




























CHARACTER ASSESSMENT FOR 35 WORCESTER 

STREET, GLOUCESTER. 

The site lies within the ‘Worcester Street Conservation Area (Conservation Area No. 8)’.  This 

was compiled in 2007 and formally adopted in September 2007. 

Since this time there have been some three notable very significant changes:  

1) on the land immediately to the north of the site a four storey, flat roof residential 

building has been constructed (Tanners Hall development). 

 

 

2) on the land immediately to the east of Worcester Street (24 & 26 Worcester Street), 

opposite the site a five storey flat roof largely residential building has been 

constructed. 

 



3) Both of these developments, and their resulting loss of openness and vegetation has 

massively changed the character at this section of Worcester Street/Gouda Way/Black 

Dog Way.  The photos reproduced below and taken from Google Street View. 

 

Gouda Way, with Worcester Street on the right hand side, taken in September 2008. 

 

Gouda Way, with Worcester Street on the right hand side, taken in December 2021 



 

Black Dog way, just to the east of the Worcester Street Junction, taken in May 2009. 

 

Black Dog way, just to the east of the Worcester Street Junction, taken in December 2021. 

 

As a direct result, we have updated the Conservation Area  Map, included  within the adopted 

Conservation Area Statement to reflect these - see map on following page. 

In short this: 

 Adds the footprint of both the Tanners Hall development and development at 24 & 26 

Worcester Street. 

 Removes the important view that is now obscured 

 Removes the positive open space designation that no longer exists. 

 

  





The surrounding area is characterised by notably different building types and ages and the 

following is an assessment of the existing built form in the area immediately surrounding the site 

to seek to influence the proposed design.  As the sides of the building are obscured by existing 

built form, effectively this recognises the sites frontage onto Worcester Street and the rear of the 

site onto Park Street are the key elevations, and therefore the following initial analysis of the 

surroundings is based largely on these elevations.  In this statement this is followed by a written 

analysis of the character as depicted from the photographic evidence. 

 

Worcester Street Frontage 

Eastern side of Worcester Street 

 

On the north east corner of Worcester Street, and stretching along a large proportion of ‘Black 

Dog Way’ to the south east is a large mostly five storey residential block.  The top floor is 

nominally recessed and finished in coloured cladding panels, with red brick below with a high 

proportion of window blanks. There is a black brick plinth at ground floor level.  It has a strident 

appearance on the corner, with virtually no space for notable vegetation along the road frontage.  

There appears to be some potential for an active frontage, at ground floor level onto Worcester 

Street, but there doesn’t appear to be any obvious form of pedestrian access so it is difficult to 

see how this activity could be created.  The actual windows (as opposed to the window blanks), 

that are visible from the street, all have a vertical emphasis. 



 

Immediately to the south is the vehicular access through to the parking associated with the 

modern adjacent residential block.  To the south of this is a terrace of three, three storey 

properties.  These are finished with brick, with sash windows and painted window heads and 

cills, with an arched brick arrangement over each ‘column’ of windows and a parapet wall along 

the eaves.  At ground floor there are modern shop fronts.  The first and second floor windows 

have a vertical emphasis. 

 

Attached to the southern end of this terrace is a single storey section (flat roof?), with a parapet 

along its roof line.  It has an entirely modern frontage and signage. 



 

Attached to the southern end of the single storey section is a terrace of four properties.  The 

northern most is two storeys, while the remainder are three storeys.  At ground floor level they 

have modern shopfronts, while above this they are finished in either brick or render. The first and 

second floor windows have a vertical emphasis. 

 

Western side of Worcester Street 

 

Opposite the terraces highlighted on the eastern side of Worcester Street is a long terrace of 

three storey buildings.  Effectively this terrace comprises twelve individual properties, which can 

be logically subdivided into three designs. At  the southern end is a terrace of five properties, the 

southern most of which is finished in brick, the next two are painted brick and the northern two 

are finished in render.  All of the properties have a modern shop front at ground floor level, each 

‘column’ of windows has an arched brick arrangement over the top, and has a parapet wall at 

the eaves. The first and second floor windows have a vertical emphasis. 



 

Attached to the northern end of this is a terrace of four buildings.  These are all finished in brick 

with the southern most one being painted, and each has a modern shop front at ground floor.  

The windows all have stone heads and cills, but the first floor opening on the southern most 

building has been modified.  It has a continual parapet along the eaves. The first and second 

floor windows have a vertical emphasis. 

 

 

At the northern end is a terrace of three buildings, which all appear to be in residential use.  

They are all finished in brick with a continuous parapet wall at the eaves.  The window openings 

are similar in size to the adjacent terraces and the window heads and cills are all in painted 

stone. The windows all have a vertical emphasis. 

 



 

Conway House is located to the north of the terrace, and immediately adjacent to the application 

site.  It is built in principally over four storeys and finished in brick, with ribbon glazing across the 

entire first and second floors.  The third floor is set back, again in brick, but with individual 

windows of a similar proportion to the adjacent terrace.  There is a further recessed smaller 

service element, again in brick, above this that contains no fenestration. Its ground floor is 

slightly recessed and while it has full glazing along the frontage, above a brick plinth,  there are 

images in all the windows so that no activity is visible. Due to glazing bars, the horizontal 

windows are visually broken down into vertical elements. 

 

Immediately to the north of the site is the recent Tanners Hall development.  It has 

accommodation over four floors with a mixture of brick, render and dark grey cladding panels.  

There is a lighter grey brick feature in the middle of the north eastern side, and there is a small 

dark grey  parapet that is set slightly back from the main frontage.  Windows have a vertical 

emphasis. 



Park Street Frontage 

Eastern side of Park Street 

 

The rear of the Tanners Hall development is visible from  the road and public car park at the 

western side of the site.  The Tanners Hall development is principally four storeys, but notably 

steps down to three storeys at its western end.  It is mainly finished in brick, but there is a 

section of render, with a surrounding feature of grey brick, and a central section that is dark grey 

cladding panels.  Windows still have a vertical emphasis. 

 

The rear of Conway House, immediately to the south of the site.  The four storeys are clearly 

visible, with the higher three levels having ribbon glazing across the entire floor.  The second 

and third floors are set back from the north, but there is only nominal set back from the west. In 

terms of materials it is almost entirely finished in brick, and at the ground floor level it is open for 

car parking.  Due to glazing bars, the horizontal windows are visually broken down into vertical 

elements.  



 

To the south west of the site is a large, Council owned, single level car park.  To the east of this 

a couple of two storey terraces of new houses, with roughly square proportioned windows, have 

relatively recently been built.  The northern most of these is flat roof, with varying roof heights, it 

comprises five roof elements with the outer two and the central one being lower.  In terms of 

materials, the taller sections are finished in render, while the shorter sections are slightly 

recessed and have brick at ground floor with horizontal timber boarding above.  The southern 

most terrace has eight roof elements, alternating from the northern end are flat sections, then a 

southern facing mono-pitch with the eaves at the same height as the flat roofs.  The southern 

most element is double the width of the other sections.  In terms of materials the flat roof 

sections are recessed and finished in brick with a Juliet balcony at first floor, while the mono-

pitch sections are finished in render. 

  



Western side of Park Street 

 

On the western side of the car park is the site of Crypt School.  On the boundary this initially 

comprises a tall brick wall with some window blanks.  The main school buildings are two storey 

and flat roof and set back into the site, and are finished typically of buildings from the 1970s and 

1980s.  There is a more modern element directly adjacent to the road, what has accommodation 

over three floors.  It has a dual pitch roof, with a large parapetted feature gable on its road 

frontage.  In terms of materials it is finished in red brick, with a stone dentil course and a string 

course at the top of the first floor windows 

 

Immediately to the north of this is the ‘Park Street Mission Room’.  This is a single storey 

building with a dual pitch roof.  It appears as though it may have been extended with a smaller 

element to the south.  It is finished in brick with three large windows and a couple of pedestrian 

doors.  In terms of materials it is finished in brick, with a string course at the top of the first floor 

windows. 



 

On the corner at the top of Park Street is some two storey residential development.  It has a dual 

pitch roof, that runs perpendicular to the road, and is partly rendered and partly brick. 

 

Finally, Gouda Way in this vicinity is dominated by the railway that is located along a viaduct that 

is constructed from a dark engineering brick.  There is a single storey brick building, but the 

viaduct is a substantial element to both its east and west. 

  



Analysis of Character 

Adopted Conservation Area Statement 

It is notable that the Council’s Conservation Area Statement was adopted prior to a few very 

significant changes in the immediate vicinity of the site, which have massively changed the 

perception of the area in the following ways: 

 The Tanners Hall site has been developed with a large, flat roof, principally four 

storey block of flats.  This has wholly obliterated one of the important views (of 

Gloucester Cathedral) from the Worcester Street/Gouda Way/Black Dog Way 

junction.   

 The Tanners Hall development has also meant that, the side of the building on 

site (which was cited as a positive building, is now almost entirely obscured - it 

is important to note that the ‘Positive building’ on the adopted map doesn’t 

include the existing Worcester Street frontage.  As a result the only positive 

from the existing building on site can be the rear elevation. 

 The negative buildings at nos. 24 & 26 Worcester Street have been demolished 

and replaced with a flat roof principally five storey block of flats.   

 It is considered that due to the scale of the replacement building at nos 24 & 26 

Worcester Street that  the ‘Positive open space’ designated to the north of this 

has been substantially reduced in appearance, such that it now appears as one 

tree and a verge. 

 These two new elements of built form effectively now frame views down 

Worcester Street. 

 The low key character and appearance of these sections of Gouda Way/Black 

Dog Way have been massively changed, as evidenced by the extracts taken 

from Google Streetwise showing the before and after appearances. Such that it 

is now built up with tall frontage development virtually up to the road. 

As a result of all this, it is considered that the Conservation Area in the immediate vicinity of the 

site has changed so much, that it is considered to mean that the Conservation Area Statement 

for this immediate location is obsolete. 

 

Northern limit of Character Area 

Black Dog Way and Gouda Way, along with the adjacent railway, provide a very clear 

demarcation at the northern end of the character area and so no assessment has been made of 

the character beyond these. 

  



Southern limit of Character Area 

The site has two frontages: 1) Worcester Street, and 2)Park Street. 

 

Worcester Street Frontage 

On the Worcester Street frontage immediately surrounding the site on all three sides are tall 

(four or five storey) flat roof buildings.  The buildings to the east and south both have notable 

step backs at the top floor of this frontage, while to the north has a nominal step back to a plinth, 

and has recessed areas vertically across the elevation.  On these buildings brick is the 

predominant material, with render and cladding panels as secondary materials.  The Tanners 

Hall site immediately to the north has full height grey brick features. 

Further to the south on Worcester Street, the built form is largely of three storeys.  All the 

buildings have traditional roofs with parapet walls at the eaves, and the majority have vertical 

emphasis windows.  In terms of overall appearance they are ‘residential’ with modern shop 

fronts at the ground floor level.  In terms of materials, they are mainly brick but with a significant 

proportion of render.  A number of buildings have arched brick features over the tops of columns 

of windows. 

 

Park Street Frontage 

Again on the Park Street frontage immediately to the north and south are four storey flat roof 

buildings.  That said  The Tanners Hall development, to the north, steps down to three storeys 

for a significant element at its western end.  Brick is the predominant material, although both 

have some elements of cladding, and there is some render surrounded by a grey brick feature. 

Further to the south, backing onto Worcester Street, is some modern housing.  It is two storey 

with a mixture of flat roofs and mono-pitch roofs.  In terms of materials they are a mix of brick 

and render (each element having a vertical emphasis) with some horizontal timber boarding.  

The windows largely have squarish proportions. 

On the western side of Park Street, there are three elements of built form close to the road.  One 

of these single storey, one is two storey, and the third is three storey, and fenestration and roof 

arrangements vary considerably between the buildings.  The only real element of consistency is 

in the use of materials, which is largely brick. 

  



Conclusions 

The conclusions to be taken from this assessment are: 

 The building needs to be tall to reflect the heights of those immediately adjacent 

buildings. 

 The top floor could be recessed on the Worcester Street frontage. 

 The top floor needs to be notably set back to reflect Tanners Hall on the Park 

Street frontage. 

 Window proportions should largely have a vertical emphasis on the Worcester 

Street frontage, but could be more squarish on the Park Street frontage. 

 The building needs to be predominantly brick, but potentially with some 

elements of render and cladding, and with full height features if necessary. 

 Parapet walls at the roof edge are a very common feature. 
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EXECUTIVE SUMMARY 

Tumu Consulting Ltd has been appointed by UK Demolition & Construction Ltd. to prepare a 

Flood Risk Assessment (FRA) for a proposed development at 35 Worcester Street, Gloucester. 

This report provides a qualitative assessment of the potential sources and effects of flooding in 

accordance with the guidelines set out in the National Planning Policy Framework (NPPF). 

Item Response 

Site location The site is located in Gloucester city centre at approximate National 

Grid Reference SO 83384 18878 (Easting 383384; Northing 

218878). 

Size and Current Land 

Use 

The site is fully occupied by an existing retail building, which fronts 

directly onto Worcester Street.  The site has a gross area of 

approximately 0.06- hectares.  

Fluvial (rivers) Flood Risk  Low Risk 

Tidal Flood Risk  Low Risk 

Surface Water Flood Risk  Low Risk 

Groundwater Flood Risk  Low Risk 

Sewer Flood Risk  Low Risk 

Reservoirs, canals & other 

artificial sources 

Low Risk 

Historical Flooding No recorded instances of historical flooding. 

Proposed Development The proposed development will comprise of demolition of the 

existing building and construction of a new five storey mixed use 

(retail and residential) building. 

 

The risk of flooding to the proposed development has been assessed in accordance with the 

NPPF. It is concluded that the development can be undertaken in a sustainable manner without 

increasing the flood risk to the proposed development and also reducing the flood risk to existing 

properties/ systems within the downstream catchment and is therefore compliant. 
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1 INTRODUCTION 

Tumu Consulting Ltd has been appointed by UK Demolition & Construction Ltd. to prepare a 

Flood Risk Assessment (FRA) for a proposed development at 35 Worcester Street, Gloucester.  

This report has been prepared to provide a qualitative assessment of the potential sources and 

effects of flooding in accordance with the guidelines set out in the National Planning Policy 

Framework (NPPF). 

The purpose of this FRA is to demonstrate that the site can be developed safely, without exposing 

the development to an unacceptable degree of flood risk or increasing the flood risk to third 

parties. 

1.1 Site Location 

The site is located in Gloucester city centre at approximate National Grid Reference SO 83384 

18878 (Easting 383384; Northing 218878), reference Figure 1-1.  The site is approximately 0.06-

hectares (565m2) and is fully occupied by an existing building. 

The site fronts directly onto Worcester Street to the east and a minor access road to the west, 

which provides access to the rear of the building off Park Street.  To the south of the site there is 

an existing office building and carpark; and to the north there is a recent residential development. 

 

Figure 1-1: Site Location Plan (Contains OS Data © Crown copyright and database rights 2021) 

1.2 Proposed Development 

The proposed development will comprise of the demolition of the existing building and 

construction of a new four storey building.  The new building will include a retail property on the 

ground floor and residential accommodation on the upper storeys. 

The footprint area of the proposed building will be approximately 490m2.  The remaining site area 

will be used for car parking and a drop-off area to the rear of the building. 
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2 EXISTING SITE CONDITIONS 

2.1 Topography 

A topographic survey was undertaken for the site in June 2020.  The topographic data provided 

from the survey appears to be approximately 36.6m higher than OS Datum, based on a 

comparison of other nearby survey levels.  The levels provided in the summary below are the 

survey levels, followed by the approximate level Above Ordnance Datum (AOD) which have been 

estimated. 

Topographical data provided for the project area shows that the existing building floor levels vary 

from approximately 49.9m (13.3m AOD) at the front of the building, and approximately 49.2m 

(12.6m AOD) at the rear of the building. 

The external levels at the front of the building on Worcester Street fall away from the building to 

a road level of approximately 49.7 (13.1m AOD).  At the rear of the building, external levels tend 

to fall away from the building to an existing gully within the access road, which is at a level of 

approximately 49.1m (12.5m AOD). 

All levels are subject to review and verification as part of the design process. 

2.2 Geology & Hydrogeology 

Geological mapping, obtained from the British Geological Survey (BGS) website, indicates that 

the underlying bedrock is of the Blue Lias Formation and Charmouth Mudstone Formation, which 

comprises of mudstone. 

