THE WATERFRONT
TEMPLE QUAY CENTRAL, BRISTOL

sl

T
!_l. = H u‘! i|""'Fl|'_| L = _| |
il EEEEET

1 |1J1'j H ‘ | I I | ‘ L

m | I

¥

o i

I

18

—

Environmental Statement

Non-Technical Summary

On behalf of Castlemore Securities Ltd

Y
Castlemore

April 2007



THE WATERFRONT
(PLOTS ND2-ND5),
TEMPLE QUAY CENTRAL, BRISTOL

Environmental Statement
NON-TECHNICAL SUMMARY

April 2007

On behalf of
Castlemore Securities



Contents

1 Introduction

2 Assessment Methodology

3 Description of Development Scheme
and Surrounding Area

4  Review of the Relevant
Environmental Policies and Plans

5 Socio-Economic Effects

6 Air Quality

7 Noise and Vibration

8 Soils, Geology and Contamination

9 Nature Conservation (Flora and
Fauna)

10 Drainage and Hydrology

11 Townscape and Visual Impact

12 Archaeological and Built Heritage

13 Transportation

14 Sustainable Design and Construction

15 Interaction of Factors

Figures

Figure 1 Location Plan

Figure 2 Permitted Masterplan

Figure 3 Proposed Masterplan



11

1.2

13

1.4

15

1.6

Introduction

This Environmental Statement (ES) has been prepared to accompany the full
planning application submitted by Castlemore Securities Ltd.

The full planning application covers plots ND2 — ND5 under the consented outline
planning permission for the wider Temple Quay site, 01/016060/P/C, granted on 6"
May 2003. That consent permitted:

‘Redevelopment to provide a mixed use scheme comprising business (including
offices), residential, leisure, retail, financial and professional services, food and
drink, and community facilities (use classes B1, C3, D1, D2, A1, A2 and A3), public
and private open space, a pedestrian/cyclists’ bridge over the floating harbour, car
parking, roads and footpaths and other associated infrastructure and landscaping.’

It is accepted that the current proposal for the mixed-use development of plots
ND2 — ND5 also constitutes an ‘Urban Development Project’ as defined in
Paragraph 10 of Schedule 2 of the Town and Country Planning (Environmental
Impact Assessment) (England and Wales) Regulations 1999, and having regard to
the matters set out in Schedule 3 of the Regulations, this scheme does require an
ES to accompany the planning application.

This new ES therefore updates and supersedes the 2001 ES (as far as plots ND2
— ND5 are concerned). In this regard, whilst all of the 2001 ES chapters are
updated, in most instances the update is minimal given the high degree of
similarity between the proposed scheme and the development envisaged in the
outline permission, such that, in most cases, there is no more or less
environmental impact than already identified in the 2001 ES. The 2001 ES thus
forms a background research/baseline assessment to this new ES. It is not
appended to this ES.

A Scoping Report was submitted to Bristol City Council in February 2007. The
initial comments raised by the Planning Case Officer at a Scoping meeting on 2
March 2007 have been taken incorporated. The matters raised by Bristol City
Council in their Scoping Opinion letter dated 27 March 2007 have also been taken
into account. This ES accordingly addresses the matters raised during this
continued dialogue.

This ES addresses all of the key environmental topics identified in the 2001 ES. In
addition, a new chapter (14) — Sustainable Design and Construction — has been
added as requested through the dialogue with Bristol City Council. As a
consequence, the environmental topics being addressed are as follows;



e Air Quality.

¢ Noise and Vibration.

e Soils, Geology and Contamination.

e Nature Conservation (Flora and Fauna).
e Drainage and Hydrology.

e Townscape and Visual Impact.

e Archaeological Assessment.

e Transportation.

e Sustainable Design and Construction.

1.7 In addition to these environmental topics, the ES also assesses the relevant
planning policy context and the socio-economic effects arising from the proposal.

1.8 The planning application is also supported by the following documentation:

e Covering letter and Planning Supporting Statement.

e Existing OS Plan of application site area edged red/blue (other land in control
of applicant).

e Existing site layout plan and site survey plan.

e Proposed site layout plan for whole site.

e Schedules of materials for all buildings.

e Public Realm/Landscaping Plans (including waterside works ie, pontoon and
position of public art) for whole site with Material Schedules.

¢ Indicative elevation plans for plot ND5.

e Composite Front and Rear Elevation plans for all buildings, including
indicative elevations for ND5 .

e Cross Section Plans across whole site.

e Section Elevation Plans for all buildings (except ND5).

e Design and Access Statement.

e Proposed floor (including roof) and elevation (all) plans for each building
(except ND5).

e Updated Transport Assessment (TA).

e Updated Flood Risk Assessment (FRA).

e Statement of Community Involvement.

e Public Realm Strategy (Plans and Text).

e Waterfront Access Strategy.

e Phasing Plan

1.9 Whilst some of the above are appended to this ES, the full range of documents can
be inspected at the offices of Bristol City Council.



2.1

2.2

Assessment Methodology

This Environmental Statement (ES) has been prepared in accordance with the
requirements of the Town and Country Planning (Environmental Impact
Assessment) (England and Wales) Regulations 1999.

