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1  Introduction
1.1 This Development and Design Brief has been prepared by the City
Council as a result of a request from the County Council acting as agent
to the Department For Constitutional Affairs.  The County Council is
required to promote the relocation of both the Magistrates and Crown
Courts facilities to a site acquired for the purpose on Great Western
Road. The Brief will be used within the County Council's tendering
process and as part of the Development Control Process.

1.2 An initial Draft was considered by Cabinet and approved for the
purposes of a public consultation.  Details of the consultation process,
the comments received and the amendments made are set out in the
Response Report attached as Appendix 5 to this Brief. 

1.3 This revised Brief was considered at a meeting of Cabinet on 7th
July 2004, and by Council on 15th July 2004.  It was approved as
Supplementary Planning Guidance and for the purposes of Development
Control.

2  Objectives
2.1 The Brief has been prepared in order to support the Development
Control process in the guidance of prospective PFI partners (with the
County Council).  It will enable all interested parties to bid for and 
prepare a subsequent planning application for the development of the
proposed Courts Complex on Great Western Road

2.2 Further, it will ensure that the policies and advice from the City
Council and other relevant bodies is both considered and consistent.  It
will provide certainty to the proposed developers in the preparation of
their individual schemes and will therefore facilitate the development
control process in due course.

3  The Need for a New Court Facility
3.1 The Public Private Partnership Project in Gloucestershire will
resolve accommodation difficulties being experienced by
Gloucestershire Magistrates’ Courts Committee, the Department For
Constitutional Affairs (formerly the Lord Chancellor’s Department).
The current accommodation inadequacies are directly and adversely
impacting on the ability of the respective organisations to deliver a 
satisfactory service to the public, to respond to legislative change and
to ensure the safety and well being of staff and public alike.  Each
organisation's difficulties can be summarised as follows:
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(a)  Gloucestershire Magistrates’ Courts Committee (GMCC)

Current court work takes place in five buildings, these being at
Cirencester, Cheltenham, Coleford, Stroud and Gloucester.  This group
of buildings all date from a similar period having formed part of a major
building programme in the mid '60’s and early '70’s when Magistrates’
Courts were generally co-located with Police Stations. The 
accommodation provided by Gloucestershire County Council would
have reflected business needs and design standards as at the beginning
of the 1960’s.

As a result of the above there are a number of common deficiencies and
inadequacies.

· The mechanical and electrical services are in many areas nearing
the end of their life cycle, are expensive to maintain and are 
inefficient in terms of energy usage.

· At both Gloucester and Cheltenham the main plant areas are 
outside the demise of GMCC, reflecting the multi-occupancy nature of
the sites and buildings

· There are common difficulties with the inadequacy of ‘front of
house’ accommodation, primarily for the public and professional users
such as solicitors.  This presents operational problems in terms of 
waiting space, the ability to segregate youths from adults, and the
shortfall of consultation and witness waiting rooms.

· The inability of the buildings to meet the requirements of
Disability Discrimination legislation.  A County Council report produced
in 1997 remains largely accurate in content in relation to Cheltenham
and Gloucester, although the costings which form part of that report
would require up-dating.

· Human Rights issues are likely to arise in the near future in
respect of the facilities for defendants in custody and also because of
the inadequate numbers of consultation and witness waiting rooms.

· The Gloucester and Cheltenham Courts fall well below current 
security standards, particularly in respect to public entrances/waiting
areas and car parking facilities.
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(b)  Department for Constitutional Affairs (DCA)

Gloucester Crown Court currently sits in a Grade II listed building, 
constructed in 1815 to meet the needs of Criminal business at that
time.  Over the years the building has been altered and extended to the
point where there is no further capacity and for the reasons given
below is no longer considered viable.

· Most areas fail to meet current detail design standards resulting in
a failure to provide adequate facilities to users.

· The existing Court accommodation fails to comply with legislative
and safety requirements, and the provisions contained within the
Disability Discrimination Act (DDA) cannot be complied with.

· The Government has set targets to improve facilities for victims,
witnesses and defendants, which require DCA to provide segregated
space and access arrangements.  This it is unable to do.