The site is not located within an Environment Agency Source Protection Zone for groundwater. 

2.3 Hydrology 

The UK Government Flood Risk Mapping indicates that the site is primarily within an area 

classified as Flood Zone 1 (Low probability of flooding) but is partially within an area classified as 

Flood Zone 2 (Medium probability of flooding), reference Figure 2-1.  

The nearest watercourse is a culverted section of the River Twyver, which is located 

approximately 50m to the east of the site and which runs northwards along Black Dog Way.  The 

River Severn is the nearest open watercourse, and is located approximately 0.7km to the west of 

the site. 
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Figure 2-1: UK Government Flood Risk Mapping 

2.4 Existing Surface Water Drainage 

Information regarding the location of existing surface water drainage in the area was obtained 

from Severn Trent Water on 19 November 2020, reference Appendix A.  The records show that 

there is an existing 375mm combined sewer within Worcester Street, which runs northwards.  

There is an existing 225mm combined sewer immediately to the west of the site and another 

225mm combined sewer within Park Street, both running northwards. 

Runoff rates for the existing site have been estimated in accordance with current best practice 

and with consideration to the existing hard surfaced areas, as identified in the existing site plan.  

As noted previously, the existing site is fully occupied by a building with no soft landscaping. 

Runoff rates for existing hard surfaces areas have been calculated using the Modified Rational 

Approach (Wallingford Procedure) and based upon the average rainfall intensity derived from a 

15-minute storm for each return period, which is appropriate given the time of concentration that 

would be anticipated for these small areas of existing hardstanding. The parameters used in the 

calculation and results are summarised in Table 2-1. 
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Parameter Value Units 

AREA 0.06 ha 

1-year rainfall intensity, i1 26.578 mm/hr 

2-year rainfall intensity, i2 34.399 mm/hr 

30-year rainfall intensity, i30 65.002 mm/hr 

100-year rainfall intensity, i100 83.892 mm/hr 

Q1 4.4 l/s 

QBAR 5.7 l/s 

Q30 10.8 l/s 

Q100 14.0 l/s 

Table 2-1: Runoff Estimate from Existing Hardstanding Areas (Modified Rational Method) 

The calculation shows that the total pre-development runoff response to a 1-year return period 

storm would be 4.4l/s and for a 100-year return period storm event would be approximately 

14.0l/s.  

2.5 Existing Foul Drainage 

Information regarding existing below ground assets was received from Severn Trent Water on 19 

November 2020, reference Appendix A.  As noted in Section 2.4, the records show that there is 

an existing combined sewer within Worcester Street, to the east of the site, and two existing 

combined sewers to the west of the site within Park Street. 

3 Development Proposal 

3.1 Description of Proposed Works 

The proposed development is for the construction of a new five storey mixed use (retail and 

residential) building.  To accommodate the proposed development, the existing building will be 

demolished and the site cleared. 

The ground floor of the proposed development will comprise of a large retail unit, with car parking, 

drop off area, cycle storage and refuse storage to the rear.  Floors one to three will provide space 

for student accommodation, with the fourth floor allocated for caretaker accommodation and small 

terrace area.   

The footprint area of the proposed building will be approximately 490m2.  The remaining site area, 

approximately 105m2 will be used for car parking and a drop-off area to the rear of the building.   

Access will be provided from Worcester Street and also from the rear of the building, using the 

existing access road off Park Street. 

Since the existing site is already fully occupied by the existing building, this proposal will not 

increase the flood risk to the site or to any other adjacent properties. 
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3.2 Flood Risk Vulnerability Classification 

In accordance with Table 2: Flood Risk Vulnerability Classification, of the NPPF, the development 
is classified as ‘More Vulnerable’ since it comprises ‘Buildings used for: dwelling houses; student 
halls of residence; drinking establishments; nightclubs; and hotels’. 

3.3 Requirement for Sequential & Exception Tests 

The aim of the Sequential Test is to steer new development to areas with the lowest probability 

of flooding. Only where there are no reasonably available sites in Flood Zone 1, should sites in 

Flood Zone 2 and then Flood Zone 3 be considered. It is also important to take into account the 

flood risk vulnerability of proposed land uses and, if required, apply the Exception Test. 

The Government flood mapping indicates that the proposed development is located within Flood 

Zones 1 and 2. Table 3 of the NPPF (reproduced below) sets out a matrix indicating what types 

of development would be acceptable, in which zones, and in what circumstances. 

 

Sequential Test 

As set out in the NPPF, the sequential test will be required for development in flood zones 2 and 

3 to steer new development to areas with the lowest probability of flooding.  

In preparing this assessment we have reviewed the requirements of Gloucestershire County 

Council ‘Strategic Flood Risk Assessment for Local Development Framework Level 1’ (SFRA) 

and ‘Local Flood Risk Management Strategy (LFRMS)’ and relevant extracts are referred to in 

this report. It is recommended that in developing the detailed site layout the recommendations 

in the SFRA are followed. 
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The SFRA recommends application of the sequential approach to development planning in 

respect of flood risk. The sequential approach is a simple decision-making tool designed to 

ensure that areas at little or no risk of flooding are developed in preference to areas at higher 

risk.  

Those responsible for making development decisions are expected to demonstrate that there 

are no suitable alternative development sites located in lower flood risk areas.  

As will be demonstrated in the following text, the site is in Flood Zone 1, the lowest risk flood 

zone, so we would consider that the aims of the sequential test have been satisfied. 

Exception Test 

As set out in the NPPF table 3 the development proposals are classed as ‘more vulnerable’ and 

permitted development within Flood Zone 2 and therefore an exception test is not required. 

 

4 FLOOD RISK ASSESSMENT 

4.1 Fluvial Flood Risk 

The UK Government Flood Risk Mapping indicates that the site is partially in an area that is at 

low risk of flooding from rivers or the sea, as shown in Figure 4-1.  This means that the annual 

chance of flooding is between 0.1% and 1%.   

 
Figure 4-1: UK Government Mapping (Flood Risk from Rivers or the Sea) 

Flood Modelling Data has been obtained from the EA (reference Appendix C).  The data provides 

detailed flood risk information, which is used to inform development sites that are located within 

known flood zones.  The data provided confirms that the site is located partially within Flood Zone 

1 and Flood Zone 2. 
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EA flood models were provided for both the River Twyver and the River Severn.  The River Twyver 

model shows that the site is subject to flooding for the 0.1% Annual Exceedance Probability 

(AEP), but no node information was provided to compare flood levels with the site levels. 

The River Severn is considered to be the most significant source of potential fluvial flood risk to 

the area.  The nearest model node in relation to the site is PUMPDS.  Levels for this node are 

provided in Table 4-1, which is an extract from the EA data: 

 
Table 4-1: EA Flood Modelling Data (River Severn) 

The EA Climate Change Allowances guidance has also been obtained.  This provides information 

regarding freeboard allowances for specified development vulnerability classifications.  The range 

of allowances for the River Severn basin is provided in Table 4-2, which is an extract from EA 

Table 1. 

 
Table 4-2: Peak River Flow Allowances (EA Table 1 Extract) 

As discussed in Section 3.2, the proposed development is classified as ‘more vulnerable’.  

Therefore, the ‘higher central’ allowance for climate change of 35% has been used. 

For non-major development, the EA has provided a table of nominal climate change allowances, 

which can be used to estimate future flood levels for river basins as an alternative to undertaking 

detailed climate change modelling.  The Table of Nominal Allowances is replicated in Table 4-3. 

 
Table 4-3: Table of Nominal Allowances 
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The guidance notes provided by the EA state that the ‘Upper Severn’ / ‘Lower Severn’ boundary 

is taken at Lincomb Weir, Worcestershire (National Grid Reference SO 81968 69458).  Therefore, 

this site is located within the Lower Severn section of the watercourse. 

Considering the 1% AEP flood level of 10.84m AOD and applying the Lower Severn climate 

change allowance of 600mm, gives a potential future flood level of 11.44m AOD.   

The EA guidance notes advise that Finished Floor Levels (FFL) should be set at a level not lower 

than 600mm above the 1% river flood level plus climate change allowance to ensure that there is 

sufficient freeboard to account for modelling uncertainties and wave action (storm surge effects).  

Therefore, the FFL for the proposed development will need to be set at a level of 12.04m AOD. 

The guidance also states that new developments should aim to incorporate adaptive measures 

for the ‘upper end’ climate change allowance of 70% where feasible.  The 70% climate change 

allowance for the Lower Severn watercourse is 1.0m.  Therefore, the FFL would be 12.44m AOD, 

including 600mm freeboard. 

As discussed in Section 2.1, the existing building levels are approximately 13.3m AOD (frontage) 

and 12.6m AOD (rear).  Therefore, since the existing levels are already higher than the predicted 

future flood levels, the risk of fluvial flooding at the site is considered to be low. 

4.2 Tidal Flood Risk 

Since the site is located inland and upstream of the tidal limits, it is considered that the site is at 

low risk of tidal flooding. 

4.3 Pluvial Flood Risk 

The UK Government Surface Water Flood Risk Mapping provides a representation of catchment-

wide flow routes and is indicative of areas most likely to be at risk of significant pluvial flooding 

due to drainage system failure.  The mapping shows that the site is classified as very low risk, 

which indicates that there is an annual chance of flooding of less than 0.1%, refer to Figure 4-2.   

Worcester Street, to the east of the site, is identified as low risk, which indicates that there is an 

annual chance of flooding of between 0.1% and 1% within this street.  Park Street, to the west of 

the site, is generally identified as low risk with a small area identified as medium risk (annual 

chance of flooding of between 1% and 3.3%) at the northern end of the street.  The Government 

mapping indicates that the flood depth in each street is less than 300mm for all scenarios. 
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Figure 4-2: UK Government Mapping (Flood Risk from Surface Water) 

Therefore, the development is considered to be at very low risk of flooding from surface water 

flows. 

4.4 Groundwater Flood Risk 

The underlying natural geology comprises of mudstone with sand and gravel deposits.  Further 

investigation will be undertaken during the design stage to confirm the exact depth of 

groundwater. 

Given the level of development in proximity to the site and since there is no proposal to construct 

any basement structures as part of the development, the risk of groundwater flooding is 

considered to be low. 

4.5 Flood Risk from Sewers 

There are no records of specific flood issues due to drainage network capacity, and discussions 

regarding the existing combined sewers and the wider system will need to be undertaken with 

Severn Trent Water as part of the design process.  However, based on the topography of the site 

and surrounding area, it is anticipated that any flooding of the existing sewers would flow away 

from the site, northwards along Worcester Street and Park Street, and should not impact on the 

proposed development. 

Therefore, the risk of sewer flooding to the development is considered to be low. 

4.6 Reservoirs, Canals & Other Artificial Sources 

The site is not shown to be located in an area at risk of flooding from reservoir failure on the UK 

Government’s online mapping. There are no artificial water bodies that would constitute a source 

of flood risk to the site. It is therefore considered that there is low risk of flooding to the site from 

artificial water bodies. 
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4.7 Historical Flooding 

The UK Government’s Historic Flooding Outline data (which is available for download online) 

indicates that the site is outside of the extent of any recorded incidences of historic flooding, 

reference Figure 4-3: 

 

Figure 4-3: UK Government Historic Flood Mapping 

5 DRAINAGE STRATEGY 

5.1 Finished Floor Levels 

In order to protect the proposed development from possible future fluvial (river) flooding, an 

assessment of flood levels for the River Severn has been undertaken, including allowances for 

climate change.  This assessment is discussed Section 4.1. 

It is recommended that FFLs for the development should be no lower than 12.44m AOD.  Based 

on the levels of the existing building and surrounding areas, it is expected that the FFL of the 

building and paved area to the rear of the building will be at a higher level than 12.44 AOD and it 

is recommended that the FFL of the building be set at approximately 150mm above the external 

levels. 

5.2 Surface Water Drainage 

The drainage proposals shall ensure that no surface flooding occurs in the critical storm events 

for the 1 in 30-year return period and all runoff is contained underground. Final design 

requirements are dependent upon the site layout and drainage arrangements, both of which are 

subject to detailed design. 
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The drainage proposals shall also ensure that in the critical storm events for the 1 in 100-year 

return period (plus 40% allowance for future climate change) there will be no flooding of any 

buildings within the site boundary and ensure that properties off site are not exposed to an 

increase in flood risk as a consequence. 

It is proposed that existing drainage connections to the public sewer will be retained and used for 

the proposed building.   

For the external area (car park and drop off area) to the rear of the proposed building, it is 

proposed that permeable paving will be utilised.  Permeable paving is an effective SuDS solution 

where there are spatial constraints and where runoff volumes are small.  The permeable paving 

is designed with a lined sub-base, which directs surface water to a filter drain before connecting 

to the existing public drainage network.  This system will effectively attenuate the surface water 

flows and ensure that discharge into the public drainage is reduced from the existing discharge 

rate, therefore providing betterment from the existing situation. An orifice flow control will be 

provided prior to discharge, which will limit peak surface water discharge to a maximum rate of 

1.0l/s for storms up to and including the 1 in 100-year return period (plus 40% allowance for future 

climate change). 

At the front of the site there is no space to provide attenuation or SuDS as the site is hard against 

the back of the footway. Therefore, new rainwater downpipes will be connected directly onto the 

existing drainage outlets – mimicking the existing arrangements. 

All proposed surface water drainage will be designed and constructed in accordance with the 

requirements of Building Regulations Part H. 

The proposed surface water drainage arrangements are shown on Tumu Consulting Drg. 19400-

D01 which is included in Appendix B. Microdrainage calculations for the proposed drainage 

strategy are also provided in Appendix C. 

5.3 Foul water drainage 

There is an existing connection to the combined sewer, which serves the existing building.  It is 

proposed that the development will retain and reuse the existing connection.   

Any new drainage pipework will be designed and constructed in accordance with the requirements 

of Building Regulations Part H. 

5.4 Management & Maintenance Strategy 

No drainage will be offered to Severn Trent Water for adoption.  All foul and surface water 

drainage pipework within the development will be private.  Due to the nature of the development, 

it is envisaged that the drainage will be managed and maintained by a third-party management 

company, which shall be appointed by the developer.  Maintenance activities will typically include 

the following: 

Action Frequency Responsibility 

General. Visual inspection of all gutters, downpipes and gully 

pots, cleansing of sumps and removal of silt to be undertaken 

as required. 

Annual 
3rd Party Management 

Company 

Permeable Paving.  Brushing and clearing of the paved 

surface to ensure effective runoff collection. 
Quarterly 

3rd Party Management 

Company 

Table 5-2: Typical Maintenance Activities for Drainage 
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Generally, any silts removed from the surface water drainage system as part of these 

maintenance activities will be non-hazardous, bio-degradable matter that can be disposed of as 

typical garden waste. 

6 CONCLUSIONS 

The risk of flooding to the proposed development has been assessed in accordance with the 

NPPF. It is concluded that the development can be undertaken in a sustainable manner without 

increasing the flood risk to the proposed development and also reducing the flood risk to existing 

properties/ systems within the downstream catchment and is therefore compliant. 
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Appendix A 

 

Public Sewer Records – Severn Trent Water 
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GENERAL CONDITIONS AND PRECAUTIONS TO BE TAKEN WHEN CARRYING OUT WORK ADJACENT TO SEVERN TRENT WATER'S APPARATUS

Please ensure that a copy of these conditions is passed to your representative and/or your contractor on site. If any damage is caused to Severn Trent Water Limited (STW) apparatus (defined below), the person, contractor or subcontractor responsible 
must inform STW immediately on:

 (24 hours)

a) These general conditions and precautions apply to the public sewerage, water distribution and cables in ducts including (but not limited to) sewers which are the subject of an Agreement under Section 104 of the Water Industry Act 1991(a legal 
agreement between a developer and STW, where a developer agrees to build sewers to an agreed standard, which STW will then adopt); mains installed in accordance with an agreement for the self-construction of water mains entered into with STW 
and the assets described at condition b) of these  general conditions and precautions. Such apparatus is referred to as “STW Apparatus” in these general conditions and precautions. 

b) Please be aware that due to The Private Sewers Transfer Regulations June 2011, the number of public sewers has increased, but many of these are not shown on the public sewer record. However, some idea of their positions may be obtained from 
the position of inspection covers and their existence must be anticipated.

c) On request, STW will issue a copy of the plan showing the approximate locations of STW Apparatus although in certain instances a charge will be made. The position of private drains, private sewers and water service pipes to properties are not 
normally shown but their presence must be anticipated. This plan and the information supplied with it is furnished as a general guide only and STW does not guarantee its accuracy. 

d) STW does not update these plans on a regular basis. Therefore the position and depth of STW Apparatus may change and this plan is issued subject to any such change.  Before any works are carried out, you should confirm whether any changes to 
the plan have been made since it was issued.  

e) The plan must not be relied upon in the event of excavations or other works in the vicinity of STW Apparatus. It is your responsibility to ascertain the precise location of any STW Apparatus prior to undertaking any development or other works 
(including but not limited to excavations). 

f) No person or company shall be relieved from liability for loss and/or damage caused to STW Apparatus by reason of the actual position and/or depths of STW Apparatus being different from those shown on the plan.