This ES follows the format and assessment methodologies set out in the DoE
Good Practice Guide (DoE 1995). Other specialist methodologies and good
practice guidelines have been drawn on as necessary. Proven techniques have
been used wherever possible to avoid developing unique and untested
procedures. The outline methodologies, for both surveys and assessment, have
been discussed with the relevant statutory consultees at the appropriate stage in
the scheme development.



3.1

3.2

3.3

a disused

3.4

3.5

3.6

3.7

Description of Development Scheme and
Surrounding Area

The application site extends to approximately 2.43 hectares — see red line OS Plan
attached as Figure 1. The site forms part of the wider Temple Quay North
area that already has outline permission (ref: 01/016060/P/C) — see ‘permitted’
masterplan attached as Figure 2.

As can be seen on Figure 1, the application site is bounded by the floating
harbour to the south, the railway viaduct to the east, Avon Street to the north and
Trinity Quay to the west.

The application site is vacant previously developed land. In the centre of the site is
route called Free Tank that leads down to the floating harbour. The site to the east
of this was formerly railway sidings and includes a canal basin that has been filled
in. The site to the west was the site of a glass works that had operated since the
18" Century and is of some archaeological importance.

The overall Temple Quay North area was originally outside the medieval City and
developed rapidly for industry and workers’ housing following the creation of the
floating harbour and the arrival of the canals and railways. Since the granting of
outline permission in 2003 for the wider Temple Quay North area, applications
have been submitted to develop the individual plots as shown on the ‘permitted’
masterplan (Figure 2). In this context, the plots to the north of Avon Street are
being developed for residential purposes. Whilst the plots between Anvil Street
and Avon Street are to be developed for mixed office/hotel/residential uses.

The proposed buildings comprise four principal land use elements, residential
(Class C3), retail (Class A1/A2/A3/A4/A5), leisure (D2) and offices (B1), together
with car parking, landscaping/public realm works and infrastructure — see
masterplan attached as Figure 3.

The planning application is a *hybrid’ application with full details submitted for Plots
ND2-4 and indicative (outline) siting and elevations only for Plot ND5.

The description of development is as follows:

‘Redevelopment to provide a mixed-use scheme comprising business (including
offices), residential, retail, financial and professional services, restaurants and
cafes, leisure (use Classes B1, C3, Al, A2, A3, A4, A5, D2), public realm, car
parking, roads and footpaths, landscaping and other associated infrastructure.’



3.8 The total areas of floorspace being applied for are as follows:
TOTAL
RESI OFFICE | RETAIL LEISURE FLOOR
NO. AREA AREA AREA AREA SPACE
BLOCK | STOREYS | USES m2 m2 m2 m2 m2
GROSS | GROSS | GROSS GROSS GROSS
Residential /
ND2 12 Retail (A3) 3,859 277 4,136
Office / Retail
ND3 6 (A3) 27,936 189 28,125
ND4 6 Office / Retail 9,982 800 10,782
Residential /
Retail (A3) / 1,954 9,924 900 12,778
ND5 9 Office
3.9 The parking provision for each of the plots is as follows:

Plot Car Parking Motorcycle Spaces Cycle Spaces

ND2 Nil Nil 72

ND3 121 59 142

ND4 46 16 26

ND5 47 TBC 21

Totals 214 75 plus TBC 261

3.10 A planning application for a new pedestrian and cycle bridge has been submitted
to Bristol City Council. This bridge is shown on the supporting masterplan
drawings associated with this application — see Appendix 3.3.

3.11 Design and Access Statement has been prepared by URBED that demonstrates
the compatibility of the current scheme with the overall masterplanning concept for
Temple Quay North.

3.12 The American artist Vito Acconci has prepared a public art proposal for the
waterfront public realm area to form part of the proposed development. The
concept and philosophy behind the artwork is set out in the supporting Public
Realm Strategy. It is anticipated that planning conditions will be used to control the
process for the delivery and implementation of the public art.

3.13 The public realm is an important element of the waterfront area and as such has

been especially addressed in the Public Realm Strategy. This strategy also
incorporates a revised and updated Design Toolkit which was prepared for the
wider masterplan area and approved by Bristol City Council.




4.1

4.2

4.3

4.4

4.5

4.6

Review of the Relevant Environmental
Policies

This Chapter considers all contextual policies, guidance and plans relevant to the
environmental assessment of the proposed development. It focuses upon
reviewing all relevant National Planning Policy Guidance, the Development Plan
and any other relevant statutory and non-statutory guidance.

It is established through this chapter and subsequent technical assessment
chapters in this Environmental Statement that the scheme proposals have due
regard to and is fully compliant with National Planning Policy guidance. This is due
to the highly sustainable development that is proposed, which positively responds
to the surrounding natural and built environment.

The development proposal also positively responds to the vision and objectives of
the Development Plan. In particular, it meets the spatial development requirements
and sustainability objectives of the Plan. This is primarily achieved by proposing a
mixed use development on a brownfield site at a city centre location, which
benefits from ease of access to existing public transport infrastructure and
services/facilities.