· In respect of defendants, a report has identified the need for a
total rationalisation of the custody area which fails to meet basic
Health and Safety requirements.  This restricts the capacity of the
Court to deal with the business as some holding cells have been 
condemned as unfit for the purpose.

· Security requirements for the protection of Judges, Jurors, 
witnesses and staff cannot be met due to the design of the building.

· Staff involved in the conduct of business have had to be outhoused
in the County Court offices involving them in a 10 minute walk 
transporting court records and files across busy main roads and up steps
to reach the Court building.

· The extent of the essential work needed would necessitate 
vacating the building and setting up temporary courts in Gloucester.
The cost, supposing suitable temporary accommodation could be
found, together with the costs of the remedial work, results in this not
being a viable option.

3.2 In summary, the new build solution at Gloucester will resolve the
majority of the above issues and create the following:

· A modern building purpose-designed to meet the latest design and
operational standards.

· A safe, legible environment for the public, with appropriate front
of house facilities.

· Agreed levels of maintenance and performance over the period of
the concession agreement. 

· Full compliance with the latest legislation with particular 
reference to Disability Discrimination and Human Rights issues.

· A pleasant working environment for staff and professional users.

· A building responding to the latest challenges in respect of ‘green’
issues and sustainability.

· A quality building positively contributing to the urban landscape.
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4  Location

4.1 The site, as shown on Plan 1, is situated on the south side of Great
Western Road, some 200 metres from the junction with London Road.
The site is bounded to the east by a three-storey electrical wholesalers
and to the west by Pullman Plaza, a recent four-storey B1 office 
development.  To the south lies the, railway station, shielded from
view by the high wall to one of the platforms.  To the north of the site
across Great Western Road is the Gloucester Royal Hospital campus.  At
this point is the entrance to the paediatric buildings, contained within
two-storey redbrick buildings of late Victorian origin.

5  Site Description

5.1 The site lies outside the City Centre, adjacent to it at its 
northern boundary.  The site is essentially rectangular and extends to
0.634ha(1.57 acres).  

5.2 It rises in level from Great Western Road back to the railway and
has a markedly raised area in the centre running east/west.  This is
understood to form the remains of the demolished Telephone House.
The site is totally hard-surfaced.

5.3 The northern boundary consists of a low wall with metal fencing
above, which faces onto the GRH complex.  The eastern and western
boundaries are chain link fencing with some scrub tree growth 
alongside which appears to have been naturally seeded rather than
landscaped.  The southern boundary is the high red brick wall to the
station platform which is some 6 metres in height.
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Location Plan

Based upon the Ordnance Survey mapping with the permission of the Controller of Her Majesty's Stationery Office © Crown copyright. 
Unauthorised reproduction infringed Crown Copyright and may lead to prosecution or civil proceedings. 
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6  Existing Use
6.1 The site is presently used as a staff car park for the
Gloucestershire Royal Hospital.  This is on the basis of a temporary
Planning permission due to expire on 31st December 2004
(03/00669/FUL).

7  Land Ownership
7.1 The Great Western Road site was purchased by Gloucestershire
County Council to support the Gloucestershire Criminal Courts Public
Private Partnership project.  This was achieved with direct funding 
support from the Department for Constitutional Affairs.  The site is 
currently on the County Council's balance sheet and reflects the fact
that the County Council is the project sponsor as it currently has a
statutory responsibility to provide the courts estate for the Magistrates'
Court Committee in Gloucester.

7.2 The recently introduced Unified Courts Administration legislation
is due to take effect on 1st April 2005 and will involve the transfer of
responsibility for all courts to the Department for Constitutional
Affairs.  It is anticipated that on 1 April 2005 responsibility for the site
and the project will reflect the new legislative requirements and will
also pass to the Department for Constitutional Affairs.  For the 
avoidance of doubt this is expected to include the freehold interest in
the site at Great Western Road.

8  Archaeology
8.1 The area lies outside the City Centre Area of Principal
Archaeological Interest, although it is adjacent to it.

9  Listed Buildings
9.1 There are no listed buildings on or adjacent to the site. The 
nearest listed building is Picton House and the terrace of Wellington
Parade.