 

In order to achieve safe working conditions adjacent to any STW Apparatus the following should be observed:

1. All STW Apparatus should be located by hand digging prior to the use of mechanical excavators.

2. All information set out in any plans received from us, or given by our staff at the site of the works, about the position and depth of the mains, is approximate. Every possible precaution should be taken to avoid damage to STW Apparatus. You or your 
contractor must ensure the safety of STW Apparatus and will be responsible for the cost of repairing any loss and/or damage caused (including without limitation replacement parts).

3. Water mains are normally laid at a depth of 900mm. No records are kept of customer service pipes which are normally laid at a depth of 750mm; but some idea of their positions may be obtained from the position of stop tap covers and their existence 
must be anticipated.

4. During construction work, where heavy plant will cross the line of STW Apparatus, specific crossing points must be agreed with STW and suitably reinforced where required. These crossing points should be clearly marked and crossing of the line of 
STW Apparatus at other locations must be prevented.

5. Where it is proposed to carry out piling or boring within 20 metres of any STW Apparatus, STW should be consulted to enable any affected STW Apparatus to be surveyed prior to the works commencing.

6. Where excavation of trenches adjacent to any STW Apparatus affects its support, the STW Apparatus must be supported to the satisfaction of STW. Water mains and some sewers are pressurised and can fail if excavation removes support to thrust 
blocks to bends and other fittings.

7. Where a trench is excavated crossing or parallel to the line of any STW Apparatus, the backfill should be adequately compacted to prevent any settlement which could subsequently cause damage to the STW Apparatus. In special cases, it may be 
necessary to provide permanent support to STW Apparatus which has been exposed over a length of the excavation before backfilling and reinstatement is carried out. There should be no concrete backfill in contact with the STW Apparatus.

8. No other apparatus should be laid along the line of STW Apparatus irrespective of clearance. Above ground apparatus must not be located within a minimum of 3 metres either side of the centre line of STW Apparatus for smaller sized pipes and 6 
metres either side for larger sized pipes without prior approval. No manhole or chamber shall be built over or around any STW Apparatus.

9. A minimum radial clearance of 300 millimetres should be allowed between any plant or equipment being installed and existing STW Apparatus.  We reserve the right to increase this distance where strategic assets are affected.

10. Where any STW Apparatus coated with a special wrapping is damaged, even to a minor extent, STW must be notified and the trench left open until the damage has been inspected and the necessary repairs have been carried out. In the case of any 
material damage to any STW Apparatus causing leakage, weakening of the mechanical strength of the pipe or corrosion-protection damage, the necessary remedial work will be recharged to you.

11. It may be necessary to adjust the finished level of any surface boxes which may fall within your proposed construction. Please ensure that these are not damaged, buried or otherwise rendered inaccessible as a result of the works and that all stop 
taps, valves, hydrants, etc. remain accessible and operable. Minor reduction in existing levels may result in conflict with STW Apparatus such as valve spindles or tops of hydrants housed under the surface boxes. Checks should be made during site 
investigations to ascertain the level of such STW Apparatus in order to determine any necessary alterations in advance of the works.

12. With regard to any proposed resurfacing works, you are required to contact STW on the number given above to arrange a site inspection to establish the condition of any STW Apparatus in the nature of surface boxes or manhole covers and frames 
affected by the works. STW will then advise on any measures to be taken, in the event of this a proportionate charge will be made.

13. You are advised that STW will not agree to either the erection of posts, directly over or within 1.0 metre of valves and hydrants,



14. No explosives are to be used in the vicinity of any STW Apparatus without prior consultation with STW.

TREE PLANTING RESTRICTIONS

There are many problems with the location of trees adjacent to sewers, water mains and other STW Apparatus and these can lead to the loss of trees and hence amenity to the area which many people may have become used to. It is best if the problem 
is not created in the first place. Set out below are the recommendations for tree planting in close proximity to public sewers, water mains and other STW Apparatus.

15. Please ensure that, in relation to STW Apparatus, the mature root systems and canopies of any tree planted do not and will not encroach within the recommended distances specified in the notes below.

16. Both Poplar and Willow trees have extensive root systems and should not be planted within 12 metres of a sewer, water main or other STW Apparatus.

17. The following trees and those of similar size, be they deciduous or evergreen, should not be planted within 6 metres of a sewer, water main or other STW Apparatus. E.g. Ash, Beech, Birch, most Conifers, Elm, Horse Chestnut, Lime, Oak, 
Sycamore, Apple and Pear. Asset Protection Statements Updated May 2014

18. STW personnel require a clear path to conduct surveys etc. No shrubs or bushes should be planted within 2 metre of the centre line of a sewer, water main or other STW Apparatus.

19. In certain circumstances, both STW and landowners may wish to plant shrubs/bushes in close proximity to a sewer, water main of other STW Apparatus for screening purposes. The following are shallow rooting and are suitable for this purpose: 
Blackthorn, Broom, Cotoneaster, Elder, Hazel, Laurel, Privet, Quickthorn, Snowberry, and most ornamental flowering shrubs.
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GENERAL CONDITIONS AND PRECAUTIONS TO BE TAKEN WHEN CARRYING OUT WORK ADJACENT TO SEVERN TRENT WATER'S APPARATUS

Please ensure that a copy of these conditions is passed to your representative and/or your contractor on site. If any damage is caused to Severn Trent Water Limited (STW) apparatus (defined below), the person, contractor or subcontractor 
responsible must inform STW immediately on:

 (24 hours)

a) These general conditions and precautions apply to the public sewerage, water distribution and cables in ducts including (but not limited to) sewers which are the subject of an Agreement under Section 104 of the Water Industry Act 1991(a legal 
agreement between a developer and STW, where a developer agrees to build sewers to an agreed standard, which STW will then adopt); mains installed in accordance with an agreement for the self-construction of water mains entered into with 
STW and the assets described at condition b) of these  general conditions and precautions. Such apparatus is referred to as “STW Apparatus” in these general conditions and precautions. 

b) Please be aware that due to The Private Sewers Transfer Regulations June 2011, the number of public sewers has increased, but many of these are not shown on the public sewer record. However, some idea of their positions may be obtained 
from the position of inspection covers and their existence must be anticipated.

c) On request, STW will issue a copy of the plan showing the approximate locations of STW Apparatus although in certain instances a charge will be made. The position of private drains, private sewers and water service pipes to properties are not 
normally shown but their presence must be anticipated. This plan and the information supplied with it is furnished as a general guide only and STW does not guarantee its accuracy. 

d) STW does not update these plans on a regular basis. Therefore the position and depth of STW Apparatus may change and this plan is issued subject to any such change.  Before any works are carried out, you should confirm whether any 
changes to the plan have been made since it was issued.  

e) The plan must not be relied upon in the event of excavations or other works in the vicinity of STW Apparatus. It is your responsibility to ascertain the precise location of any STW Apparatus prior to undertaking any development or other works 
(including but not limited to excavations). 

f) No person or company shall be relieved from liability for loss and/or damage caused to STW Apparatus by reason of the actual position and/or depths of STW Apparatus being different from those shown on the plan.

 

In order to achieve safe working conditions adjacent to any STW Apparatus the following should be observed:

1. All STW Apparatus should be located by hand digging prior to the use of mechanical excavators.

2. All information set out in any plans received from us, or given by our staff at the site of the works, about the position and depth of the mains, is approximate. Every possible precaution should be taken to avoid damage to STW Apparatus. You or 
your contractor must ensure the safety of STW Apparatus and will be responsible for the cost of repairing any loss and/or damage caused (including without limitation replacement parts).

3. Water mains are normally laid at a depth of 900mm. No records are kept of customer service pipes which are normally laid at a depth of 750mm; but some idea of their positions may be obtained from the position of stop tap covers and their 
existence must be anticipated.

4. During construction work, where heavy plant will cross the line of STW Apparatus, specific crossing points must be agreed with STW and suitably reinforced where required. These crossing points should be clearly marked and crossing of the line 
of STW Apparatus at other locations must be prevented.

5. Where it is proposed to carry out piling or boring within 20 metres of any STW Apparatus, STW should be consulted to enable any affected STW Apparatus to be surveyed prior to the works commencing.

6. Where excavation of trenches adjacent to any STW Apparatus affects its support, the STW Apparatus must be supported to the satisfaction of STW. Water mains and some sewers are pressurised and can fail if excavation removes support to 
thrust blocks to bends and other fittings.

7. Where a trench is excavated crossing or parallel to the line of any STW Apparatus, the backfill should be adequately compacted to prevent any settlement which could subsequently cause damage to the STW Apparatus. In special cases, it may 
be necessary to provide permanent support to STW Apparatus which has been exposed over a length of the excavation before backfilling and reinstatement is carried out. There should be no concrete backfill in contact with the STW Apparatus.

8. No other apparatus should be laid along the line of STW Apparatus irrespective of clearance. Above ground apparatus must not be located within a minimum of 3 metres either side of the centre line of STW Apparatus for smaller sized pipes and 
6 metres either side for larger sized pipes without prior approval. No manhole or chamber shall be built over or around any STW Apparatus.

9. A minimum radial clearance of 300 millimetres should be allowed between any plant or equipment being installed and existing STW Apparatus.  We reserve the right to increase this distance where strategic assets are affected.

10. Where any STW Apparatus coated with a special wrapping is damaged, even to a minor extent, STW must be notified and the trench left open until the damage has been inspected and the necessary repairs have been carried out. In the case of 
any material damage to any STW Apparatus causing leakage, weakening of the mechanical strength of the pipe or corrosion-protection damage, the necessary remedial work will be recharged to you.

11. It may be necessary to adjust the finished level of any surface boxes which may fall within your proposed construction. Please ensure that these are not damaged, buried or otherwise rendered inaccessible as a result of the works and that all 
stop taps, valves, hydrants, etc. remain accessible and operable. Minor reduction in existing levels may result in conflict with STW Apparatus such as valve spindles or tops of hydrants housed under the surface boxes. Checks should be made 
during site investigations to ascertain the level of such STW Apparatus in order to determine any necessary alterations in advance of the works.

12. With regard to any proposed resurfacing works, you are required to contact STW on the number given above to arrange a site inspection to establish the condition of any STW Apparatus in the nature of surface boxes or manhole covers and 
frames affected by the works. STW will then advise on any measures to be taken, in the event of this a proportionate charge will be made.

13. You are advised that STW will not agree to either the erection of posts, directly over or within 1.0 metre of valves and hydrants,



14. No explosives are to be used in the vicinity of any STW Apparatus without prior consultation with STW.

TREE PLANTING RESTRICTIONS

There are many problems with the location of trees adjacent to sewers, water mains and other STW Apparatus and these can lead to the loss of trees and hence amenity to the area which many people may have become used to. It is best if the 
problem is not created in the first place. Set out below are the recommendations for tree planting in close proximity to public sewers, water mains and other STW Apparatus.

15. Please ensure that, in relation to STW Apparatus, the mature root systems and canopies of any tree planted do not and will not encroach within the recommended distances specified in the notes below.

16. Both Poplar and Willow trees have extensive root systems and should not be planted within 12 metres of a sewer, water main or other STW Apparatus.

17. The following trees and those of similar size, be they deciduous or evergreen, should not be planted within 6 metres of a sewer, water main or other STW Apparatus. E.g. Ash, Beech, Birch, most Conifers, Elm, Horse Chestnut, Lime, Oak, 
Sycamore, Apple and Pear. Asset Protection Statements Updated May 2014

18. STW personnel require a clear path to conduct surveys etc. No shrubs or bushes should be planted within 2 metre of the centre line of a sewer, water main or other STW Apparatus.

19. In certain circumstances, both STW and landowners may wish to plant shrubs/bushes in close proximity to a sewer, water main of other STW Apparatus for screening purposes. The following are shallow rooting and are suitable for this purpose: 
Blackthorn, Broom, Cotoneaster, Elder, Hazel, Laurel, Privet, Quickthorn, Snowberry, and most ornamental flowering shrubs.



Manhole Reference Liquid Type Cover Level Invert Level Depth to Invert

2802 C 13.62 0 0

3801 C 13.33 11.67 1.66

3802 C 13.56 10.84 2.72

3806 C - 0 0

3807 C - 0 0

3808 C - 0 0

3809 C - 0 0

3901 C 12.09 11.05 1.04

3902 C 12.3 0 0

4805 C - 0 0

4806 C 12.83 6.38 0

4901 C 11.92 8.83 3.09

4902 C 12.55 9.45 3.1

4911 C - 0 0

4912 C - 0 0

4913 C - 0 0

4914 C - 0 0

4915 C - 0 0

4916 C - 0 0

4900 F - 0 0

4801 S 13.68 12.01 1.67

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

Manhole Reference Liquid Type Cover Level Invert Level Depth to Invert

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

Manhole Reference Liquid Type Cover Level Invert Level Depth to Invert

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

Our Ref: 460862 - 2



   

   

   

   

   

   

Our Ref: 460862 - 2



35 Worcester Street, Gloucester – Flood Risk Assessment  Page 16 

 

Appendix B 

 

Drainage Strategy Layout 
 
  



NOTES:
1. ALL BUILDING DRAINAGE WORKS SHALL BE CARRIED OUT IN ACCORDANCE

WITH THE CURRENT BRITISH/EUROPEAN STANDARDS BSEN752, THE CURRENT
BUILDING REGULATIONS AND THE LOCAL AUTHORITY BUILDING CONTROL
SPECIFICATIONS AND REQUIREMENTS.

2. EXACT LOCATION OF RAINWATER DOWNPIPES AND ALL INTERNAL DRAINAGE
POINTS TO BE CONFIRMED BY ARCHITECT. RAINWATER PIPE OUTLETS TO BE
ROD-ABLE.

3. ALL DRAINAGE WORKS TO BE CONSTRUCTED FROM THE OUTFALL TOWARDS
THE HEAD OF RUN TO ENSURE THE OUTFALL CAN BE ACHIEVED.

4. CONTRACTOR TO VERIFY LOCATIONS OF ALL EXISTING SERVICES PRIOR TO
COMMENCEMENT & ARRANGE FOR ANY NECESSARY PROTECTION,
DIVERSION/LOWERING WORKS AS REQUIRED.

5. ALL FOUL PRIVATE DRAINAGE TO BE 100mm DIAMETER UNLESS OTHERWISE
MIN GRADIENT 1:80 WHERE CONNECTED TO A MINIMUM OF 1WC,
OTHERWISE MIN 1:40. ALL SURFACE PRIVATE DRAINAGE PIPES TO BE 100mm
DIAMETER UNLESS OTHERWISE STATED WITH A MIN GRADIENT OF 1:100
UNLESS OTHERWISE STATED.

6. CONTRACTOR TO VERIFY LOCATION & LEVEL OF RECEIVING DRAINS PRIOR TO
COMMENCEMENT.

7. ANY WORKS REQUIRED TO PUBLIC SEWER TO BE SUBJECT TO PRIOR
AGREEMENT WITH WATER AUTHORITY. CONTRACTOR TO NOTIFY IN ADVANCE
OF WORKS AND ARRANGE TIME FOR INSPECTION AS REQUIRED.

8. ALL SURFACE WATER DRAINAGE & SUDS FEATURES HAVE BEEN DESIGNED TO
ENSURE THAT THERE IS NO FLOODING AND ALL RUNOFF IS CONTAINED
UNDERGROUND FOR ALL STORM EVENTS UP TO AND INCLUDING THE
100-YEAR RETURN PERIOD WITH 40% ALLOWANCE FOR FUTURE CLIMATE
CHANGE.