The development proposal through the mix of development uses and the high
quality design proposed for the buildings and public realm will provide social,
environmental and economic regeneration benefits to an area designated as a
major regeneration area. This is a key strategic objective of the Development Plan,
in particular the adopted Local Plan.

In addition to the Development Plan documents, this Chapter and subsequent
technical assessment chapters demonstrate that the proposal provides a high
quality sustainable form of development, which upholds the objectives and visions
of the submission draft Regional Spatial Strategy for the South West and the
Proposed Alterations to the Bristol Local Plan. These documents are recognised
as other material considerations in influencing the development proposal.

The development proposal has also taken into consideration and complies with the
relevant Supplementary Planning Guidance (SPG) and Supplementary Planning
Documents (SPD), which provide further level of policy to the adopted Local Plan on

certain policy topics.
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5.2
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5.6

Socio-Economic Effects
ASSESSMENT OF BASELINE CONDITIONS
2001 Census Population and Related Statistics

The 2001 Census data for the City of Bristol indicates that the City has a resident
population of 380,615.

In 2001 the total number of economically active residents in the City was 189,076,
of which 167,717 were employed and 8,599 were unemployed. A further 2,198
were classed as ‘long-term’ unemployed. There were 10,562 economically active
students at April 2001. According to Bristol City Council, 75% of Bristol's working
residents work within the city boundary. This is a very high level of retention and
demonstrates the strength of the City’'s economy.

The assessment site lies within the Lawrence Hill ward. The latest Census data for
this ward indicates that Lawrence Hill had a resident population of 10,585.
Detailed analysis indicates that only 47% of Lawrence Hill residents were in
employment, which compares with 60% for the City as a whole (the England and
Wales average is approximately 61%). By contrast the proportion of economically
active or economically inactive students is higher than average (4% and 6%,
compared with 3% and 5% respectively).

Lawrence Hill has for many years been recognised as Bristol's most deprived
ward. The economy of Bristol as a whole is in good health and has continued to
grow in the recent past. However, unemployment in the area remains above the
national average, and analysis of the figures indicates that there is a high
proportion of long-term unemployed.

Social Characteristics and Local Service Provision

The relatively high level of employment in the city has created a stable social and
economic base. Nearly 63% of households in the city as a whole live in owner
occupied accommodation. In the Lawrence Hill ward, however, this drops to 26%
and other indicators demonstrate that the quality of housing in the area is lower
than average.

In Lawrence Hill ward there are, however, a number of indicators of deprivation.
For example, nearly 15% of residents considered their health to be ‘not good’,
which compares poorly with the national average of 9%. In addition, the number of
residents with a limiting long-term illness (24%) was proportionately greater than
for the wider Bristol area and the national average.



5.7

5.8

5.9

5.10

511

5.12

SOCIO-ECONOMIC IMPACT ASSESSMENT

The development of approximately 108 dwellings and up to 47,800 sg. m gross of
employment floorspace, plus retail accommodation, will have implications for the
socio-economic structure of Bristol city centre and Lawrence Hill ward in particular.

Housing Development

The provision of this level of new housing is likely to have a positive effect on
Lawrence Hill's housing market. An assumption has been made that a proportion
of the housing to be provided will be affordable (contained within plot ND5 only).
At this stage the precise humber to be provided has not been determined, but it
remains a target to provide affordable housing in the form of smaller units (1 or 2-
bedroom apartments).

It remains likely that residential accommodation located in the city centre will
continue to appeal to the younger generation. No larger flats and townhouses are
proposed and the development is therefore unlikely to result in significant change
to the existing population profile of Lawrence Hill. It is considered that the
development is likely to lead to the gentle broadening of the population profile of
the area and that this will result in a moderate beneficial impact.

Increase in Economically Active Residents

Assuming that the prevailing ratio of economically active people per household will
be maintained, it is estimated that there will be an additional 124 economically
active people living in central Bristol as a result of this development.

Direct Employment Generation and Likely Employment Levels

In assessing the likely level of employment generation associated with the
application proposals, consideration has been given to the likely ratio of floorspace
to employee for specific types of development.

It is considered that the new employment floorspace associated with development
at the assessment site will lead to the direct generation of at least 2,354 jobs. The
full-time equivalent employment associated with the development will be in the
order of 2,060 jobs.



5.13

5.14

5.15

5.16

5.17

5.18

Indirect Employment and Multiplier Effects

In addition to this direct employment, the development will also lead to further jobs
being indirectly created and retained in the locality. It has been assumed that the
indirect employment generated by the development will represent a positive benefit
to the wider Bristol city centre and Lawrence Hill ward in particular.

In addition to direct and indirect employment, the scheme will generate further jobs
through positive multiplier effects. On the basis of the above, it is considered that
the development of employment and retail floorspace at the assessment site is
likely to lead to the generation of between 2,266 and 2,884 full-time equivalent
jobs.

Displacement and Overall Employment Effects

The effects of the employment development will, however, lead to relatively
moderate changes in the patterns of employment generation, both directly and
indirectly, and some displacement of job opportunities is likely to occur. The
overall implications of these changes cannot be easily quantified (either on a
percentage or monetary basis), but it can reasonably be concluded that
employment generated by the proposals will not all represent net gains:

In this case, the assessment proposals provide (in part) relocation space for an
existing city centre employer (Burges Salmon). Given the overall employment
market in the city centre locations, where movement/displacement of employment
is a natural and continuing occurrence, this specific employment displacement is
considered to have a neutral impact on the overall city centre employment market.