10  Conservation Areas
10.1 The site is not within a Conservation Area.  It is however within
75 metres of the London Road Conservation Area which extends along
Great Western Road, taking in the front of the curtilages of Wellington
Parade.  The site is not visible from the Conservation Area and 
vice-versa.

11  Access
11.1 Vehicular access to the site is via two points on Great Western
Road.  The access points are very close to the vehicular access points
to Wessex House to the east and Pullman Plaza to the west.  Pedestrian
access is via the footway along Great Western Road with links via a 
subway under the railway lines to the Railway and Bus stations and the
City Centre.  The subway is programmed for improvement in the 
short-term future.  It is understood that the owners of the subway
intend to submit a revised planning application in the near future, and
that improvements should be carried out within the next 12 months.

Background
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12  Public Rights of Way

12.1 There are no public rights of way affecting the site.

13  Planning History

13.1 In February 1962, the site was given consent for an outline 
development for offices with car parking facilities (P/96/62) and in
September 1967 for the erection of Telephone Managers Office
(P/694/67).  The site was developed for British Telecom and the 
building was known as Telephone House.  In 1968 an additional area of
adjoining land was given permission for car parking (P69/68).

13.2 The building was 7-storey in height and was acquired by Robert
Hitchins Ltd in the mid-1980's.  It was subsequently demolished and
permission given for "Use of land to form Car Park" in December 1982
and for the outline "erection of 5-storey block of offices and formation
of car park" in February 1986.  This latter outline was progressed to a
full consent in May 1991 (90/00466/FUL).  As indicated at paragraph
6.1 above the current use as a staff car park is now the subject of a
temporary consent, due to expire on 31st December 2004
(03/00669/FUL).

13.3 On the sites adjoining the development site, the Gloucestershire
Royal Hospital is being developed for a substantial PFI scheme to 
provide a variety of improved facilities.  The area opposite the site was
allocated for a residential scheme within the Local Plan, but it is now
understood that the Hospital requires further operational floorspace.

14  Contaminated land

14.1 The site is not known to be contaminated.  Its early use was as a
Workhouse, as shown on the 1852 and 1901 Ordnance Survey maps.
The adjoining goods yard may also have extended into the site.  

14.2 The site also lies adjacent to potentially contaminated sites 
i.e. the railway and the Pullman Plaza which was previously a railway
goods yard and siding.

15 Ground Conditions

15.1 Based upon discussions with the previous site owner, it is 
understood that the foundations to the former Telephone House were
not removed in their entirety on demolition.  The raised area within the
site indicates position of the building.  It is believed that the previous
building was on piled foundations. The continued presence of earlier
foundations will have obvious implications upon the design and 
construction of any future proposals.
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16  Noise

16.1 Lying adjacent to the railway line the site will be subjected to
some level of noise pollution.  This will however be ameliorated to
some extent by the existence of the high wall between the station and
the site, and by the difference in levels.

17  Flooding

17.1 The area is not known to flood and lies outside the Environment
Agencies designated floodplain.

18  Drainage

18.1 It is assumed that the surface water run-off is currently fed into
the combined sewer in Great Western Road.

19  Utilities

19.1 No surveys have been carried out, but it is assumed that all 
the standard utilities are present and available to the developer 
and have the necessary capacity to serve the site.  The developer is
recommended to liaise with the utility providers to establish the 
position at the earliest opportunity.
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20  Local Plan Allocation and Preferred Land Use
20.1 The site is allocated within the Gloucester Local Plan Second
Stage Deposit, April 2002 as an allocation for Housing within Policy H2.
Within the First Stage Deposit Local Plan the site was initially 
allocated as an office commitment, reflecting the outstanding planning
consent.  This allocation was revised as a result of representations
received from the then site owner.

20.2 Given that the principle of office development has already been
accepted, and, indeed, planning permission given, there are no 
problems with the development of the site for criminal courts, which,
in themselves will contain a substantial element of offices.

21  Highway/Access Issues
21.1 The developer of the site will be required to produce a Transport
Assessment and Travel Plan.  Highway impact will have to take into
account the current traffic generation from the site (and whether that
use is permanent or temporary). As a car park, the site already 
generates a substantial amount of trips.  It is therefore likely (though
not certain) that the proposed use will generate less car borne trips
since it has a lower number of spaces associated with it.  It is unlikely
that substantial mitigation works would be justified or required in
respect of junction improvements to increase capacity etc. The 
signalisation of the Horton Road / London Road junction is being 
funded by Redrow as part of the Horton Road hospital re-development.