EXISTING PUBLIC COMBINED SEWER

EXISTING PRIVATE SW SEWER (INDICATIVE)

EXISTING PRIVATE FOUL SEWER (INDICATIVE)

EXISTING PRIVATE COMBINED SEWER (INDICATIVE)

EXISTING RAINWATER DOWNPIPE

EXISTING DRAINAGE

FOUL DRAIN

COMBINED DRAIN

SURFACE WATER DRAIN

RAINWATER PIPE (INDICATIVE)

FLOW CONTROL CHAMBER

PERMEABLE BLOCK PAVING (FORMPAVE OR SIMILAR
APPROVED UNDERLAIN BY MIN. 450mm DEPTH OF COARSE
AGGREGATE & LINED WITH IMPERMEABLE MEMBRANE

FIN DRAIN

FORMPAVE DISTRIBUTION TANK WITH GEOTEXTILE
SURROUND ON 10MM PIPE BEDDING  OR SIMILAR
APPROVED. DISTRIBUTION TANK IS TO BE LOCATED WITHIN
PERMEABLE PAVING SUBBASE WHERE IT CAN INFILTRATE
INTO THE SURROUNDING STONE

PROPOSED PRIVATE DRAINAGE

RWP

FINISHED FLOOR LEVEL

EXTERNAL WORKS
KEY

46.500

225mmØ VC

375mm VC

RWP

EXTERNAL AREA TO BE
CONSTRUCTED USING

PERMEABLE PAVING

FILTER DRAIN TO BE LAID
ALONG NORTHERN EDGE OF

PERMEABLE PAVING
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20 East Sands 35 Worcester Street Gloucester
Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Front of site - unattenuated
Date 07/02/2021 Designed by PS
File 2021-02-07 35 Worcester Stree... Checked by
Micro Drainage Network 2018.1

STORM SEWER DESIGN by the Modified Rational Method

Design Criteria for Storm

©1982-2018 Innovyze

Pipe Sizes UKPartH Manhole Sizes UKPartH

FSR Rainfall Model - England and Wales
Return Period (years) 2 PIMP (%) 100

M5-60 (mm) 18.000 Add Flow / Climate Change (%) 0
Ratio R 0.350 Minimum Backdrop Height (m) 0.200

Maximum Rainfall (mm/hr) 50 Maximum Backdrop Height (m) 1.500
Maximum Time of Concentration (mins) 30 Min Design Depth for Optimisation (m) 1.200

Foul Sewage (l/s/ha) 0.000 Min Vel for Auto Design only (m/s) 1.00
Volumetric Runoff Coeff. 0.750 Min Slope for Optimisation (1:X) 500

Designed with Level Soffits

Network Design Table for Storm

PN Length
(m)

Fall
(m)

Slope
(1:X)

I.Area
(ha)

T.E.
(mins)

Base
Flow (l/s)

k
(mm)

HYD
SECT

DIA
(mm)

Section Type Auto
Design

S1.000 11.740 0.115 102.1 0.017 5.00 0.0 1.500 o 100 Pipe/Conduit
S1.001 6.590 0.065 101.4 0.015 0.00 0.0 1.500 o 100 Pipe/Conduit

Network Results Table

PN Rain
(mm/hr)

T.C.
(mins)

US/IL
(m)

Σ I.Area
(ha)

Σ Base
Flow (l/s)

Foul
(l/s)

Add Flow
(l/s)

Vel
(m/s)

Cap
(l/s)

Flow
(l/s)

S1.000 50.00 5.30 12.200 0.017 0.0 0.0 0.0 0.66 5.2 2.3
S1.001 50.00 5.46 12.085 0.032 0.0 0.0 0.0 0.66 5.2 4.3
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Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Front of site - unattenuated
Date 07/02/2021 Designed by PS
File 2021-02-07 35 Worcester Stree... Checked by
Micro Drainage Network 2018.1

Manhole Schedules for Storm

©1982-2018 Innovyze

MH
Name

MH
CL (m)

MH
Depth
(m)

MH
Connection

MH
Diam.,L*W

(mm)
PN

Pipe Out
Invert

Level (m)
Diameter
(mm)

PN
Pipes In
Invert

Level (m)
Diameter
(mm)

Backdrop
(mm)

SC1 13.250 1.050 Open Manhole 900 x 675 S1.000 12.200 100

SC2 13.280 1.195 Open Manhole 900 x 675 S1.001 12.085 100 S1.000 12.085 100

S_EX MH 13.180 1.160 Open Manhole 900 x 675 OUTFALL S1.001 12.020 100
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Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Front of site - unattenuated
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Micro Drainage Network 2018.1

PIPELINE SCHEDULES for Storm

Upstream Manhole

©1982-2018 Innovyze

PN Hyd
Sect

Diam
(mm)

MH
Name

C.Level
(m)

I.Level
(m)

D.Depth
(m)

MH
Connection

MH DIAM., L*W
(mm)

S1.000 o 100 SC1 13.250 12.200 0.950 Open Manhole 900 x 675
S1.001 o 100 SC2 13.280 12.085 1.095 Open Manhole 900 x 675

Downstream Manhole

PN Length
(m)

Slope
(1:X)

MH
Name

C.Level
(m)

I.Level
(m)

D.Depth
(m)

MH
Connection

MH DIAM., L*W
(mm)

S1.000 11.740 102.1 SC2 13.280 12.085 1.095 Open Manhole 900 x 675
S1.001 6.590 101.4 S_EX MH 13.180 12.020 1.060 Open Manhole 900 x 675

Free Flowing Outfall Details for Storm

Outfall
Pipe Number

Outfall
Name

C. Level
(m)

I. Level
(m)

Min
I. Level

(m)

D,L
(mm)

W
(mm)

S1.001 S_EX MH 13.180 12.020 0.000 900 675

Simulation Criteria for Storm

Volumetric Runoff Coeff 0.750 Additional Flow - % of Total Flow 0.000
Areal Reduction Factor 1.000 MADD Factor * 10m³/ha Storage 2.000

Hot Start (mins) 0 Inlet Coeffiecient 0.800
Hot Start Level (mm) 0 Flow per Person per Day (l/per/day) 0.000

Manhole Headloss Coeff (Global) 0.500 Run Time (mins) 60
Foul Sewage per hectare (l/s) 0.000 Output Interval (mins) 1

Number of Input Hydrographs 0 Number of Offline Controls 0 Number of Time/Area Diagrams 0
Number of Online Controls 0 Number of Storage Structures 0 Number of Real Time Controls 0

Synthetic Rainfall Details

Rainfall Model FSR Profile Type Summer
Return Period (years) 2 Cv (Summer) 0.750

Region England and Wales Cv (Winter) 0.840
M5-60 (mm) 18.000 Storm Duration (mins) 30

Ratio R 0.350
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Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Front of site - unattenuated
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1 year Return Period Summary of Critical Results by Maximum Level (Rank 1) for Storm

©1982-2018 Innovyze

Simulation Criteria
Areal Reduction Factor 1.000 Additional Flow - % of Total Flow 0.000

Hot Start (mins) 0 MADD Factor * 10m³/ha Storage 2.000
Hot Start Level (mm) 0 Inlet Coeffiecient 0.800

Manhole Headloss Coeff (Global) 0.500 Flow per Person per Day (l/per/day) 0.000
Foul Sewage per hectare (l/s) 0.000

Number of Input Hydrographs 0 Number of Offline Controls 0 Number of Time/Area Diagrams 0
Number of Online Controls 0 Number of Storage Structures 0 Number of Real Time Controls 0

Synthetic Rainfall Details
Rainfall Model FSR M5-60 (mm) 18.000 Cv (Summer) 0.750

Region England and Wales Ratio R 0.350 Cv (Winter) 0.840

Margin for Flood Risk Warning (mm) 300.0
Analysis Timestep 2.5 Second Increment (Extended)

DTS Status OFF
DVD Status ON

Inertia Status OFF

Profile(s) Summer and Winter
Duration(s) (mins) 15, 30, 60, 120, 180, 240, 360, 480, 600, 720, 960,

1440
Return Period(s) (years) 1, 30, 100

Climate Change (%) 0, 0, 40

PN
US/MH
Name Storm

Return
Period

Climate
Change

First (X)
Surcharge

First (Y)
Flood

First (Z)
Overflow

Overflow
Act.

Water
 Level
(m)

Surcharged
Depth
(m)

S1.000 SC1 15 Winter 1 +0% 30/15 Summer 12.245 -0.055
S1.001 SC2 15 Winter 1 +0% 30/15 Summer 12.150 -0.035

PN
US/MH
Name

Flooded
Volume
(m³)

Flow /
Cap.

Overflow
(l/s)

Pipe
Flow
(l/s) Status

Level
Exceeded

S1.000 SC1 0.000 0.41 2.0 OK
S1.001 SC2 0.000 0.74 3.5 OK
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30 year Return Period Summary of Critical Results by Maximum Level (Rank 1) for Storm

©1982-2018 Innovyze

Simulation Criteria
Areal Reduction Factor 1.000 Additional Flow - % of Total Flow 0.000

Hot Start (mins) 0 MADD Factor * 10m³/ha Storage 2.000
Hot Start Level (mm) 0 Inlet Coeffiecient 0.800

Manhole Headloss Coeff (Global) 0.500 Flow per Person per Day (l/per/day) 0.000
Foul Sewage per hectare (l/s) 0.000

Number of Input Hydrographs 0 Number of Offline Controls 0 Number of Time/Area Diagrams 0
Number of Online Controls 0 Number of Storage Structures 0 Number of Real Time Controls 0

Synthetic Rainfall Details
Rainfall Model FSR M5-60 (mm) 18.000 Cv (Summer) 0.750

Region England and Wales Ratio R 0.350 Cv (Winter) 0.840

Margin for Flood Risk Warning (mm) 300.0
Analysis Timestep 2.5 Second Increment (Extended)

DTS Status OFF
DVD Status ON

Inertia Status OFF

Profile(s) Summer and Winter
Duration(s) (mins) 15, 30, 60, 120, 180, 240, 360, 480, 600, 720, 960,

1440
Return Period(s) (years) 1, 30, 100

Climate Change (%) 0, 0, 40

PN
US/MH
Name Storm

Return
Period

Climate
Change

First (X)
Surcharge

First (Y)
Flood

First (Z)
Overflow

Overflow
Act.

Water
 Level
(m)

Surcharged
Depth
(m)

S1.000 SC1 15 Winter 30 +0% 30/15 Summer 12.425 0.125
S1.001 SC2 15 Winter 30 +0% 30/15 Summer 12.324 0.139

PN
US/MH
Name

Flooded
Volume
(m³)

Flow /
Cap.

Overflow
(l/s)

Pipe
Flow
(l/s) Status

Level
Exceeded

S1.000 SC1 0.000 0.95 4.7 SURCHARGED
S1.001 SC2 0.000 1.78 8.5 SURCHARGED



Tumu Consulting Page 6
20 East Sands 35 Worcester Street Gloucester
Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Front of site - unattenuated
Date 07/02/2021 Designed by PS
File 2021-02-07 35 Worcester Stree... Checked by
Micro Drainage Network 2018.1

100 year Return Period Summary of Critical Results by Maximum Level (Rank 1) for Storm

©1982-2018 Innovyze

Simulation Criteria
Areal Reduction Factor 1.000 Additional Flow - % of Total Flow 0.000

Hot Start (mins) 0 MADD Factor * 10m³/ha Storage 2.000
Hot Start Level (mm) 0 Inlet Coeffiecient 0.800

Manhole Headloss Coeff (Global) 0.500 Flow per Person per Day (l/per/day) 0.000
Foul Sewage per hectare (l/s) 0.000

Number of Input Hydrographs 0 Number of Offline Controls 0 Number of Time/Area Diagrams 0
Number of Online Controls 0 Number of Storage Structures 0 Number of Real Time Controls 0

Synthetic Rainfall Details
Rainfall Model FSR M5-60 (mm) 18.000 Cv (Summer) 0.750

Region England and Wales Ratio R 0.350 Cv (Winter) 0.840

Margin for Flood Risk Warning (mm) 300.0
Analysis Timestep 2.5 Second Increment (Extended)

DTS Status OFF
DVD Status ON

Inertia Status OFF

Profile(s) Summer and Winter
Duration(s) (mins) 15, 30, 60, 120, 180, 240, 360, 480, 600, 720, 960,

1440
Return Period(s) (years) 1, 30, 100

Climate Change (%) 0, 0, 40

PN
US/MH
Name Storm

Return
Period

Climate
Change

First (X)
Surcharge

First (Y)
Flood

First (Z)
Overflow

Overflow
Act.

Water
 Level
(m)

Surcharged
Depth
(m)

S1.000 SC1 15 Winter 100 +40% 30/15 Summer 12.968 0.668
S1.001 SC2 15 Winter 100 +40% 30/15 Summer 12.692 0.507

PN
US/MH
Name

Flooded
Volume
(m³)

Flow /
Cap.

Overflow
(l/s)

Pipe
Flow
(l/s) Status

Level
Exceeded

S1.000 SC1 0.000 1.57 7.8 FLOOD RISK
S1.001 SC2 0.000 2.92 14.0 SURCHARGED
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Summary of Results for 100 year Return Period (+40%)

©1982-2018 Innovyze

Half Drain Time : 85 minutes.

Storm
Event

Max
Level
(m)

Max
Depth
(m)

Max
Infiltration

(l/s)

Max
Control
(l/s)

Max
Σ Outflow
(l/s)

Max
Volume
(m³)

Status

15 min Summer 12.894 0.224 0.0 0.8 0.8 4.9 O K
30 min Summer 12.958 0.288 0.0 0.9 0.9 6.3 Flood Risk
60 min Summer 13.003 0.333 0.0 0.9 0.9 7.3 Flood Risk
120 min Summer 13.014 0.344 0.0 0.9 0.9 7.6 Flood Risk
180 min Summer 13.004 0.334 0.0 0.9 0.9 7.4 Flood Risk
240 min Summer 12.991 0.321 0.0 0.9 0.9 7.1 Flood Risk
360 min Summer 12.960 0.290 0.0 0.9 0.9 6.4 Flood Risk
480 min Summer 12.931 0.261 0.0 0.9 0.9 5.8 O K
600 min Summer 12.904 0.234 0.0 0.8 0.8 5.2 O K
720 min Summer 12.878 0.208 0.0 0.8 0.8 4.6 O K
960 min Summer 12.833 0.163 0.0 0.8 0.8 3.6 O K
1440 min Summer 12.763 0.093 0.0 0.7 0.7 2.1 O K
2160 min Summer 12.700 0.030 0.0 0.6 0.6 0.7 O K
2880 min Summer 12.671 0.001 0.0 0.6 0.6 0.0 O K
4320 min Summer 12.670 0.000 0.0 0.5 0.5 0.0 O K
5760 min Summer 12.670 0.000 0.0 0.4 0.4 0.0 O K
7200 min Summer 12.670 0.000 0.0 0.3 0.3 0.0 O K
8640 min Summer 12.670 0.000 0.0 0.3 0.3 0.0 O K
10080 min Summer 12.670 0.000 0.0 0.2 0.2 0.0 O K

15 min Winter 12.925 0.255 0.0 0.9 0.9 5.6 O K
30 min Winter 13.001 0.331 0.0 0.9 0.9 7.3 Flood Risk
60 min Winter 13.057 0.387 0.0 1.0 1.0 8.5 Flood Risk
120 min Winter 13.072 0.402 0.0 1.0 1.0 8.9 Flood Risk
180 min Winter 13.059 0.389 0.0 1.0 1.0 8.6 Flood Risk

Storm
Event

Rain
(mm/hr)

Flooded
Volume
(m³)

Discharge
Volume
(m³)

Time-Peak
(mins)

15 min Summer 117.448 0.0 5.5 18
30 min Summer 79.010 0.0 7.6 32
60 min Summer 50.812 0.0 9.9 60
120 min Summer 31.621 0.0 12.4 92
180 min Summer 23.637 0.0 13.9 126
240 min Summer 19.105 0.0 15.1 162
360 min Summer 14.037 0.0 16.7 230
480 min Summer 11.286 0.0 17.9 298
600 min Summer 9.522 0.0 18.8 362
720 min Summer 8.282 0.0 19.7 428
960 min Summer 6.640 0.0 21.0 552
1440 min Summer 4.854 0.0 23.0 794
2160 min Summer 3.541 0.0 25.1 1144
2880 min Summer 2.828 0.0 26.7 1468
4320 min Summer 2.055 0.0 28.9 0
5760 min Summer 1.637 0.0 30.6 0
7200 min Summer 1.371 0.0 31.8 0
8640 min Summer 1.186 0.0 32.9 0
10080 min Summer 1.049 0.0 33.8 0