Taking into account the specific displacement associated with Burges Salmon, it is
considered that a worst-case scenario of an additional 5% impact on existing
employment is appropriate. On this basis, there is a 95% uplift in aggregate,
employment generated by the proposal (taking into account the specific
displacement associated with Burges Salmon). On the basis of the assessments
set out above, this amounts to a net increase of up to 2,156 jobs.

Construction Jobs

The scale of temporary construction employment associated with the proposed
employment development will be influenced by a number of factors, including
phasing and infrastructure works. On the basis of similar projects elsewhere, the
development is estimated to generate in the region of 200-250 direct jobs.



5.19

5.20

5.21

5.22

5.23

5.24

Integration with the Local Area

For these jobs to have the most benefit, however, it will be necessary for
appropriate training, education and recruitment schemes to be implemented. Such
initiatives should be focused and be held in Lawrence Hill, or at local libraries,
schools and community facilities.

Impact on Local Education and Health Provision

Many of the social impacts arising from developments of this nature are complex
and often difficult to predict. This arises mainly from the large number of variables
that can be applied, for example, the type of employers secured as tenants, or the
origin of residents of the new housing development. Other impacts are, however,
easier to determine, predict and prepare for.

On the basis of the current projected capacity of primary schools in the local area,
there is expected to be sufficient capacity to accommodate the level of demand
generated by the proposal. Suitable GP and dental surgeries exist within the
immediate locality of the proposed development, which are capable of
accommodating the increased demand generated by the proposal.

Social Impacts

It is likely that the development of 108 houses will result in a moderate broadening
of the social structure of the city by encouraging new residents to relocate to the
area. These residents are likely to include a greater proportion of
professional/managerial staff and are likely to result in a minor beneficial change in
the population and social structure of the Lawrence Hill ward. This may lead to a
minor increase in the average number of economically active persons per
household with a minor reduction in the average rate of occupancy.

This application proposes the redevelopment and regeneration of the area, which
will significantly improve community safety. The introduction of street-level
frontages within the development (as part of the retail and commercial floorspace)
will assist in providing a more secure environment, both for residents and visitors
and the surrounding community. Improved lighting to the area will also assist in
creating a more secure and attractive environment.

CONCLUSIONS

The above assessment demonstrates that the City of Bristol currently has a strong
and broad based economy. However, much of the area surrounding the application

10



5.25

5.26

5.27

site includes a high number of residents that are not classed as ‘economically

active’.

The assessment demonstrates that the proposed development of new homes and
new commercial and retail floorspace will have a positive impact on the area. The
impacts associated with the development are considered to be largely beneficial.

In summary, it is considered that the proposed development is likely to lead to the
following socio-economic effects:

. An additional 204 resident population and an anticipated 124
additional economically active residents.

. An additional 2,350 full-time equivalent positions directly associated
with the development.

. Employment indirectly generated by the development estimated at up
to 824 full-time equivalent jobs.

. Significant short and longer-term job creation beneficial to the local
economy and local service provision.

. The increased support for local services.

o The improvement of a currently unattractive area that encourages
criminal and anti-social activities.

o A socially inclusive development offering new and attractive areas of
the city centre, with no economic or social barriers to entry.

In summary, it is considered that the proposed development accords with the
principles established by the outline planning permission/masterplan principles and
meets the aspirations for development to make the most of its waterfront location.
This proposed development forms the final major element of this development
process.

11



6.1

6.2

6.3

6.4

6.5

Air Quality

The air quality assessment has examined existing air quality in the area, outlines
the relevant air quality standards and guidelines and assesses the potential
changes in air quality arising from the construction and operation of the Temple
Quay Central development in Bristol.

Air Quality Management Areas for nitrogen dioxide and fine particulate matter have
been declared by Bristol Council. These areas are declared where concentrations
of air pollutants are predicated to exceed certain objective levels. When this
happens, local authorities are required to prepare action plans outlining how the air
quality objectives are to be met. The proposed development lies within an air
quality management area declared by Bristol City Council owing to elevated
concentrations of nitrogen dioxide and fine particulate matter.

Consultation has been carried out with both Bristol Council to agree the approach
to this assessment; encompassing the air quality assessment model used, the
extent of the study area and the pollutants to be assessed.

In terms of construction, the effects on air quality would primarily be from dust.
Good site planning and management will ensure air quality is not seriously
adversely affected during construction and any impacts will be minimised in
accordance with the EMS and statutes. No long term residual effects are expected
as a result of the proposed development.

Once the proposed development becomes operational, air quality impacts would
be related to changes in traffic. A quantitative assessment has been undertaken of
the operational effects. A quantitative assessment of nitrogen dioxide and fine
particulate matter (as agreed with the Environmental Health Officers at the local
authority) has been carried out. These pollutants have been predicted at selected
properties for the proposed year of opening (2010). Different assessment
scenarios have been considered including with and without the development in
place. The forecast concentrations indicate that the effects of the development on
local air quality are negligible and therefore no mitigation measures have been
proposed.