21.2 PPG13 (Transport) requires the use to be realistically accessible
by all modes of travel (walking, cycling and public transport).  Many 
visitors will be required to walk to the site as part or all of their 
associated trip. Measures will be required to reflect this modal split
(i.e. improvements to pedestrian and cycle linkages).  Currently there
are no specific measures proposed and these would only be identified
in a Transportation Assessment and Travel Plan.

21.3 The programmed improvements to the subway may be sufficient
in respect of pedestrian access.  The Transport Assessment and Travel
Plan should however address specifically the need to consider the
potential link for rail passengers, including the disabled, between the
site, Great Western Road and the station. The need to improve and
encourage cycle access may be resolved by the provision of a cycle lane
along Great Western Road.  Contributions to signalisation of the Great
Western Road / London Road junction may also be justifiable if an audit
of existing pedestrian facilities identified the junction as a barrier to
pedestrian movements.  The potential for set down and pick up 
facilities on Great Western Road will also need to be reviewed.  All the
above must be considered in the context of the required Transportation
Assessment and Travel Plan.

21.4 It is considered that, from a security viewpoint, there is a need
for enhanced measures reflecting the new public role of the site.  The
development should therefore provide a contribution towards the 
provision and maintenance of an off-site “public area” CCTV 
system.   It is anticipated that the cameras will be provided at George
Street and on Great Western Road.  The latter will provide coverage of
the building forecourt as well as the subway.  Both will form a part of
the upgrading of the physical link as physical improvements to the 
subway.  They will be monitored as an extension to the existing city
centre CCTV scheme and will not therefore involve revenue costs to the
scheme.  Payment would be required on the commencement of the site
development, in order to ensure that the CCTV facilities are 
operational when the Courts themselves become operational.
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back to contents21.5 The subway access is an extremely important link between the
site and public transport nodes. There are provisional plans to enhance
the subway by making the existing entrances more accessible. Further
environmental enhancements of the subway may be necessary. It is
essential that the subway is comprehensively enhanced (CCTV and
physical improvements) prior to the occupation of the new courts
building. Accordingly a financial contribution towards these works may
be sought. 

21.6 The existing Courts facilities are signposted throughout the City
Centre for the benefit of pedestrians and road users.  On completion of
the scheme, this signposting will be misleading.  The developer will,
therefore, be required to fund an audit of existing signposting and to
agree, and fund, proposals for new signposting and refurbishments,
repairs etc as necessary with the City Council.

22  Parking

22.1 The Courts requirement for parking for employees is met by the
provision of a total of 80 spaces, including a minimum of 4 disabled
spaces (equivalent to approximately 5% of the overall provision).  At
the time of an application, should a survey of existing staff reveal more
than 4 disabled staff, then the provision of disabled spaces shall be
increased to one space per disabled worker.  These spaces should be
situated adjacent to the appropriate staff entrance. 

22.2 The preference of the Courts service is that no provision of 
public car parking be made on the site for security purposes. It is 
considered however that some basic public parking provision should be
made within the scheme including disabled public parking.  It is felt
that these requirements could be safely provided on the site with 
relatively little impact upon the security measures which will 
ultimately be put in place.  The need for and amount of public parking
should therefore be addressed in liaison with the various stakeholders
as users of the facility and be considered as an integral part of the
Transport Assessment and Travel Plan referred to at paragraph
21.1.above. The City Council will need to be satisfied that the amount
of public parking is acceptable given the site’s location on an 
emergency access and egress to and from the hospital.  With regard to
disabled public parking, the development should provide a further 4
spaces.  The provision of some public parking on the site will not
detract from the need to consider alternative modes of travel.  The
main issue will be good pedestrian links to and from:

The public transport interchanges:

· Brunswick Road [for Park & Ride], 

· Clarence Street [for local services], 

· Bus Station [for regional services], 

· And, Railway Station, 

And from existing car parks in the area: 

· Bruton Way multi-storey, 

· Kings Walk roof top 

And high quality cycle links between the existing facilities and the site
(including on-site covered and secure cycle parking for staff and 
visitors). 
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22.3 Secure car parking will be situated to the rear of the buildings
with a single gated access in and a single gated access out.  Access, set
back, means of control and sight lines will be the subject of 
negotiation within the consideration of a planning application.