15 min Winter 117.448 0.0 6.3 17
30 min Winter 79.010 0.0 8.6 31
60 min Winter 50.812 0.0 11.1 60
120 min Winter 31.621 0.0 14.0 98
180 min Winter 23.637 0.0 15.7 136
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Summary of Results for 100 year Return Period (+40%)

©1982-2018 Innovyze

Storm
Event

Max
Level
(m)

Max
Depth
(m)

Max
Infiltration

(l/s)

Max
Control
(l/s)

Max
Σ Outflow
(l/s)

Max
Volume
(m³)

Status

240 min Winter 13.037 0.367 0.0 1.0 1.0 8.1 Flood Risk
360 min Winter 12.990 0.320 0.0 0.9 0.9 7.1 Flood Risk
480 min Winter 12.946 0.276 0.0 0.9 0.9 6.1 O K
600 min Winter 12.905 0.235 0.0 0.8 0.8 5.2 O K
720 min Winter 12.868 0.198 0.0 0.8 0.8 4.4 O K
960 min Winter 12.804 0.134 0.0 0.8 0.8 3.0 O K
1440 min Winter 12.716 0.046 0.0 0.7 0.7 1.0 O K
2160 min Winter 12.670 0.000 0.0 0.6 0.6 0.0 O K
2880 min Winter 12.670 0.000 0.0 0.4 0.4 0.0 O K
4320 min Winter 12.670 0.000 0.0 0.3 0.3 0.0 O K
5760 min Winter 12.670 0.000 0.0 0.3 0.3 0.0 O K
7200 min Winter 12.670 0.000 0.0 0.2 0.2 0.0 O K
8640 min Winter 12.670 0.000 0.0 0.2 0.2 0.0 O K
10080 min Winter 12.670 0.000 0.0 0.2 0.2 0.0 O K

Storm
Event

Rain
(mm/hr)

Flooded
Volume
(m³)

Discharge
Volume
(m³)

Time-Peak
(mins)

240 min Winter 19.105 0.0 16.9 174
360 min Winter 14.037 0.0 18.7 248
480 min Winter 11.286 0.0 20.0 320
600 min Winter 9.522 0.0 21.1 386
720 min Winter 8.282 0.0 22.1 454
960 min Winter 6.640 0.0 23.6 578
1440 min Winter 4.854 0.0 25.8 810
2160 min Winter 3.541 0.0 28.2 0
2880 min Winter 2.828 0.0 30.0 0
4320 min Winter 2.055 0.0 32.5 0
5760 min Winter 1.637 0.0 34.4 0
7200 min Winter 1.371 0.0 35.8 0
8640 min Winter 1.186 0.0 37.0 0
10080 min Winter 1.049 0.0 38.1 0
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Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Permeable paving
Date 07/02/2021 Designed by PS
File 2021-02-07 35 Worcester Stree... Checked by
Micro Drainage Source Control 2018.1

Rainfall Details

©1982-2018 Innovyze

Rainfall Model FSR Winter Storms Yes
Return Period (years) 100 Cv (Summer) 0.750

Region England and Wales Cv (Winter) 0.840
M5-60 (mm) 18.000 Shortest Storm (mins) 15

Ratio R 0.350 Longest Storm (mins) 10080
Summer Storms Yes Climate Change % +40

Time Area Diagram

Total Area (ha) 0.027

Time
From:

(mins)
To:

Area
(ha)

0 4 0.027
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20 East Sands 35 Worcester Street Gloucester
Burbage Marlborough SW Drainage
Wiltshire  SN8 3AN Permeable paving
Date 07/02/2021 Designed by PS
File 2021-02-07 35 Worcester Stree... Checked by
Micro Drainage Source Control 2018.1

Model Details

©1982-2018 Innovyze

Storage is Online Cover Level (m) 13.250

Porous Car Park Structure

Infiltration Coefficient Base (m/hr) 0.00000 Width (m) 10.2
Membrane Percolation (mm/hr) 1000 Length (m) 7.2

Max Percolation (l/s) 20.4 Slope (1:X) 0.0
Safety Factor 2.0 Depression Storage (mm) 5

Porosity 0.30 Evaporation (mm/day) 3
Invert Level (m) 12.670 Cap Volume Depth (m) 0.450

Orifice Outflow Control

Diameter (m) 0.024 Discharge Coefficient 0.600 Invert Level (m) 12.400
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 Flood Risk and Coastal Change  
Climate Change allowances for planning (SHWG area) 
 

           March 2016 
           (Sept 2020 update) 

 

  
The National Planning Practice Guidance refers to Environment Agency guidance on considering climate 
change in planning decisions which is available online: https://www.gov.uk/guidance/flood-risk-
assessments-climate-change-allowances  
 
This has been updated and replaces the September 2013 guidance.  
 
It should be used to help planners, developers and advisors implement the National Planning Policy 
Framework (NPPF)'s policies and practice guidance on flood risk. It will help inform Flood Risk 
Assessments (FRA's) for planning applications, local plans, neighbourhood plans and other projects.  

Fluvial flooding – peak river flows 

Table 1 of the guidance advises that an allowance should be added to ‘peak river flows’ to account for 
‘climate change’ which should be specific to a river basin district catchment. 
 
In Shropshire, Herefordshire, Worcestershire and Gloucestershire area, we would refer you to the relevant 
extract from Table 1 below. This outlines the ‘peak river flows’ within the ‘Severn River Basin District’, and 
specifies the range of percentage allowances to reflect individual development’s lifetime and vulnerability.  
For example, residential would be 100 years (so 2070-2115). 
 
Table 1 Extract  

     
Severn Peak River Flows: Total 
potential change anticipated 

  2015-39   2040-2069  
(less vulnerable) 

  2070-2115  
(more vulnerable) 

Upper end   25%  40%  70%  

Higher central 15% 25%  35% 

Central  10%  20%  25% 
        

Sea Level rise allowances 

Table 3 of the guidance (extract below) indicates that net sea level risk is as follows (updated from the 
2013 version). 

     
Area of England  Allowance 2000 to 2035 

(mm) 
 2036 to 2065 
(mm) 

 2066 to 2095 
(mm) 

 2096 to 2125 
(mm) 

Cumulative rise 
2000 to 2125 
(metres) 

South West Higher central 5.8 (203)  8.8 (264) 11.7 (351)  13.1 (393)  1.21 

South West Upper end 7 (245)  11.4 (342) 16 (480)  18.4 (552)  1.62 

Note - For sites utilising the Severn tidal model the above allowances should be 
considered and applied.  As of August 2020, specific updated flood level data is 
now available for the 2096 to 2125 epoch based upon the Environment Agency's 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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Tidal Severn model within the West Midlands area and will be provided where 
relevant as part of our Request For Information service; contact 
Enquiries_Westmids@environment-agency.gov.uk 

Flood Risk Assessment considerations: 

The design flood (1% flood level fluvial, or 0.5% tidal, plus climate change allowance) should be used to 
inform the sequential test, including appropriate location of built development; consideration of flood risk 
impacts, mitigation/enhancement and ensure ‘safe’ development.  
 
Vulnerability classification 

– Development classed as ‘Essential Infrastructure’ (as defined within Table 2 - Flood Risk Vulnerability 
Classification, Paragraph: 066 Reference ID: 7-066-20140306 of the NPPG) should be designed to the 
‘upper end’ climate change allowance (70%). 

 

– For highly vulnerable or more vulnerable development e.g. housing, the FRA should use the ‘higher 
central’ climate change allowance (35%), as a minimum, to inform built in resilience; but aim to 
incorporate managed adaptive approaches/measures for the ‘upper end’ allowance (70%) where 
feasible.   

 

– For water compatible or less vulnerable development e.g. commercial, the FRA should use the ‘central’ 
climate change allowance (20%), as a minimum, to inform built in resilience; but aim to incorporate 
managed adaptive approaches/measures for the ‘higher central’ allowance (25%) where feasible.     

 

Modelling approach 

– Major Development: 

For ‘major' development (as defined within The Town and Country Planning Development Management 
Procedure (England) Order 2015)*, see definition note below, we would expect a detailed FRA to 
provide an appropriate assessment (hydraulic model) of the 1% with relevant climate change ranges.  

There are two options: 

Scenario 1 - Produce a model and incorporate relevant climate change allowances in Table 1. 

Scenario 2 - Re-run an existing model and incorporate relevant climate change allowances in Table 1. 

 

– Non Major Development: 

For 'non major' development, we would advise that a model is produced or existing model is re-run, 
similar to the above approach (Scenario 1 and 2). This would give a greater degree of certainty on the 
design flood extent to inform a safe development.   

However, for 'non major' development only, in the absence of modelled climate change information it 
may be reasonable to utilise an alternative approach.  To assist applicants and Local Planning 
Authorities we have provided some ‘nominal’ climate change allowances within the 'Table of nominal 
allowances' below. These should be considered as appropriate within any FRA. There are three 
additional options: 

Scenario 3 - Where previous modelled data (for a variety of return periods) is available, you could 
interpolate your own climate change figure (see note iv below). 

Scenario 4 - Where the 1% level is available from an existing model add on the relevant 'nominal 
climate change allowance' provided in the 'Table of nominal allowances' below. 

Scenario 5 - Establish the 1% level, for example using topographical levels (including LiDAR) and 
assessment of watercourse flow and nature and then add on the relevant 'nominal climate change 
allowances' provided in the 'Table of nominal allowances' below. 

mailto:Enquiries_Westmids@environment-agency.gov.uk
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*Note: For definitions of 'major' development see 'Interpretation 2.—(1)', on page 5, at: 
www.legislation.gov.uk/uksi/2015/595/pdfs/uksi_20150595_en.pdf 

 
Table of Nominal Allowances 
 

Watercourse 20% - 25%  35% - 40% 70% 

Upper Severn  

600mm 850mm 1500mm River Wye 

River Teme 

    

River Avon 400mm 600mm 1000mm 

    
 

  

Lower Severn 400mm 600mm 1000mm 

        

Tributaries and 'ordinary 
watercourses'  200mm 300mm 500mm 

 
Notes to above:-  
 
(i) Watercourse definition: 
The "Upper Severn"/"Lower Severn" boundary is taken as Lincomb Weir, Worcestershire (national grid 
reference SO8196869458).  
 
An 'Ordinary Watercourse' is a watercourse that does not form part of a main river. Main Rivers are 
indicated on our Flood Map. You can also check the classification of the watercourse with the LLFA, some 
of which have produced Drainage and Flooding Interactive Maps. 
 
(ii) Where a site is near the confluence of two, or more, watercourses, the FRA should use the larger river 
climate change allowances.  
 
(iii) We may hold more precise information for some of the "tributaries". We would recommend that you 
seek this information from us via a 'pre-planning enquiry/data request', to the email address below. 
 
(iv) We would also recommend that you contact us for our modelled '20%' allowances and associated flow 
data. This is available for some rivers. This data may help inform a more detailed climate change analysis 
(where necessary), including any interpolation of levels or flow to create a 'stage discharge rating' in order 
to estimate the required percentage; or be of assistance to inform 'less vulnerable' or 'water compatible' 
development proposals. 
 
IMPORTANT NOTE 
Please note the nominal climate change allowances are provided as a pragmatic approach, for 
consideration, in the absence of a modelled flood level and the applicant undertaking a detailed model of 
the watercourse.  Use of nominal climate change allowances are not provided/ recommended as a 
preference to detailed modelling and historical data.  
 
The Local Planning Authority may hold data within their Strategic Flood Risk Assessment (SFRA), or any 
future updates, which may help inform the above.   
 
FREEBOARD NOTE   
It is advised that Finished Floor Levels should be set no lower than '600mm' above the 1% river flood level 
plus climate change. Flood proofing techniques might be considered where floor levels cannot be raised 
(where appropriate). This 600mm freeboard takes into account any uncertainties in modelling/flood levels 
and wave action (or storm surge effects). 

http://www.legislation.gov.uk/uksi/2015/595/pdfs/uksi_20150595_en.pdf
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Surface Water 

Table 2 of the guidance also indicates the relevant increases that surface water FRA should consider for 
an increase in peak rainfall intensity. 
 
The following table is for ‘peak rainfall intensity’ allowance in small and urban catchments. Please note 
that surface water (peak rainfall intensity) climate change allowances should be discussed with the 
Lead Local Flood Authority (LLFA). 
 

Peak Rainfall Intensity -  
Applies across all of England  

Total potential 
change anticipated 
for 2010-2039 

Total potential 
change anticipated 
for 2040-2069  

Total potential 
change anticipated 
for 2070-2115 

Upper end  10%  20%  40%  

Central  5%  10%  20%  

 
Note to above:-  
 
For river catchments around or over 5 square kilometres, the peak river flow allowances are appropriate.   
 
Produced by: WestMidsPlanning@environment-agency.gov.uk 
 
West Midlands Area -  
 
Shropshire, Herefordshire, Worcestershire and Gloucestershire Sustainable Places Team. 

mailto:WestMidsPlanning@environment-agency.gov.uk
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Product 4 (Detailed Flood Risk Data) for 35 Worcester 
Street, Gloucester, GL1 3AJ 

Reference number: 194828 
Date of issue: 08 December 2020 
 

Model Information 
The following information and attached maps contain a summary of the modelled information relevant 
to the area of interest. The information provided is based on the best available data as of the date of 
issue. 

 

Model Name Release Date 

Tidal Severn 2007 

Tidal Severn Climate Change Re-run 2020 

River Twyver 2006 

 

Flood Map for Planning (Rivers and Sea) 
The Flood Map for Planning (Rivers and Sea) indicates the area at risk of flooding, assuming no flood 
defences exist, for a flood event with a 0.5% chance of occurring in any year for flooding from the sea, 
or a 1% chance of occurring in any year for fluvial (river) flooding (Flood Zone 3). It also shows the extent 
of the Extreme Flood Outlines (Flood Zone 2) which represents the extent of a flood event with a 0.1% 
chance of occurring in any year, or the highest recorded historic extent if greater. The Flood Zones refer 
to the land at risk of flooding and do not refer to individual properties. It is possible for properties to be 
built at a level above the floodplain but still fall within the risk area.  

The Flood Map only indicates the extent and likelihood of flooding from rivers or the sea. It should also 
be remembered that flooding may occur from other sources such as surface water, sewers, road 
drainage, etc.  

To find out which flood zone a location is in please use: https://flood-map-for-planning.service.gov.uk/  

Definition of flood zones  

 Zone 1 - The area is within the lowest probability of flooding from rivers and the sea, where the 
chance of flooding in any one year is less than 0.1% (i.e. a 1000 to 1 chance). 

 Zone 2 - The area which falls between the extent of a flood with an annual probability of 0.1% 
(i.e. a 1000 to 1 chance) fluvial and tidal, or greatest recorded historic flood, whichever is 
greater, and the extent of a flood with an annual probability of 1% (i.e. a 100 to 1 chance) fluvial 
/ 0.5% (i.e. a 200 to 1 chance) tidal. (Land shown in light blue on the Flood Map). 

https://flood-map-for-planning.service.gov.uk/
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 Zone 3 - The chance of flooding in any one year is greater than or equal to 1% (i.e. a 100 to 1 
chance) for river flooding and greater than or equal to 0.5% (i.e. a 200 to 1 chance) for coastal 
and tidal flooding. 

Note: The Flood Zones shown on the Flood Map for Planning (Rivers and Sea) do not take account of the 
possible impacts of climate change and consequent changes in the future probability of flooding. 
Reference should therefore also be made to the Strategic Flood Risk Assessment when considering 
location and potential future flood risks to developments and land uses. 

Areas Benefitting From Defences  
Where possible we show the areas that benefit from the flood defences, in the event of flooding:  

- from rivers with a 1% (1 in 100) chance in any given year, or; 

- from the sea with a 0.5% (1 in 200) chance in any given year. 

 

If the defences were not there, these areas would flood. Please note that we do not show all areas that 
benefit from flood defences. 