12



7.1

7.2

7.3

Noise

This assessment considers the effects of changes in noise and vibration
associated with the proposed development on the surrounding area. The area is
generally dominated by traffic noise from surrounding roads and the nearby
railway. The proposed development would potentially affect the noise climate of
the area by altering traffic patterns, introducing new buildings plant machinery and
various other noise sources associated with the construction and operation of the
proposed development. The potential new noise sources associated with the
development would include:

. construction of the proposed development and infrastructure;

. road traffic noise changes associated with the development on existing
surrounding roads;

. plant machinery noise associated with buildings;

o loading/unloading associated with delivery vehicles to commercial /
public buildings.

Bristol City Council was consulted regarding noise and vibration aspects of the
proposed development to review any local policies or sensitivities, and to agree the
approach to the noise and vibration assessment. A survey of baseline noise levels
was conducted around the site during the day and night.

As part of the assessment the potential effects of construction noise on
surrounding sensitive receivers was considered. For a development of this size,
construction noise effects could potentially be significant, particularly if the
residential element within the adjacent new build, already currently under
construction, is occupied during construction of the proposed development. The
effect of traffic noise changes associated with the development was also
considered and has been rated as being not significant. Noise limits for buildings
plant machinery noise levels will be controlled according to local criteria and would
therefore be not significant. Potential noise from other miscellaneous sources
(delivery vehicles, car parks and bars and restaurants) have also been considered
and have been assessed as not significant provided the proposed mitigation
measures are put in place.

13



7.4

7.5

General principles of construction site noise control would be followed according to
the guidance given in BS 5228: Part 1. This requires that noise control measures
would be adopted according to BPM which could include measures such as
specification of plant equipment, hours of operation and HGV access routes. If
appropriate, specific noise control practices should be agreed between the
Contractor and BCC according to local requirements.

The suitability of the local noise and vibration climate for occupation of the site
itself (i.e. internal effects) and the required level of mitigation are considered in
separate Appendices to the Environmental Statement.

14



8.

8.1

8.2

8.3

Soils, Geology and Contamination

The site and surrounding area has a varied industrial history, housing soap and
detergent manufacturing, docks and railways, iron, steelwork and foundries, engine
works, pulp and paper industries, scrap metal yards, vehicle breaking and gas
works.

Typically the ground beneath the site comprises made ground, overlying soft
alluvial clays, gravel and Mercia Mudstone. Whilst the industrial history of the site
has undoubtedly lead to hotspots of contamination, a programme of remediation
works will pre-date this development, consented under a separate enabling works
applications.

As such, the potential for residual contamination at the site is very low.
Furthermore, the amount of ground investigation and desk study work previously
undertaken at the site (for previous applications) ensures that the ground
conditions are well understood and therefore able to be appropriately managed.

15



9.

9.1

9.2

9.3

9.4

9.5

9.6

Nature Conservation (Flora and Fauna)

The site originally formed part of a larger site in the Temple Quay area for which
a comprehensive ecological assessment was carried out for an ES in 2001.
Further ecological survey work was carried out in early 2007 for the purposes of
this assessment. This included an updated Phase 1 habitat survey and a data
search. This work identified a need for further surveys including survey for black
redstart (Schedule 1 bird species), brownfield invertebrates and flora. Due to
seasonal constraints these could not be completed prior to submission of the
application but will be carried out later in the season and the results provided
prior to determination.

The walkover survey and data search found that the site provided limited habitat
for protected or notable species with the possible exception of black redstart and
brownfield invertebrates, the presence of which will be determined following
further survey. Botanical interest on the site was also limited at the time of survey
although further survey data on plant species will also be provided prior to
determination.

The proposed development will result in a loss of the existing habitats within the
site which may potentially impact upon protected or notable species, although this
will need to be confirmed following survey. Should this be the case, opportunities
for mitigation are available and can be designed to provide replacement habitat.

Potential impacts to the adjacent Floating Harbour include water quality impacts
during construction, particularly during works to install abstraction and discharge
pipes. A Construction Management Plan will be prepared to avoid these impacts.
During the operation phase potential impacts include affects on water quality as a
result of a warm water discharge. At this stage it is not expected that the
discharge will have a significant impact but future modelling work is being
undertaken, and a further assessment, prior to determination, will be undertaken
when this information is available.

The Floating Harbour is within hydrological connectivity with at least three non-
statutory SNCI. However it is not expected that the proposed development will
have a significant impact on these sites.

Enhancement opportunities as a result of the development include modifications
to the existing banks of the Floating Harbour to encourage wildlife.

16



10.

10.1

10.2

10.3

Drainage and Hydrology

Consideration of the possible impacts on Water Quality and Resources has been
undertaken in the light of expected foul water flows from the new development and
discussions with Wessex Water. Foul water flows were considered to have the
greatest potential impact arising from the change in use and the greatly increased
proportion of residential and commercial development on the site. Collection of
flows in a new system, and conveyance and treatment via the public network has
been adopted as the most appropriate for the location. Pollution risks from oil and
petrol spillage are assessed to be reduced in comparison with past uses.