23  Design

23.1 This proposal presents an opportunity for the development of a
high quality prestige public building in an area where recent 
development schemes have already done much to enhance a 
previously industrial railway environment.  The Royal Hospital PFI
scheme and the adjoining development of Pullman Plaza have already
done a great deal to lift the environment in this area.  There is no 
single style within the immediate environs of the site that would serve
to provide any form of template in terms of design or materials.

23.2 The City Council considers that the most effective material, in
the interests of good urban design and the opportunities that it offers
for the design of a prestige public building is red brick.  This will reflect
and draw from the presence of the hospital buildings opposite the site.
It is envisaged that this should be used in conjunction with other high
quality materials.

23.3 The new building should have a logical and clear design in which
structure and materials are “honestly” expressed.  As far as possible,
structural brickwork should be used.  The quality of brick is essential
to get right – not just any red brick will suffice.  The brick itself must
be of a high quality and its colour and surface texture must be 
carefully considered.  One possibility is to mix different colours to
achieve a more natural appearance.  It is important that the surface
must not look artificial (this can result when the blend is too even).

23.4 The selection and approval of bricks should also be made using
an externally built mock-up panel with mortar colour and details 
incorporated and reviewed under daylight.  The panels should be able
to be viewed and considered from a distance as well as close-up.  At
least two final options must be shown with each panel no less than
3x1.5 metres in size.

23.5 The building can be to a maximum of five storeys with car 
parking at the rear.   The building line should be a continuation of that
from Wessex House.

23.6 The pedestrian area of the public realm, together with the 
public and office access should be at the front of the buildings and the
buildings should express a legible hierarchy.  The public areas should
be dominant within the hierarchy of buildings and rooflines.

23.7 The form of the buildings should be broken down into smaller
elements.  Each of these elements should be further broken down into
human scale, demonstrated in a variety of methods, e.g. fenestration,
structure and change of materials.

The Brief
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23.8 It would be appropriate to vary the storey height within the
building, with the ground floor presenting a higher and stronger visual
expression.  The ground floor must be dominant in the built form but
also accessible and welcoming, particularly to the disabled.

23.9 The design must acknowledge the views of the building that will
be experienced all directions.  Whilst the existing high-level wall at the
southern boundary of the site will prevent all but glimpses of the
roofline from the platforms, the eastern and rear elevations will be
particularly visible from the rail approach from the east.  Similarly the
western elevation will be scrutinised by the enhanced numbers of
pedestrians passing the site, and gathering outside it, and by vehicular
traffic.  The design should reflect the fact that there are, four faces in
public view.

23.10 The city suffers from the presence of a substantial feeding
colony of gulls, attracted by the Hempsted Landfill site.  Whilst the City
Council is actively promoting a number of initiatives to control both the
numbers of the breeding population and the feeding population it is
also seeking the design of new buildings to consider the implications of
providing either attractive perching or nesting sites to the gulls.  Local
Plan policy BE.9 (9), Design Criteria for Large Commercial Development
states that ensuring that the rooftop design does not encourage 
nesting gulls will be one criterion used to assess any large commercial
development.

23.11 The development will reflect the principles of Secured by Design
and the needs of the various stakeholders that will be involved in and
benefit from the scheme.  These stakeholders, and in particular the
Gloucestershire Witness Service and the Police Architectural Liaison
Officer should be involved within pre-design discussions between the
developer and the Project Team with the results of those discussions
incorporated into a design statement indicating how the stakeholder
interests will impact upon the design. Further, it would be 
appropriate for these stakeholders to maintain an ongoing liaison with
the Design Team during the whole process. Consultations with a 
number of stakeholders has revealed particular issues with the need to
avoid potential conflict between defence and prosecution witnesses.
This extends to not only the need for separate entrances to the 
building but also waiting rooms.  Equally there is a need to avoid 
conflict between defendants and witnesses and to segregate juvenile
and adult witnesses. The Gloucestershire Witness Service specifically
has produced a list of requirements that should be addressed within the
design process.  This schedule is set out at Appendix 4.  