The associated Dataset is available here: https://data.gov.uk/dataset/flood-map-for-planning-rivers-
and-sea-areas-benefiting-from-defences 

https://www.gov.uk/guidance/flood-risk-and-coastal-change#Strategic-Flood-Risk-Assessment-section
https://data.gov.uk/dataset/flood-map-for-planning-rivers-and-sea-areas-benefiting-from-defences
https://data.gov.uk/dataset/flood-map-for-planning-rivers-and-sea-areas-benefiting-from-defences
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Node Data / Modelled Levels 

The attached map will show a selection of 1D model node points near to your site, the fluvial levels for these node points on the 
River Twyver are shown below. 

 

Fluvial Flood Levels (m AOD) 

The modelled levels are given in m AOD (N), m AOD indicates metres Above Ordnance Datum (Newlyn). 

The information is taken from the model referenced above and does not include the updated climate change figures.  

 

   
Annual Exceedance Probability - Maximum Water Levels (m AOD) (defended) 

Node Label Easting Northing 
20% 

(1 in 5) 
10% 

(1 in 10) 
4% 

(1 in 25) 
2% 

(1 in 50) 
1.33% 

(1 in 75) 
1% 

(1 in 100) 

1% 
(1 in 100) 
inc. 20% 

increase in 
inflows 

0.1% 
(1 in 1000) 

C024U 384182 217978 21.48 21.43 21.50 21.54 21.56 21.62 21.62 21.74 

C023 384138 218022 20.46 20.39 20.41 20.47 20.51 20.60 20.61 20.86 

C022D 384130 218025 20.46 20.39 20.41 20.47 20.51 20.60 20.61 20.86 

C020 384108 218039 20.46 20.39 20.41 20.47 20.51 20.59 20.61 20.86 

C019 384080 218053 20.45 20.37 20.39 20.45 20.49 20.54 20.59 20.85 

C016 384053 218066 20.45 20.37 20.39 20.45 20.49 20.54 20.59 20.85 
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A second node point map will show a selection of model node points near to your site for the River Severn, the tidal & fluvial levels 
for these node points are shown below.  

Tidal & Fluvial Flood Levels (m AOD) 

The modelled levels are given in m AOD (N), m AOD indicates metres Above Ordnance Datum (Newlyn). 

The information is taken from the model referenced above and may not include the updated climate change figures.  

   
Annual Exceedance Probability - Maximum Water Levels (m AOD) (defended) 

Node Label Easting Northing 

20% 
Fluvial, 
1.33% 
Tidal 

20%  
Fluvial, 

1% Tidal 

20% 
Fluvial, 

0.5% 
Tidal 

20%  
Fluvial, 

0.5% inc. 

20% 
increase 

in inflows 

20% 
Fluvial, 

0.1% 
Tidal 

1.33%  
Fluvial, 

50% 
Tidal 

1% 
Fluvial, 

50% 
Tidal 

1% Fluvial, 
50% Tidal 

inc. 20% 
increase in 

inflows 

0.5% 
Fluvial, 

50% Tidal 

0.1% 
Fluvial, 

50% Tidal 

LCR09 382915 220679 10.58 10.59 10.61 10.93 10.65 11.13 11.19 11.59 11.33 12.11 

LCR11 382791 220501 10.58 10.59 10.60 10.93 10.65 11.14 11.21 11.54 11.34 12.02 

LCR12 382632 220430 10.57 10.58 10.59 10.93 10.64 11.14 11.20 11.55 11.31 12.00 

LCR14 382219 220230 10.57 10.58 10.60 10.90 10.64 11.08 11.13 11.48 11.26 11.96 

LCR16 382074 219913 10.55 10.56 10.57 10.88 10.61 11.07 11.13 11.49 11.25 11.95 

LCR18 382191 219660 10.42 10.43 10.45 10.74 10.51 10.76 10.80 11.09 10.89 11.41 

PUMPUS 382396 219418 10.47 10.48 10.50 10.83 10.56 10.94 11.00 11.36 11.12 11.84 

PUMPDS 382383 219328 10.40 10.42 10.44 10.75 10.50 10.79 10.84 11.15 10.95 11.51 

WESTUS 382427 219096 10.39 10.40 10.43 10.72 10.49 10.73 10.77 11.08 10.87 11.45 

WESTDS 382400 219010 10.34 10.36 10.38 10.66 10.44 10.60 10.64 10.92 10.72 11.23 

LCR25 382480 218879 10.34 10.36 10.38 10.66 10.44 10.61 10.65 10.94 10.73 11.27 
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Climate Change Scenarios – Maximum Water Levels (m AOD) (defended) 

Node Label Easting Northing 
Fluvial 
2020 
HC 

Tidal 
2020 
HC 

Fluvial 
2020 
UE 

Tidal 
2020 
UE 

Fluvial 
2040 
HC 

Tidal 
2040 
HC 

Fluvial 
2040 
UE 

Tidal 
2040 
UE 

LCR09 382915 220679 11.45 10.62 11.64 10.63 11.64 10.66 11.90 10.67 

LCR11 382791 220501 11.44 10.62 11.59 10.63 11.59 10.65 11.83 10.67 

LCR12 382632 220430 11.42 10.61 11.59 10.62 11.59 10.64 11.82 10.66 

LCR14 382219 220230 11.36 10.62 11.53 10.62 11.53 10.65 11.77 10.66 

LCR16 382074 219913 11.36 10.59 11.53 10.59 11.53 10.62 11.77 10.63 

LCR18 382191 219660 10.98 10.47 11.11 10.48 11.11 10.51 11.28 10.53 

PUMPUS 382396 219418 11.23 10.52 11.39 10.53 11.39 10.56 11.64 10.58 

PUMPDS 382383 219328 11.04 10.46 11.18 10.47 11.18 10.50 11.37 10.52 

WESTUS 382427 219096 10.95 10.45 11.09 10.46 11.09 10.49 11.30 10.51 

WESTDS 382400 219010 10.79 10.41 10.91 10.41 10.91 10.45 11.10 10.47 

LCR25 382480 218879 10.80 10.41 10.93 10.41 10.93 10.45 11.13 10.47 
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Note;  

All Climate Change levels detailed above represent respective high risk events in each instance (i.e. a 1% or 1 in 100 year for fluvial, 0.5% or 1 
in 200 year for tidal). 

HC = Higher Central  UE = Upper End 

   
Climate Change Scenarios – Maximum Water Levels (m AOD) (defended) 

Node Label Easting Northing 
Fluvial 
2070 
HC 

Tidal 
2070 
HC 

Fluvial 
2070 
UE 

Tidal 
2070 
UE 

Fluvial 
2125 
HC 

Tidal 
2125 
HC 

Fluvial 
2125 
UE 

Tidal 
2125 
UE 

LCR09 382915 220679 11.82 10.73 12.40 10.77 11.82 10.92 12.40 11.06 

LCR11 382791 220501 11.75 10.72 12.34 10.76 11.75 10.92 12.34 11.06 

LCR12 382632 220430 11.75 10.72 12.27 10.76 11.75 10.92 12.27 11.07 

LCR14 382219 220230 11.69 10.72 12.22 10.76 11.69 10.91 12.22 11.06 

LCR16 382074 219913 11.70 10.69 12.20 10.73 11.70 10.89 12.20 11.05 

LCR18 382191 219660 11.23 10.60 11.55 10.65 11.23 10.83 11.55 11.01 

PUMPUS 382396 219418 11.56 10.65 12.09 10.70 11.56 10.88 12.09 11.04 

PUMPDS 382383 219328 11.31 10.59 11.67 10.65 11.31 10.83 11.67 11.01 

WESTUS 382427 219096 11.23 10.58 11.61 10.64 11.23 10.83 11.61 11.00 

WESTDS 382400 219010 11.04 10.54 11.36 10.60 11.04 10.79 11.36 10.98 

LCR25 382480 218879 11.07 10.55 11.39 10.60 11.07 10.79 11.39 10.98 
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Modelled Flood Extents 
Available modelled flood outlines produced as part of the detailed modelling have been provided to you 
in GIS format, these show the modelled flood extents. Climate change will increase flood risk due to 
overtopping of defences. 

Please note; There are currently no available GIS layers for the respective Climate Change scenarios for 
the River Severn. 

River Severn:  https://ea.sharefile.com/d-s38674e346cc471f8 

River Twyver:  https://ea.sharefile.com/d-se486f3e71b644859 

  

Climate Change 
The ‘Flood Risk Assessments: Climate Change Allowances’ are published on gov.uk. This is in 
replacement of previous climate change allowances for planning applications. The data provided in this 
product does not include the new allowances. You will need to consider this data and factor in the new 
allowances to demonstrate the development will be safe from flooding. The climate change factors are 
now more complex and a single uplift percentage across England cannot be justified.  

The Environment Agency will incorporate the new allowances into future modelling studies. For now it 
remains the applicant’s responsibility to demonstrate through their proposal and flood risk assessments 
that new developments will be safe in flood risk terms for its lifetime.  

 

Recorded Flood Outlines 
Please find tabulated information below for records of historic flood events. 

Flood Event Date Source of Flooding Cause of Flooding 

March 1947 Main River 
Channel capacity exceeded (no 

raised defences) 

July 2007 Main River 
Channel capacity exceeded (no 

raised defences) 

 

The corresponding recorded flood outline/s can be accessed here: 
https://data.gov.uk/dataset/recorded-flood-outlines1 

 

The Recorded Flood Outlines take into account the presence of defences, structures, and other 
infrastructure where they existed at the time of flooding. It includes flood extents that may have been 
affected by overtopping, breaches or blockages. Any flood extents shown do not necessarily indicate 
that properties were flooded internally. It is also possible that the pattern of flooding in this area has 
changed and that this area would now flood or not flood under different circumstances.  

https://ea.sharefile.com/d-s38674e346cc471f8
https://ea.sharefile.com/d-se486f3e71b644859
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://data.gov.uk/dataset/recorded-flood-outlines1
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Please note that our records are not comprehensive and that the map is an indicative outline of areas 
which have previously flooded, not all properties within this area will have flooded. It is possible that 
other flooding may have occurred that we do not have records for. 

You may also wish to contact your Local Authority or Internal Drainage Board (where relevant), to see if 
they have other relevant local flood information. 

 

Defence Data 
Flood defences do not completely remove the chance of flooding. They can be overtopped by water 
levels which exceed the capacity of the defences.   

If flood defences are located in your area, you can access this data here: 
https://data.gov.uk/dataset/spatial-flood-defences-including-standardised-attributes  

 

Supporting Information 
Surface Water 

Managing the risk of flooding from surface water is the responsibility of Lead Local Flood Authorities. 
The ‘risk of flooding from surface water’ map has been produced by the Environment Agency on behalf 
of government, using Lead Local Flood Authority surface water information. 

You may wish to contact your Local Authority who may be able to provide information on surface water.   

It is not possible to say for certain what the flood risk is but we use the best information available to 
provide an indication so that people can make informed choices about living with or managing the risks. 
The information we supply does not provide an indicator of flood risk at an individual site level.  Further 
information can be found on the Agency’s website: 

https://flood-warning-information.service.gov.uk/long-term-flood-risk/map  

Additional Details 

Further details about the Environment Agency information supplied can be found on the GOV.UK 
website: 

https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather 

If you have requested this information to help inform a development proposal, then you should note the 
information on GOV.UK on the use of Environment Agency Information for Flood Risk Assessments: 

https://www.gov.uk/planning-applications-assessing-flood-risk 
https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-
opinion 
 

https://data.gov.uk/dataset/spatial-flood-defences-including-standardised-attributes
https://flood-warning-information.service.gov.uk/long-term-flood-risk/map
https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
https://www.gov.uk/planning-applications-assessing-flood-risk
https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-opinion
https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-opinion
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1. Introduction 
 

As part of the planning application for a proposed mixed-use 
development (retail & residential) at 35 Worcester Street, it is necessary 
to survey the building to be demolished and areas to be directly affected 
by the proposed development, to establish whether there are any 
protected species currently using the building or any priority habitats 
adjacent to the building. 

 
2. Methodology of Surveys 

The survey of the building & adjacent areas was carried out on the 1st 
June 2021; by Ros Willder MCIEEM & CEnv, Bat Licence number 
CLS03109 & Natasha James, Dormouse license number 2019-43685- 
CLS of Willder Ecology, the weather was sunny. The daytime survey 
began at 10:30 am. 

 
A detailed daytime survey was carried out of the building and any areas 
which would potentially be affected by the proposal. This was done by a 
thorough visual inspection of building using a strong hand- held torch. 

 
In addition, a frequency division bat detector and endoscope were used, 
where appropriate, to enable further detail examination of the walls & 
roof timbers. The area around the building was also surveyed and the 
adjacent habitats assessed. 

 
A pond search was carried out to identify ponds within 250m & 500m of 
the site, the results of which are discussed in Section 4 and shown on 
the Pond Search map is shown in Appendix Three. 

 
A designated site search was also carried out using the MAGIC map 
service from Natural England and the results are discussed in section 4 
and shown in Appendix four. 
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3. Results of Surveys. 
 

Examination of 35 Worcester street. 
 

The building proposed for demolition was previously used as a shop  
with an associated warehouse at the rear but it is now no longer in use. 

 
The main construction for the walls of the building is a mixture of red 
brick, as shown below to the right of the dotted line in figure one  and 
breeze blocks in some areas with traditional stone edging as shown 
over the page in figure two.  
 

 

Figure 1 – 35 Worcester street, eastern elevation street view. 

 
The building has a large, glazed door and glazed shop window front on 
the eastern elevation. The window and door are timber and are well 
sealed. The windows of the second storey are small metal framed 
glazed windows as shown in figure one.  The   single storey warehouse  
part of the  building at the rear  is comprised of  red brick & breeze block 
that has been white washed & a rear roll top garage door as shown in 
figure 2b. 
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Figure 2 - Photo to Show the southern elevation of the building. 
 

From the southern elevation of the two-storey part of the building the 
external bricks are well sealed, and the glazed ornamental stain glass 
stone framed windows are all very well-sealed with limited cracks or 
crevices, but it is partly covered by ivy on this elevation as shown above 
in figure two. The roof of the two-storey part of the building & the single 
storey warehouse part of the building is a mixture of composite roofing 
sheets, asbestos sheets & fiberglass sheets as shown in figures 2a & 
2b. The building is exceptionally well sealed with no direct flight access 
into it for birds or bats as shown below in figure 2b. 

 
Figure 2b – The rear wall of the single storey warehouse
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The interior of the building is naturally well lit throughout by the glazed 
windows at the front of the building. There is electric lighting throughout 
the building as shown in figure three below. The walls are all plastered 
and painted throughout  the ground floor as shown in figure three with 
modern lined ceiling boards on a metal frame as shown in figure four. 

 

Figure three - the interior of the building  

Figure four - the ceiling boards 
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The understory of the roof  upstairs also has modern ceiling boards on a 
false metal frame with water damage from the timber lined roof  as shown 
beneath the ceiling boarding as shown in figures five & six. 

 

 

Figure five - showing the timber lining & ceiling sheets 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure six – the upper storey of the building 
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On the second storey of the building the walls are plastered and painted 
with exception to one area shown in figure seven where the plaster has 
fallen off. The roof is arched as shown in figure six. There is wood 
flooring and electric strip lighting. The windows are all glazed on this 
storey and well-sealed. 
 

 
Figure 7 – showing the glazed window & walls where  plaster that has come off 

 
 

The whole area is naturally well lit from the glazed windows & as the 
false ceiling boards have deteriorated the under side of the timber lined 
roof can be easily examined but there are no dark loft areas in this area 
as so many of the ceiling boards are missing due to water ingress 
damage.  
 
As the floor is raised along a whole section upstairs the underside of the 
roof was possible to be closely examined and there was no evidence of 
use by bats in this area. 
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On the ground floor there are two warehouse sections at the back of the 
building. These sections are metal RSJ framed with brick walls that have 
been white washed. The roof in the first warehouse section is tin roofing 
sheets (as shown in figure 8).  

 
Figure 8 – the first warehouse area on the ground floor 

The second section of warehouse has Perspex sheets interspersed 
within the corrugated composite roofing sheets. There are metal RSJs 
and the bricks have been white washed. The floor in both sections is 
concrete & there is a glazed window at the southern elevation (figure 9). 
 

 
Figure 9 – the second warehouse section 
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There was no evidence of use by bats or birds found in the interior of the 
building, Due to the very high levels of natural and artificial light 
throughout the building this would not be an optimal environment used by 
bats. 
 