A Flood Risk Assessment in line with the recently published PPS25 has been carried
out. This has incorporated flood probability and topographic information for the site,
and the current requirements of the Environment Agency for sites in central Bristol.
Residual extreme flood risks will be managed through the layout and finished levels
of the site.

Overall, the possible impacts are considered to be neutral or marginally beneficial for
water quality, resources and flood risk.

17



11.

111

11.2

11.3

11.4

115

Townscape and Visual Impact

The Townscape Chapter considers the potential impact on the townscape of the
Temple Quay area of the application relating to the land South of Avon Street, Plots
ND2-ND5. The main impacts considered are on views from the surrounding area and
on local listed buildings and conservation areas.

The assessment has been undertaken by defining a Zone of Visual Influence around
the scheme. This is the area from which the scheme will be visible. A series of view
points have then been assessed within this zone based on how visible the scheme
will be, how many people will experience the view and how sensitive the view is, for
example in relation to listed buildings.

Historically the Temple Quay area is an important part of Bristol. It once lay just
outside the city walls but became industrialised when Bristol grew rapidly in the 19"
century following the completion of the Floating Harbour and the Railway. The
industry closed towards the end of the 20" century leaving an area characterised by
vacancy and the remnants of a residential community, the Dings. It is nevertheless
surrounded by features of great historical importance including Temple Meads
Station, the historic Old Market Street and Broad Plain to the north and the city walls
and towers which stood on the Temple Quay core site.

The site today is vacant. The eastern was formerly a goods yard and included a canal
inlet. The western part was a glass works dominated by three bottle-shaped
chimneys. All buildings on the site were cleared some time ago and the site has been
used as a surface car park. A new footbridge has been constructed from the core site
over the Floating Harbour which has become a major pedestrian route from the town
centre to the station. The site forms part of the wider Temple Quay 2 scheme that
was subject to a major masterplanning exercise in 2001. This resulted in an outline
planning consent in 2003 covering the whole area following which the rear of the site
has been developed for housing and the middle sections have been subject to
detailed planning applications.

The main impacts of the scheme on the townscape of the area are on views from the
Floating harbour, particularly for people using the new footbridge and office workers.
However the impact on these views will be to replace a vacant site with high quality
development. There will also be important views from the railway but again these will
be improved. Other views, particularly from the two neighbouring conservation areas
will be limited and seen by few people.

18



11.6

The main effect on listed buildings will be on Temple Meads Station and the
Gardiners complex. The station is Grade 1 Listed. View analysis has been
undertaken to ensure that the scheme is not visible from the station forecourt. There
will be an impact on views of the Gardiners complex. However views will be retained
through the atrium of block ND3 and a further view will be revealed as people move
through the site. Overall, the impact on listed buildings and conservation areas will be
low.

19



12.

121

12.2

12.3

12.4

Archaeology and Built Heritage

An archaeological assessment was prepared for the site, as well as the wider
Temple Quay north area in 2001. This reviewed the findings of two programmes of
archaeological excavation within the site area, as well as a variety of other publicly
available archaeological sources. The assessment concluded that there was some
potential for the presence of significant post-medieval archaeological remains
within the site. Early glass works are known to have been located within the site
from the early 18" century and continued to be active until the early 20" century.
These are recorded on historic maps of the site and remains of two glass houses
were identified during an excavation in 1988-1989 on land within and just to the
north west of the site. Remains of mid-18" and 19" century buildings were
identified during excavations in the east of the site in 1995. These excavations
also recorded the remains of a 19" century dock, with brick walls which may have
reused an earlier inlet named as Cuckold’s Pill, shown on 18" and 19" century
maps, although no evidence for this structure was observed.

An archaeological evaluation involving excavation of five trenches was undertaken
in 2002 to investigate the remains of the glass works’ structures in the west of the
site. This determined that the surviving remains were those of buildings
constructed in the later 19™ and early 20" century and that the rebuilding of the
glass works over its prolonged use had resulted in the removal of earlier
structures. Some areas of the glass works had been removed as a result of the
construction of basements for later buildings, whilst they had all been damaged by
the construction of a later factory building.

The surviving archaeological remains within the site will be almost entirely
removed as a result of the excavation of three basement car parks for the
proposed development. The adverse effect of removing these archaeological
remains will be off-set by undertaking an archaeological excavation that will
provide a permanent record of the remains and contribute to understanding of the
development of this area of Bristol, including the post-medieval development of
industry, transport and housing.

A number of listed buildings and non-designated buildings of historic interest are
located in the wider study area surrounding the site. However, none of these
structures would be affected either directly or indirectly by the proposed
development.
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13.

131

13.2

13.3

Transportation

The assessment methodology for the TA was discussed with Bristol City Council
and it was agreed that the TA would follow the same pattern as that presented in
March 2002.