23.12 The design will also take account of sustainability issues, 
including:

· new technology, and

· those issues illustrated within in document Green Public Private 
Partnerships, and

· the promotion of energy efficient measures above the minimum 
laid out in the requirements of L2 of the Building Regulations.

23.13 The choice of materials in both the buildings and the public
realm should be based not only upon the need for a high standard of
design but should also seek to minimise whole life costs, 
i.e. optimising the balance between initial costs and maintenance and
operating costs without compromising user comfort.
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24  Contaminated Land

24.1 Given previous usage of this and adjoining land, no development
shall take place on the site until an investigation has been carried out
to establish whether any contamination exists.  The site investigation
should target potentially contaminative uses of the site.  Details of any
assessment must be submitted with any application together with 
proposals for, and a programme of, remediation for the approval of the
City Council.

24.2 The Environment Agency advises that the site is underlain by
superficial deposits of the Cheltenham Sands and Gravels, classified by
their Policy and Practice for the Protection of Groundwater as a minor
aquifer of high vulnerability.  These deposits are, in turn, underlain by
solid geology of the Blue Lias formation, also classified as a minor
aquifer.  This reinforces the importance of the need to protect the
groundwater in the course of the development and in the future use of
the site.

24.3 The Assessment report required by para 24.1 above must be 
submitted to the City Council for review in consultation with the
Environment Agency.  If remediation is deemed to be necessary, the
Agency will require site-specific targets to be derived using a robust
scientific method such as the P20 quantitative model, and for these to
be submitted for approval in the form of a Remediation Method
Statement.

24.4 If, during development, contamination not previously identified
is found to be present at the site, no further development should be
carried out until the developer has submitted and obtained written
approval from the City Council as Local Planning Authority for an
addendum to the Method Statement.  This addendum must then detail
how this unsuspected contamination shall be dealt with.

25  Ground Conditions

25.1  Geotechnical surveys will be required to establish not only the
"natural" ground conditions but also the existence or otherwise of any
foundations remaining from the original building.  Such surveys to be
undertaken in conjunction with the City Councils Building Standards
and Control Service.

25.2  It may be possible to guide this research with reference to 
material from the previous owner at the time of the demolition.

26  Noise Amelioration

26.1  Due to the proximity of the proposed premises to the railway line,
the City Council will require an impact assessment for noise and 
vibration, including the impact of the premises upon others in the
locality in both the construction and operational phases.  Based upon
the findings of this assessment, the City Council will require the 
specification and approval of amelioration measures to ensure that
noise and vibration issues are adequately resolved.
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27  Air Quality

27.1 The City Council published its Air Quality Updating and Screening
Assessment in May 2003.  This was accepted by DEFRA in June 2003.  It
showed that there is a need for detailed study for benzene at dwellings
near the railway and for nitrogen dioxide and particles at three 
heavily trafficked sites within the City.

27.2 This work is underway and already shows that benzene will not
be a problem.  The site under study is not within a heavily trafficked
area or likely to become one, and therefore external air quality will not
be an issue up to the timeline of 2005.  However, consideration should
be given to the possibility of diesel engines remaining stationary for
periods in excess of 15 minutes adjacent to the proposed building 
complex, which is downwind of the railway station, given the 
prevailing wind.  

27.3 The developer should produce an air quality assessment to
accompany any planning application to provide mitigation measures for
the approval of the City Council.  This assessment should also address
indoor air quality.

28  Light Pollution

28.1 Within the design process, when considering the need for 
external lighting, both of the building and any necessary security 
lighting the developer should avoid the specification and use of 
uplighting by floodlights or any form of glare lighting.  This will not only
enable good CCTV images, but also reduce skyglow.