There is also a lack of crevices within the external & internal walls. The 
tight-fitting doors and windows as well as the metal roof sheets and 
corrugated composite roof sheets do not offer optimum bat roosting 
habitat due to the wide variation of temperatures that this type of 
covering offers and the lack of cracks and crevices that a tin sheet roof 
provides further reduce the potential access into the roof space by bats. 
There was also no direct flight access for bats or birds into the 
warehouse part of the building. 

 
The area adjacent to the building to be affected by this proposal is 
comprised of a hard standing which provides an extremely limited value 
for wildlife. 
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4. Pond & Data search results & Ecological Assessment  
4.1POND SEARCH 

A pond search was carried out, using the MAGIC map service from 
Natural England, to within a radius of 500m of the 35 Worcester street 
The results of the map-based pond search show there are no ponds 
within 500m. 
The fact that the building at 35 Worcester street to be dismantled is 
surrounded by hard standing & busy main roads & offices in a town center 
makes the likelihood of any amphibians including GCN being on site is 
considered to be negligible. 

 
  

4.2 THE DATA SEARCH 
 

The data search was carried out using the MAGIC Map service from 
Natural England. The search results identified there are no Site of Special 
Scientific Interest (SSSI) and there were no Special Area of Conservation 
(SAC) identified within the search area. 

 
Within the 2km search radius, results showed several Priority Habitats 
within the wider area including:-Coastal Floodplain Grazing Marsh, Wood 
Pasture and Parkland, Traditional Orchard and Deciduous Woodland. 

 
Of the Deciduous Woodland recorded within the search radius, no sites 
were noted as Ancient Semi-natural Woodland, It should also be noted 
that no Priority Habitats were observed or recorded within the proposed 
development Boundary. 

 
The following species were also recorded within the 2km search radius, 
Lapwing, Curlew, Grey Partridge, Yellow Wagtail, Common Pipistrelle, 
and Brown Long Eared. But no other records of European Protected 
Species were found.  
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4.3 Ecological Assessment 
 

The habitats within the building itself and the adjacent areas of hard 
standing have negligible suitability for use by any European protected 
species. The natural light throughout the building, the electric lighting 
together with the unlined corrugated tin/composite & Perspex sheets on 
the roof & the complete lack of available cracks and crevices within the 
building make the building of negligible suitability for use by bats and this 
was confirmed by the complete lack of evidence of use by bats. There was 
no evidence of nesting birds within the building, and this may be due to the 
complete lack of direct flight access into the building. 

 
This proposal for 35 Worcester street will require the building to be 
dismantled and new footings to be dug. The area around is entirely hard 
standing within the red development boundary & currently brightly lit by a 
series of street lights.  

 
There will be no adverse impacts on any amphibians including GCN by this 
proposal as no ponds will be affected by this proposal and there are no 
ponds within 500m of the site, The building is surrounded by hard standing 
and busy roads which provide no cover for GCN and act as physical 
barriers, as such the likelihood of any adverse impacts on GCN is 
considered to be negligible. 

 
Even though there will be no direct impacts on the designated sites or 
European protected species in the area the other consideration would be 
there any secondary impacts such as light spill but because the whole 
building is situated on a main road in a city center surrounded by street 
lights this proposal will not increase the current light levels so there will be 
no secondary impacts on the area. 
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5. Conclusion, Mitigation & Enhancements 

The proposal is limited to dismantling works of the building itself within an 
area of hard standing in well-lit part of a busy town Centre. The building 
and its adjacent areas of hard standing are of limited value to wildlife, as 
such the proposal will not have any adverse effects on the wider area or 
any designated sites or priority habitats or any European protected 
species such as Bats or amphibians or reptiles in the wider area. 

 
The lack of evidence of Bat activity within the building suggests that there 
are no bats currently using the building for roosting; this may be due to the 
high natural light levels due to the Perspex roof windows and the site 
being well-lit from external street lights and the construction being 
comprised primarily of painted bricks and breeze blocks walls which are 
well sealed providing no cracks or crevices and the metal roofing sheets & 
corrugated composite roofing sheets having adverse thermal properties for 
bats. As such it can be concluded that the building has negligible suitability 
for bats. 

 
Even though no evidence of bats was found, and the majority of the 
adjacent habitats are hard standing, a careful precautionary approach to 
works to the roof should be taken so these impacts can be avoided all 
together as detailed in section 5.1 Mitigation (a precautionary approach).  
 
No active bird nests were found throughout the building therefore 
dismantling works do not need to be restricted by timing, but a 
precautionary approach should always be taken during the main bird 
nesting season as small roof areas can be easily colonized by nesting 
birds & as nesting birds  are legally protected as detailed in appendix one 
a precautionary approach should always be taken. 

 
Even though the works are deemed to have minimal impact to the local 
site this does not mean that enhancements cannot be designed to enable 
a clear biodiversity gain for wildlife as part of this proposal see section 5.2. 
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5.1. Mitigation (a precautionary approach) 
 

All persons involved in the dismantling works to the building roof  shall 
receive a detailed 'Toolbox Talk' on Nesting birds &  Bats from Ros 
Willder of Willder Ecology, or a similarly qualified ecologist. 

 
The toolbox talk will cover the following: - 

 
 the full legal protection of Nesting birds & Bats  

 
 the lifecycle of Bats, the identification of Bats and their

potential roosting areas . 
 

 What to do if evidence of either Bats or nesting birds are found during 
works 

 
 
 

Before any works begin the barn shall have a pre-commencement 
check to see if any birds have begun nesting or that there is any new 
evidence of use by bats. If any bats are found all works will cease until 
Natural England has been contacted and way forward agreed which 
may include a license application to permit the works to continue. If any 
active nesting birds are found dismantling works must not commence 
until the young have successfully fledged. 
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5.2 ENHANCEMENTS 
 

Although no bats or birds were found two integral  swift boxes will be 
incorporated into the new building  walls on the side elevation as shown in 
appendix five. 

 
As an enhancement for bats two  integral bat Schwegler boxes will be 
included within the top of the walls to encourage future use of the new 
building by bats as shown in Appendix five. 

 
If all the recommendations are followed no harm will occur to either the 
designated sites or bats or birds and enhanced provision will be made for 
future use by both bats and birds as an overall enhancement for 
biodiversity to the site. 
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APPENDIX ONE LEGAL STATUS OF BATS & BIRDS 
 

LEGAL PROTECTION OF BATS 
 

The Wildlife and Countryside Act 1981 (WCA) transposes into UK law the 
Convention on the Conservation of European Wildlife and Natural Habitats 
(commonly referred to as the ‘Bern Convention’. The 1981 Act has been 
amended several times, most recently by the Countryside and Rights of Way 
[Crow] Act 2000, which added ‘or recklessly’ to S 9 (4)(a) and (b). 
All species of bats are listed on Schedule 5 of the 1981 Act, and are therefore 
subject to the provisions of section 9, which make it an offence to: 

 
 Intentionally kill, injure or take a bat 
 Possess or control any live or dead specimen or anything derived from a 

bat Intentionally or recklessly damage, destroy or obstruct access to any 
structure or place used for shelter or protection by a bat 

 Intentionally or recklessly disturb a bat while it is occupying a structure or 
place which it uses for that purpose 

 
The Conservation of Habitats and Species Regulations 2017 which 
consolidate the Conservation of Habitats and Species Regulations 2010 with 
subsequent amendments. The Regulations transpose Council Directive 
92/43/EEC, on the conservation of natural habitats and of wild fauna and flora 
(EC Habitats Directive), into national law and came into force on 30th November 
2017. 

 
 

All bats listed on Annex IV of the Directive and some are also listed on the 
Annex II. The latter Annex relates to the designation of Special Areas of 
Conservation (SACs) and covers Greater and Lesser Horseshoe bats, 
barbastelle and Bechstein’s bat. 

 
Inclusion on Annex IV (‘European protected species) means that member states 
are required to put in place a system of strict protection as outlined in Article 12; 
this is done through inclusion on Schedule 2 of the Regulations. Regulation 53 
makes it an offence to; 

 
 Deliberately capture or kill a bat Deliberately disturb a bat 
 Damage or destroy a breeding site or resting place of a bat 
 Keep, transport, sell or exchange, or offer for sale or exchange alive or 

dead bat or any part of a bat 
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LEGAL PROTECTION OF BIRDS 
 

The Wildlife and Countryside Act 1981 is the main instrument for the 
protection of wild birds in the law of England, Wales and Scotland. 

 
It protects all wild birdsof whatever species (certain exceptions apply within 
the act). 
Barn Owls are listed on Schedule 1 which gives them special protection. 

 

The act makes it an offence “if any person intentionally- Kills, injures or 

takes (handle)any wild bird; 

 
Takes, damages or destroys the nest of any bird while that nest is in use or 
being built; (barn owls do not ‘build’ a nest but may make a nest scrape) or 

 

Takes or destroys an egg of any wild bird” 
 

It is also an offence “if any persons have in his possession or control- 
 

any live or dead wild bird or any part of, or anything derived from, such a 
bird; or An egg of a wild bird or any part of such an egg” (s 1 (2)). 

 
LEGAL PROTECTION OF AMPHIBIANS AND REPTILES 

 

Reptiles are protected from killing and injury (two species are fully protected, this 
includes, but is not confined to: 

 
Disturbance and deliberate destruction of their habitat) under The Wildlife and 
Countryside Act 1981 (as amended). 

 
The Conservation (Natural habitats &c.) regulations 1994 (the habitats 
Regulations were recently updated by 
The Conservation of Habitats and Species regulations 2017 

 
Amphibians such as Great crested newts are fully protected, including protection 
against: 

 
• Deliberate disturbance 
• Deliberately killing or capturing 
• Deliberately taking or destroying eggs 
• Deliberately damaging or destroying breeding sites and places of shelter. 
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Licensing from Natural England 
 
A Licence simply permits an action that is otherwise unlawful. A licence should 
be applied for if, on the basis of survey information and specialist knowledge, it is 
considered that the proposed activity is reasonably likely to result in an offence 
(killing, breeding site destruction, etc – see above). No licence is required if, on 
balance, the proposed activity is unlikely to result in an offence (this is from the 
great crested newt mitigation guidelines). 
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APPENDIX TWO EXISTING BLOCK PLAN BELOW & ELEVATION 
PLAN OVER THE PAGE 
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APPENDIX THREE POND SEARCH MAP 
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APPENDIX FOUR DESIGNATED SITE SEARCH MAP 
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APPENDIX FIVE PROPOSED ENHANCEMENTS 
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To be positioned within the walls 
 
 
 
 

 
 
 
To be positioned at the top of the wall by the edge of the roof 



ADDITIONAL ECOLOGICAL INFORMATION FOR 35 WORCESTER 
STREET GLOUCESTER GL1 3AJ PLANNING REF 21/00564/FUL BY 
ROS WILLDER MSC, CEnv, MCIEEM OF WILLDER ECOLOGY DATED 
11TH AUGUST 2021 

 

Having been asked by the councils ecologist to carry out a shadow Habitat 
Regulations Assessment to provide information as to whether the 
proposed development will have significant effects on the nearby Natura 
Sites (within 10km).  

This additional ecological  information is provided to include a search for 
all Natura sites within 10km of the proposed site which will include both 
demolition of the existing property & building of the replacement building 
to include 25units within 5 HMOs. 

Natura Sites are defined as Special Areas of Conservation & Special 
Protection areas or RAMSAR, if the proposal will have any impact on any 
of these site a Habitat Regulations Assessment will need to be carried out. 

The original ecological report carried out a designated site search within 
a 2km radius of the site but no SSSI’s were found however the original 
report did not carry out a search for Natura sites within 10km as such this 
has now  been carried out & the results are shown in figure one over the 
page. 

 

NATURA SITES 

The Natura sites were identified within a 10km radius as:- 

WALMORE COMMON Special Protection Area identified as 9.7km away 
from the proposed site 

COTSWOLD BEECHWOODS Special Areas of Conservation identified 
as 7.5km away from the proposed site 

RIVER SEVEN RAMSAR, Special Protection Area  is identified as being 
over 10km away from the proposed site  

To show the different designations of the River seven see the map in 
figure two over the page. 

 



 
Figure one 10km designated site search  

 
Figure two – The River Severn & the Severn Estuary  



As such the nearest Natura site to the proposal is the COTSWOLD 
BEECHWOODS Special Areas of Conservation which is 7.5km away from 
the proposed site. Also, of consideration within the 10km is Walmore 
Common Special Protection Area which is 9.7kms away from the 
proposed site. However, the River Seven RAMSAR & SPA is over 10km 
away so is outside of the area to be considered. 

The potential impacts to be considered are any impacts that could 
adversely affect the status of the Cotswold Beechwoods Special Areas of 
Conservation or Walmore Common Special Protection area. The impacts 
to consider include dust, noise or any other operation that could cause 
pollution to the SAC or SPA.  

However, the proposed site is situated within a town centre & surrounded 
by a built up area & will already be required as part of the planning 
permission to have a condition for a Construction Management Plan which 
will cover in detail the control & therefore the prevention of dust, noise & 
any pollution from the site during both demolition & construction.  

The CMP together with the distance of 7.5km from the Cotswold 
Beechwoods SAC & 9.7km from Walmore Common is sufficient to ensure 
there will be no harm to either of the identified sites. 

In conclusion there will be no harm to any of the identified Natura sites 
within a 10km radius due to the distance form the site & the proposed 
CMP. 

 It is also worth noting that the nearest Local Nature Reserves are Alney 
Island situated 1.5km away & Barnwood Arboretum situated 2.7km away 
& whilst this is considered to be of sufficient distance to the proposal that 
there will be no impacts.  A Construction Environmental Management Plan 
could be conditioned as part of this proposal to ensure that there would 
be no potential impacts to the identified LNR if required by the LPA as an 
additional control mechanism.  
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35 Worcester Street, Gloucester, Gloucestershire 
Archaeological Desk-based Assessment 

 
by  

Report 21/183 

Introduction 

This report is an assessment of the archaeological potential of a parcel of land located at 35 Worcester Street, 

Gloucester, Gloucestershire, SO 83365 18884 (Fig. 1). The project was commissioned by Mr Andrew Case of 

AC Planning Solutions Ltd, 12 Marling Crescent, Stroud, Glos. GL5 4LB on behalf of Heritage Housing 

Developments c/o AC Planning Solutions Ltd, and comprises the first stage of a process to determine the 

presence/absence, extent, character, quality and date of any archaeological remains which may be affected by 

redevelopment of the area.  

Planning permission has been sought from Gloucester City Council (appln. no. 21/00564/FUL) for the 

demolition of the existing buildings and the erection of a new mixed use four-storey building. This assessment 

will accompany the application in order to allow an informed decision to be made regarding the proposal’s 

potential archaeological implications. This is in accordance with the Ministry of Housing, Communities and 

Local Government’s National Planning Policy Framework (NPPF 2021) and the Council’s policies on 

archaeology and the historic environment. A separate report will provide an assessment of the heritage 

significance of the buildings on the site and the proposal’s potential impact on the Conservation Area (Milbank 

2021). 

 

Site description, location and geology 

The site is located on the west side of Worcester Street (Fig. 2), 500m to the north-west of the Gloucester city 

centre. The plot is located at the northern end of the street, with the façade at the east, facing Worcester street, an 

apartment block to the north which incorporates the Grade II Listed remains of the 13th century Tanner’s Hall, 

with the dual carriageway beyond, and to the rear (west), commercial or light industrial buildings on Park Street, 

with a car park which extends to the south of the plot boundary. A site visit conducted on 13th August 2021 as 

part of a recording of the existing buildings showed that it currently consists of a fairly narrow plot occupied 

completely by the three adjoining buildings, comprising the former Methodist chapel at the east, with the 

warehouse garage building at the rear of the plot at the west and a flat roofed section between them. (Pls 1-3). 
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The site lies at approximately 13m above Ordnance Datum and the underlying geology is mapped as Third 

Terrace gravel deposits (BGS viewer) overlying the boundary between Old Red Sandstone and Carboniferous 

Limestone (BGS 1974). 

 

Planning background and development proposals 

Planning permission has been sought from Gloucester City Council (appln. no. 21/00564/FUL) for the 

demolition of the existing buildings and the erection of a new mixed use four-storey building. 