Potential impacts of the development might increase the amount of traffic in the
vicinity, resulting in increased congestion, noise and air pollution. Increased traffic
may also cause greater conflict between different road users, which may have
some implications for road safety and community severance. It is however
anticipated that usage of public transport will increase, as will cycling and walking.
Analysis of traffic data and projections indicate that there is unlikely to be any
significant environmental impact. Traffic flows are expected to remain relatively
low in the residential areas. Traffic management measures are already planned
and a new design for Avon Street will incorporate improved pedestrian and cycle
facilities. These measures will reduce vehicle speeds, the potential for accidents
and help to reduce community severance.

Restricted parking standards indicate that the majority of new trips will be by non
car modes. The proximity of bus routes to the site, the closeness of the city centre
with its other bus termini and the main line station at Temple Meads indicate an
increased usage of public transport. Housing will normally generate work trips out
of the area, but given that the developments will be car free it is anticipated that
walking and public transport will predominate. In conclusion:

o Traffic generation from the development will be relatively low due to its
location and restricted parking standards.

e In terms of impact at existing residential properties, any impact will be small
and mitigated by traffic calming measures.

e The site is well served by public transport (both bus and train) and it is
expected that this will attract significant use by commuters and residents.

e The regeneration of the site may give opportunities to introduce improved bus
services into the area.

e The area has good pedestrian and cycle links to the city centre, Temple
Meads Station and with the National Cycle Network. These will be maintained

and enhanced by the development.

e There will be some short term environmental impact of traffic during
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construction. This will be mitigated by planning conditions specifying routing of
construction traffic and ensuring streets are kept clean.
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14.

141

14.2

14.3

14.4

145

14.6

Sustainable Design and Construction

This chapter of the Environmental Statement considers sustainable construction
matters regarding buildings ND2, ND3, ND4, ND5 and the public realm at The

Waterfront, Temple Quay Central.

Full architectural details are known for buildings ND2, ND3, ND4 and the public
realm. They form part of the planning application submission. Indicative details

are known for building ND5 and are submitted for illustrative proposes.

This chapter assesses the approach to the construction of the buildings and public
realm. It has regard to planning policy set out in Chapter 4 and the other

assessments within the Environmental Statement.

Each building and the public realm is individually assessed under the following

topics headings:

e Design Strategy

e Materials

e Energy
o \Waste

e Water

e Pollution

e Natural Environment

e Construction techniques

The analysis of construction methods is set against a baseline of existing guidance

and assessments. This can be split into three main topics:

e Statutory Requirements

e Technical Assessments

e Best Practice Guidance

Design Strategy

The masterplan builds on the key design objective for the overall development at

Temple Quay Central to create a distinctive and memorable quarter of the city

based on an attractive public realm of lively, well proportioned streets and spaces.
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14.5

14.7

14.8

14.9

14.10

14.11

14.12

14.13

14.14

14.15

The development responds to its urban harbourside setting and contributes to
important views from the Temple Way Bridge and for passing train passengers.
The mixed use nature of the scheme will be reflected in its exterior appearance,
with the residential and office components given distinctive treatments.

Materials

The construction contracts will include a requirement that best endeavours be used
to obtain materials and sub-contract works from local sources and suppliers. This
is to support the local economy and to reduce the transport component of materials
and labour used.

Materials will, where possible, be selected for their energy saving qualities and low
environmental impact. They will also, where possible, be selected for their
accreditation as being from renewable resources.

Energy

The buildings will be designed to minimise primary energy consumption through
the optimisation of their thermal, solar and daylight performance. Low energy
heating, cooling, ventilation and lighting solutions will be incorporated where
possible.

Carefully considered glazing to the facades will provide a good level of natural
daylight and outside awareness throughout the building.

Techniques such as the provision of low energy artificial lighting will be employed
throughout the buildings.

Waste

Developers will ensure that generated waste is kept at a minimum level during
construction. Contractors will be required to provide facilities to minimise wastage
and to sort and recycle waste on site.

The continuation of environmentally friendly policies following occupation is reliant
on a combination of tenants’ environmental policies and building management.

Water

Rainwater recovery is employed in order to minimise mains water consumption.

The design will be in accordance with the Water Supply Regulations, the

requirements of Bristol Water plc and current good practice. Water meters will be
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14.16

14.17

14.18

14.19

14.20

14.21

installed and water use at source will be reduced as far as possible by selecting

low water use taps and low water flushing cisterns.

Pollution

Pollution of all kinds during construction will need to be addressed by a competent

contractor.

A site wide schedule of decontamination works has been agreed with BCC

Planning Authority.

Natural Environment

The site was surveyed as part of the Outline Application Environmental Impact
Assessment and found to be very poor in terms of local habitats. Opportunities
have been developed within the public realm to create local habitats in planted

areas.

Contractors will be required to protect the floating harbour as an important habitat

during construction to ensure protection of this resource.

Construction Techniques

In order to minimise impact on the local community during the construction
process, and to ensure that these issues are properly executed, the contractor will
be required to register the Site with the Considerate Constructors Scheme which is
administered by the Construction Confederation for and on behalf of Construction

Industry Board.

Conclusion

At each stage of the process, consideration has been given to the overall level of
sustainability being achieved at The Waterfront, Temple Quay Central. The
proposals being advanced through the planning application respond to the need to
build in a rounded, sustainable manner.
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15.