29  Waste Management

29.1 The Gloucestershire Waste Local Plan, Revised Deposit Draft,
2002-2012, April 2001 states at Policy 35 - Waste Minimisation:

"In considering proposals for development and redevelopment, the 
volumes and types of waste generated by the development during 
construction and subsequent occupation and the measures proposed to:

I minimise, re-use and recycle waste;
II minimise the use of raw materials;
III minimise the pollution potential of unavoidable waste; and
IV dispose of unavoidable waste in an environmentally acceptable
manner;

Shall be submitted to the Local Planning Authority as part of any 
application.

The Local Planning Authorities will encourage initiatives to reduce
waste generation and development proposals which minimise waste or
which incorporate the principles of waste minimisation."

29.2 Proposals for development of the site and subsequent 
management must be produced and will be considered in the context
of this policy.
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30  Surface Water Drainage

30.1 Part H of the Building Regulations considers the disposal of
Surface Water Drainage.  Its prime option is to consider discharge to a
soakaway or other infiltration system where practicable. The 
opportunity arises here to consider the design and implementation of a
Sustainable Urban Drainage Solution (SUDS).  The developer will be
required to investigate this option as the first priority.  If it is proposed
to promote an alternative method of disposal, then the developer will
be required to justify that approach and indicate why a SUDS scheme
could not be progressed.

30.2 The drainage proposals for the site must be designed and agreed
with the City Council in conjunction with the Environment Agency prior
to the commencement of works on site.  These details should also
include the maintenance plan necessary to ensure that the system 
continues to function effectively.

30.3 The site investigation may limit the use of soakaways on the site
to ensure that they would not present a risk to groundwater.  Any
future applicant would also need to ensure that any land proposed for
soakaways has adequate permeability in accordance with BS6297:1983.
All surface water drainage from parking areas and hardstandings would
be required to be passed through an oil interceptor.

31  Sustainable Energy

31.1 The Office of Government Commerce, part of the Office of the
Deputy Prime Minister, has published a document entitled "Green
Public Private Partnerships - A Guidance Note on how to include 
environmental considerations within PPPs and PFI projects."  The City
Council will require that full consideration is given to the Government's
objectives and the recommendations as set out in this report.  It is 
recommended that the developer set up discussions with the 
appropriate Council officer as listed at Appendix 2, prior to the
detailed design stage.

32  Archaeology

32.1 A comprehensive desktop assessment of the site has been 
commissioned by and produced for the County Council.  This is
attached at Appendix 1.  The need for further works will be determined
largely by the footprint of the buildings proposed on the site.  This may
involve predetermination examination as set out in paragraph 21 of
PPG 16, Planning and Archaeology, which states:

"Where early discussions with local planning authorities or the 
developers own research indicate that important archaeological
remains may exist, it is reasonable for the planning authority to request
the prospective developer to arrange for an archaeological field 
evaluation to be carried out before any decision on the planning 
application is taken.  This sort of….."
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33  Landscape

33.1 Within the site, there will be a need to provide landscaping areas
to break up the mass of cars that will be present.  The developer is to
be encouraged to use specimen trees with a clear stem, preferably
native species.  Due regard must be paid not only to the needs of CCTV
and lighting within the area, but also the needs of the trees, using 
prepared tree pits and adequate protection. Trees should not be 
planted along the wall at the rear of the site

33.2 Boundary treatment and planting of remaining areas could be
accommodated by groundcover planting rather than shrubs.

33.3 The public area at the front of the site should also be designed
with due regards to the need for CCTV and lighting.  The developer
should consider the role of tree planting within this area, and its
impact upon the public realm.  The City Council would encourage the
use of clear-stemmed specimen trees preferably of native species 
within this area.

33.4 The developer is also encouraged to discuss the landscape plan
at an early stage in the development of the scheme with the Councils
landscape officers as set out at Appendix 2.

34  Community Safety

34.1 It is acknowledged that security and safety play a significant role
in the planning, development and operation of the site.  Paragraph 21.4
above has already addressed the issue of the need to provide for CCTV
coverage to the pedestrian underpass, which would also cover the 
forecourt to the proposed development.  It is anticipated that there
will also be a need to provide for CCTV coverage of the car park at the
rear, and it may be that dedicated coverage of the forecourt area is
required for operational purposes.  Adequate security measures must
be provided at the rear of the site to prevent unauthorised access to
the adjoining car park which has a direct access to the railway tracks.

