July. 
 
Condition #4 (#3 
as presented in 
Committee 
Report 14 
October 2015) 

To secure the recording of the fabric of buildings of historic or 
architectural importance  
No redevelopment or refurbishment of shall take place until the 
applicant/developer has recorded those parts of the building which are 
likely to be disturbed or concealed in the course of redevelopment or 
refurbishment. The recording to be carried out by an archaeologist or 
archaeological organisation approved by the Local Planning Authority.  
Reason: To ensure that features of archaeological or architectural 
importance within a building are recorded before their destruction or 
concealment.  

Proposed 
Amendment 

Request amendment; No refurbishment or redevelopment, other than 
demolition, shall take place….. 

CAG comments As for comments on proposed changes to Condition #18 above. 
 