Interaction of Factors

15.1.1 There will be instances where specific environmental effects will interact to result in
a wider ranging or more significant impact as a result of the scheme. In this
chapter the most important of these interactions are assessed briefly calling upon
detailed information and the relevant environmental topic chapters.

15.1.2 Table 15.1 illustrates the interactions in a matrix format for ease of reference and
the numbers relate to the following text.

Table 15.1: Interaction of Effects Matrix
(3]
L g > z
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o2 @ " 5 o 2 3 2 @
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o O = o 3] S 3] ) = s
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Transport (10)

Arch’olgy 9) (8)

Townscape & ©) (6)

Visual .

Ecology 4) (4&5)

Water 4) 4)

Soils (4)

Noise (2&3)

Air (1)

Socio-

Economic .
(1) Construction of Air Quality/Socio-Economic
15.1.3 The construction phase of the development will result in an increase in the level of

dust in the local environment. This will be a short term increase but will have a
medium impact of residents and workers in the areas immediately surrounding the
construction site. Dust levels will vary according to the prevailing weather
conditions and type of construction activity being undertaken at a particular time.
The use of a construction code of practice and physical measures (wheel washes
and covering building materials) will reduce the impact, which would otherwise be

potentially more significant.
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15.1.4

15.1.5

15.1.6

15.1.7

(2) Construction Noise/Socio-Economic

During the construction phase of development, the background noise climate will
increase and this has the potential to impact up on local residents and people
working within the area around the construction site. The overall noise level will be
attenuated in accordance with the appropriate British Standards for construction
activity and this will ensure that the background level does not exceed acceptable
standards. The majority of the work will be undertaken during the day time and will
consequently have little impact on evening and night time residential activities.
The impact of construction noise will be short term.

(3) Commercial Noise/Socio-Economic

Following the completion of the development there will be an increased level of
activity on the site. The commercial businesses will attract evening and night time
visitors and this will generate additional evening and night time noise. The extent
of noise disturbance will depend on the nature of the uses but physical noise
attenuation measures will be included in specifications for fitting out. Restrictions
on hours of opening can also be used as a method for controlling a commercial
noise. The existing residents will be well shielded from the commercial activity by
the new development itself. Consequently the impact will be between low and
medium (potentially) subject to the hours of opening and noise attenuation
measure built into the new premises.

(4) Water/Socio-Economic/Contaminated Land/Ecology

Parts of the site have been identified as being contaminated land. The removal of
the contaminated ground will remove the potential for leeching into the water
system and improve the quality of the land, cleaning it up to the required level for
the uses proposed. This will benefit the ecology of the site by removing an in-
ground contamination source. There will be a positive long term benefit derived
from the removal of contaminated medium.

(5) Ecology/Water

There is the potential during the construction phases for the water courses to
become contaminated due to spillages. This present a short term issue and is
dealt with by interceptors in the drainage system but particular care must be taken
when development is being undertaken alongside Floating Harbour. There are
potentially adverse impacts arising from pollution in Floating Harbour and this must
be mitigated by ensuring that interceptors are correctly installed and operative
before development commences. The situation is further mitigated by Health and
Safety Legislation, which controls more stringently the use and storage of materials
on construction sites that are liable to cause adverse impacts if they are released
into the environment.
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15.1.8

15.1.9

15.1.10

15.1.11

15.1.12

(6) Ecology/Townscape

The surveys have not revealed any species of ecological importance or
significance that would be adversely affected by the scheme. The new areas of
public realm will create new habitats equal to and better than those that exist at
present.

(7) Townscape/Socio-Economic

Existing local residents will observe a significant change in their visual environment
as a result of the new development. The visual environment on the site has been
continuously changing and the most recent example of this would have occurred
when the majority of the former industrial premises on the site were demolished
and cleared. The impact on local residents will be a positive one and will bring an
improvement to the appearance of the area. During the construction phases the
visual impact will be continuously changing.

(8) Archaeology/Townscape

The historic continuous development has resulted in remains of archaeological
interest being laid down but also disturbed. Redevelopment of the site will result in
access to archaeological remains being isolated on completion and therefore trial
trenching and investigation is programmed prior to development commencing.

(9) Archaeological/Contamination

The removal of contaminated land to an approved off-site disposal facility may
necessitate the removal of land or archaeological interest on the site. However,
the contaminated land is in isolated to hot spots and consequently the removal is
not expected to conflict, with the archaeological investigations. Should a position
arise where there is conflict the archaeological remains will be recorded before the
contaminated material is removed. If a much greater level of contaminated land
were present then a specific strategy addressing the problem would have been
prepared and agreed with BCC.

(10) Transportation/Socio-Economic

The redevelopment of the site will have an impact on the transportation in the local
area. There will be improved public transport connectivity but also a rise, albeit
small, in the number of daily vehicle trips in and around the site. The air and noise
implications of traffic are low and no specific mitigation measures are necessary.
However, traffic calming measures will be introduced as part of the development to
slow down traffic through the site. The transportation implications from the
redevelopment of the site will have a low negative effect but positive impact on
existing facilities.
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Figure 1 Location Plan






Figure 2 Permitted Masterplan



Figure 3 Proposed Masterplan