34.2 By definition of the use to which the site will be put, it will
attract, by necessity, a number of potentially conflicting users, for
example defendants and witnesses.  It is understood that this is an issue
recognised by both the Crime and Disorder Reduction Partnership and
the Gloucestershire Criminal Justice Board.

34.3 Both these issues will need to be addressed in design terms by
the developer, to ensure that the scheme as proposed will maintain it
its high profile, prestige nature with facilities designed in rather than
added on to the detriment of the impact of the property.

34.4 As is also recognised in Section 32 above, the needs of security
and community safety will also be of relevance as an input to the 
development of the landscaping scheme.
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35  Public Art

35.1 The City and County Councils both have policies relating to the
provision of public art.  The City Council's Revised Second Stage Deposit
Local Plan states:

"4.26 Developers of major development schemes should 
contribute towards art and craft works.  The Arts Council has 
promoted the 'per cent for art' scheme, whereby a proportion of the
capital budget of a major development project is set aside to 
commission works of art.

4.27 In suitable new developments we will seek the provision of
art or artist-designed features.  The design and execution of public
art should fully involve the local community in which it is located
and be properly related to the wider public realm or buildings in the
area.  In certain circumstances it may be more appropriate that we
seek a financial contribution towards conserving a public heritage
asset e.g. a statue.  We will, in appropriate circumstances secure
such provision through the use of planning obligations

Policy BE.16 Provision of Public Art

4.28 In new major schemes across the city, the City Council will
seek the provision of, or a contribution towards the commissioning
of, publicly accessible arts, craft and design works, or towards the
conservation of part of a public heritage asset."

35.2 The County Council operates a per cent for art policy on all 
capital projects over £300,000.  It is considered appropriate that this
scheme should make a provision for public art to the level of 1% of the
overall capital cost of the scheme.  

35.3 It is important that the provision of public art should be an 
integral part of the design process and not an afterthought.  The 
development should take the opportunity to promote public art both
within the building and as a part of the public realm.  It is considered
that the art should be contemporary in nature to reflect the nature of
the development, although it is acknowledged that this view may be
tempered by the consultations referred to below.  The City Council will
require the developer to liaise with the relevant City and County
Council officers before appointing the professional artist or artists and
that they be appointed at the same time as the other design 
professionals.  The public art should be designed in liaison with both
the City Council Arts and Festival Manager and the County Councils Arts
Development Officer, and in consultation with local communities and
partners/stakeholders in the scheme.
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36  Building Regulations and Fire Regulations

36.1  The design and specification of the scheme must meet the needs
of the Building Regulations 2000 and Fire Regulations.  In particular,
attention must be paid to Part M, Access to and Use of Buildings and
the requirements of the Disability Discrimination Act 1995 and
BS8300:2001 - "Design of Buildings and their Approach to meet the
needs of Disabled People -Code of Practice."

36.2  In the context of the Regulations, the Developer will be required
to submit as a part of any application for Building Regulation approval
an Access Plan and a Fire Safety Strategy.  For further advice, the
Developer is recommended to discuss the requirements with the City
Council's Building Standards & Control Manager.

36.3  The design and specification of the scheme must meet the needs
of the Building Regulations 2000 and Fire Regulations.  In particular,
attention must be paid to Part M, Access to and Use of Buildings and
the requirements of the Disability Discrimination Act 1995 and
BS8300:2001 - "Design of Buildings and their Approach to meet the
needs of Disabled People -Code of Practice."

37  Section 106 Requirements

37.1 A list of the basic Heads of Terms to be sought within a S106
Agreement is set out at Appendix 3.

38  The Development Team Approach

38.1 The City Council operates a Development Team Approach which
aims to guide large-scale developments through the planning process.
Should the developer wish to take advantage of this initiative, by
means of regular meetings in the pre-design and design stages, the
appropriate officers can be brought in at the appropriate times to
expand on the guidance set out above.  
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If you have problems understanding this in
English please contact:
Tapestry Translation Services,
Corporate Personnel Services,
Herbert Warehouse,
The Docks, Gloucester Gl1 2EQ.
Tel No: (01452 396909)
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