The Ministry of Housing, Communities and Local Government’s National Planning Policy Framework as 

revised in 2021 (NPPF 2021) sets out the framework within which local planning authorities should consider the 

importance of conserving, or enhancing, aspects of the historic environment, within the planning process. It 

requires an applicant for planning consent to provide, as part of any application, sufficient information to enable 

the local planning authority to assess the significance of any heritage assets that may be affected by the proposal. 

The Historic Environment is defined (NPPF 2021, 67) as:  

‘All aspects of the environment resulting from the interaction between people and places through 
time, including all surviving physical remains of past human activity, whether visible, buried or 
submerged, and landscaped and planted or managed flora.’ 
 

Paragraphs 194 and 195 state that  

‘194. In determining applications, local planning authorities should require an applicant to 
describe the significance of any heritage assets affected, including any contribution made by their 
setting. The level of detail should be proportionate to the assets’ importance and no more than is 
sufficient to understand the potential impact of the proposal on their significance. As a minimum 
the relevant historic environment record should have been consulted and the heritage assets 
assessed using appropriate expertise where necessary. Where a site on which development is 
proposed includes or has the potential to include heritage assets with archaeological interest, local 
planning authorities should require developers to submit an appropriate desk-based assessment 
and, where necessary, a field evaluation. 
‘195. Local planning authorities should identify and assess the particular significance of any 
heritage asset that may be affected by a proposal (including by development affecting the setting 
of a heritage asset) taking account of the available evidence and any necessary expertise. They 
should take this assessment into account when considering the impact of a proposal on a heritage 
asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the 
proposal.’ 
 

A ‘heritage asset’ is defined (NPPF 2021, 67) as  

‘A building, monument, site, place, area or landscape identified as having a degree of significance 
meriting consideration in planning decisions, because of its heritage interest. It includes designated 
heritage assets and assets identified by the local planning authority (including local listing).’ 
 

‘Designated heritage asset’ includes (NPPF 2021, 66) any  
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‘World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site, Registered 
Park and Garden, Registered Battlefield or Conservation Area designated under the relevant 
legislation.’ 
 

‘Archaeological interest’ is glossed (NPPF 2021, 65) as follows:  

‘There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence 
of past human activity worthy of expert investigation at some point.’ 
 

Specific guidance on assessing significance and the impact of a proposal is contained in paragraphs 197 to 203: 

‘197. In determining planning applications, local planning authorities should take account of: 
‘a) the desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation; 
‘b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and 
‘c) the desirability of new development making a positive contribution to local character and 
distinctiveness.’ 

‘199. When considering the impact of a proposed development on the significance of a designated 
heritage asset, great weight should be given to the asset’s conservation (and the more important the 
asset, the greater the weight should be). This is irrespective of whether any potential harm amounts 
to substantial harm, total loss or less than substantial harm to its significance. 
‘200. Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or 
destruction, or from development within its setting), should require clear and convincing 
justification. Substantial harm to or loss of:  

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional;  
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, 
registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and 
gardens, and World Heritage Sites, should be wholly exceptional68.  

 

Footnote 68 extends the application of this provision considerably:  

‘Non-designated heritage assets of archaeological interest, which are demonstrably of equivalent 
significance to scheduled monuments, should be considered subject to the policies for designated 
heritage assets.’  
 

‘201. Where a proposed development will lead to substantial harm to (or total loss of significance 
of) a designated heritage asset, local planning authorities should refuse consent, unless it can be 
demonstrated that the substantial harm or total loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss, or all of the following apply:  

‘a) the nature of the heritage asset prevents all reasonable uses of the site; and  
‘b) no viable use of the heritage asset itself can be found in the medium term through 
appropriate marketing that will enable its conservation; and  
‘c) conservation by grant-funding or some form of not for profit, charitable or public 
ownership is demonstrably not possible; and  
‘d) the harm or loss is outweighed by the benefit of bringing the site back into use.  

‘202. Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the proposal 
including, where appropriate, securing its optimum viable use.  
‘203. The effect of an application on the significance of a non-designated heritage asset should be 
taken into account in determining the application. In weighing applications that directly or 
indirectly affect non-designated heritage assets, a balanced judgement will be required having 
regard to the scale of any harm or loss and the significance of the heritage asset.’  
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Paragraph 205 requires local planning authorities to ensure that any loss of heritage assets advances 

understanding, but stresses that advancing understanding is not by itself sufficient reason to permit the loss of 

significance:  

‘205. Local planning authorities should require developers to record and advance understanding of 
the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to 
their importance and the impact, and to make this evidence (and any archive generated) publicly 
accessible. However, the ability to record evidence of our past should not be a factor in deciding 
whether such loss should be permitted.’  
retain paragraphs 206 and 207 only when relevant 

 ‘206. Local planning authorities should look for opportunities for new development within 
Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance 
or better reveal their significance. Proposals that preserve those elements of the setting that make a 
positive contribution to the asset (or which better reveal its significance) should be treated 
favourably.’  
‘207. Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to 
its significance. Loss of a building (or other element) which makes a positive contribution to the 
significance of the Conservation Area or World Heritage Site should be treated either as 
substantial harm under paragraph 200 or less than substantial harm under paragraph 201, as 
appropriate, taking into account the relative significance of the element affected and its 
contribution to the significance of the Conservation Area or World Heritage Site as a whole.’  

 

In determining the potential heritage impact of development proposals, ‘significance’ of an asset is defined 

(NPPF 2021, 71–2) as:  

‘The value of a heritage asset to this and future generations because of its heritage interest. The 
interest may be archaeological, architectural, artistic or historic. Significance derives not only from 
a heritage asset’s physical presence, but also from its setting. For World Heritage Sites, the 
cultural value described within each site’s Statement of Outstanding Universal Value forms part of 
its significance.’ 

while ‘setting’ is defined (NPPF 2021, 71) as:  

‘The surroundings in which a heritage asset is experienced. Its extent is not fixed and may change 
as the asset and its surroundings evolve. Elements of a setting may make a positive or negative 
contribution to the significance of an asset, may affect the ability to appreciate that significance or 
may be neutral.’ 
 

In the case of Scheduled Ancient Monuments, the provisions of the Ancient Monuments and Archaeological 

Areas Act (1979) also apply. Under this legislation, development of any sort on or affecting a Scheduled 

Monument requires the Secretary of State’s Consent.  

 

The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy 2011 – 2031 (adopted December 2017) 

contains the following relevant policy: 

‘Policy SD8: Historic Environment 
‘1.The built, natural and cultural heritage of Gloucester City, Cheltenham town, Tewkesbury town, 
smaller historic settlements and the wider countryside will continue to be valued and promoted for 
their important contribution to local identity, quality of life and the economy. 
‘2.Development should make a positive contribution to local character and distinctiveness, having 
regard to valued and distinctive elements of the historic environment.  
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‘3.Designated and undesignated heritage assets and their settings will be conserved and enhanced 
as appropriate to their significance, and for their important contribution to local character, 
distinctiveness and sense of place. Consideration will also be given to the contribution made by 
heritage assets to supporting sustainable communities and the local economy. Development should 
aim to sustain and enhance the significance of heritage assets and put them to viable uses 
consistent with their conservation whilst improving accessibility where appropriate.  
‘4.Proposals that will secure the future conservation and maintenance of heritage assets and their 
settings that are at risk through neglect, decay or other threats will be encouraged. Proposals that 
will bring vacant or derelict heritage assets back into appropriate use will also be encouraged. 
‘5.Development proposals at Strategic Allocations must have regard to the findings and 
recommendations of the JCS Historic Environment Assessment (or any subsequent revision) 
demonstrating that the potential impacts on heritage assets and appropriate mitigation measures 
have been addressed.’ 

 
The Gloucester City Plan is currently undergoing examination and until the point of adoption local policies 

contained within the second stage City of Gloucester Local Plan 2002 are considered to be a material 

consideration and have significant weight in the decision making process: 

‘Policy BE.30a Control of Redevelopment Within Conservation Areas 
‘Planning permission for development involving the demolition of buildings within Conservation 
Areas will be subject to the imposition of conditions or the negotiation of an obligation under the 
1990 Act to provide that demolition should not take place until a satisfactory form of binding 
contract for the carrying out of works or redevelopment has been entered into.’ 

 
The proposal site lies with conservation area 8: Worcester Street (GCC 2007), noted for its links to the Regency 

period and high number of listed buildings: however while the current site is specifically identified as ‘positive’ 

in terms of its impact on the Conservation Area, no. 35 is also regarded as being ‘at risk’ and its significance and 

meaning as ‘disguised’. Gloucester’s emerging local plan, supported by its Heritage Strategy (GCC 2019) makes 

clear that the whole city is in essence an area of high archaeological potential, so that no one area is specifically 

highlighted as such.  

 
Methodology 

The assessment of the site was carried out by the examination of pre-existing information from a number of 

sources recommended by the Chartered Institute for Archaeologists’ paper Standards in British Archaeology 

covering desk-based studies (CIfA 2020). These sources include historic and modern maps, the Gloucestershire 

Historic Environment Record, geological maps and any relevant publications or reports. 

 

Archaeological background 

General background 

The archaeology of the city of Gloucester has a long history of its own (Rudder 1779; Witts 1883; Atkin 1992; 

Heighway 2006), Historically, the study of the city’s archaeology has tended to be dominated by the Roman 
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town and fort, but medieval and post-medieval aspects have gained more attention in recent decades. In turn this 

medieval archaeology is dominated by the Cathedral (the Castle’s use as a prison into recent times more or less 

ruled out archaeological investigation there).  

The Roman town (Colonia Nervia Glevensium, or Glevensis) began as a fort, or rather two, one at 

Kingsholm being a couple of decades earlier (usually dated to AD49 though it may have been as late as the 60s) 

than the one under the modern city centre (probably AD67/69, maybe a year or two later) (Wacher 1995, 150–

67, remains the most accessible summary). Worcester Street is outside the north-east wall of the Roman fortress 

and colonia. Much less is known of the Iron Age of the area, but it would be fully in keeping with Roman 

practice if the early fort at Kingsholm was on the site of a late Iron Age central place of some importance, and 

there is some evidence for this (Hurst 1985; 2005). The apparently swift relocation to the more impressive site 

(and also better placed for communications) in Gloucester need not detract from this hypothesis, as a very 

similar move happened at Colchester/Gosbecks. The city was on the river Severn, at the lowest point where the 

channel was easily crossed at least in medieval times (though requiring three bridges), and presumably this also 

applied in Roman times. By the AD 90s the fortress had been turned into a colonia for retired veterans of the 

legions, one of four in Britannia, but the least successful, overshadowed by nearby Cirencester which later 

became the provincial capital of Britannia Prima. Before the end of the period there was some settlement 

expansion beyond the roughly 15ha of the walled town, especially to the north and west. 

By the mid-Saxon period, Gloucester was again an important centre and by the 9th century it may have 

been the capital of Mercia, with religious houses and the burial place of kings and saints. Where the original 

monastery of St Peter was is uncertain but it was towards the north-west edge of town, and in 1058 it was moved 

by Bishop Aldred. Much of the rest of the Saxon burh’s layout is also unclear but a least the main lines of the 

Roman street grid survived. Many streets still bear their Saxon names e.g. the nearby Hare Street (Old English 

herstrete) and Alvin Gate (Aelfwyn’s gate).  

The Norman period confirmed the city’s status, with an important early castle, and although not noted 

especially for its wealth (compared to say York or Winchester) it was certainly a major administrative centre and 

the monastery developed into a major Abbey on a grand scale, and in turn attracted other religious houses 

(Heighway and Bryant 1999). By the 13th century there were at least ten parish churches in addition to lesser 

chapels. The city’s layout within its walls and protected by its castle seems to have been well established by the 

early 13th century, with all the major public buildings in place. A major fire in 1223 led to the banning of thatch 
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for roofing, though tile and slate were probably in use before this date: elsewhere in England only substantial 

buildings such as churches would have had tiled roofs at this early date. 

 
Gloucestershire Historic Environment Record  

A search was made on the Gloucestershire Historic Environment Record (HER) on 17th August 2021 for a 

radius of 100m around the proposal site. This revealed 260 entries within the search radius. Excluding entries for 

purely desk-based research, these are summarized as Appendix 1 and their locations are plotted on Figures 1 and 

2: those closest to the site are plotted on Figure 2 (a few appear on both).  

Palaeolithic  

A general entry for stray finds from across the city whose location is not precisely known records the finding of 

a hippopotamus bone thought to date from the Palaeolithic: the location plotted is only generic [Fig. 1: 1]. 

Prehistoric 

There are no HER entries within the study radius that relate to prehistoric sites or finds from any period between 

the Palaeolithic and the Iron Age. 

Iron Age 

There is a record for the finding of a stone spindle whorl [1] attributed to the Iron Age, though the same entry 

also noted an identical object given a medieval date. The only other entry for this period is for the finding of a 

single sherd of pottery that could be late Iron Age or early Roman [2]. 

Roman 

Unsurprisingly, there are numerous records for the Roman period in the area. Virtually all archaeological 

investigations in the study radius which reached the relevant depth (and where the site was not heavily truncated) 

have recorded finds or features from the Roman town [1–10, 14–16, 21, 25, 26, 28, 30–38], while there are 

numerous records for single find spots [1, 4, 11–13, 17–20, 29]. Some of these almost certainly duplicate 

references to the same features. Four sections of the Roman fort or town walls are Scheduled [3], but none of 

these is within close proximity of the site. There are also overall entries for Roman roads heading out of the city 

[21–23], and the internal street grid [24]. Of most immediate relevance for the current site are the lines of the 

Roman roads heading north to Cirencester [23] and north-east to St Albans [22], which met at the Roman town’s 

North Gate, just to the south of the area shown on Figure 2 (Heighway 1983). Metalled surfaces, certainly or 

plausibly Roman, are recorded at several sites in the immediate area [30, 32, 35] and such a location just beyond 

the walls on the line of a main road could be expected to have seen intensive use for extra-mural settlement, 

industry and/or cemeteries. Indeed, two kilns have been excavated just to the north [16]. 



 

8 

For the current application, the key evidence comes from a watching brief and small excavation partly 

within the site itself [7]. A Victorian cellar lay above remains of a Roman timber building of at least four rooms 

and a corridor (Hurst 1974). Although timber framed the building had plaster walls and clay and gravel floors, 

and evidence of destruction and rebuilding. First-century Roman coins and 2nd-century samian pottery provided 

the dating.  

Saxon 

A massive hoard of Saxon coins is reported to have been found in the 18th century but details are scant [1]. No 

other entries refer specifically to the early Medieval (Anglo-Saxon) period but some of the medieval pottery 

noted in the next section may be late Saxon (10th or 11th century) and the town in general was an important 

centre in this period. 

Medieval 

As with the Roman period, medieval finds and features are almost ubiquitous in the search area, and few of the 

many archaeological investigations in the area have failed to locate medieval evidence. That said, much of this 

evidence is very fragmented, from the very nature of watching briefs in small urban areas, and can be difficult to 

interpret (as noted by Heighway 2006). The Cathedral, on the site of the Abbey, is comfortably the dominant 

feature [8]. Parts of the cathedral and several associated buildings are Grade I listed, with others Grade II. 

Multiple watching briefs and building recordings have revealed (and continue to reveal) aspects of this complex. 

Other very important elements include the Infirmary [43] and Abbot’s house [13]. Like their Roman 

predecessors, medieval road surfaces are routinely observed in the area [10, 30, 33, 34, 38, 46] as are building 

remains [13, 34, 36, 37], and other features [25, 26, 27, 30, 35, 46] or stray finds [1, 2, 44, 45, 47, 48]. Early 

evidence for tanning is notable and of particular relevance to the present site adjacent to Tanner’s Hall [28, 32, 

36, 38, 41]. There is also evidence for the elaborate water supply to the Abbey [39], with tanks, sluices and 

culverts, besides fish ponds [2]. The river Twyver was also culverted [49]. Not far to the south is an area 

commonly referred to as the monks’ cemetery [40], where, indeed a watching brief has revealed much human 

bone, though no formal burials. Medieval buildings in the vicinity of Tanner’s Hall have been recorded 

photographically [42]. Tanner’s Hall itself [32] is Listed as a merchants house with 13th-century origins. 

Post-medieval 

Other than medieval buildings which survived in use into the post-medieval periods (such as those in the 

cathedral complex [8, 15, 43]) the major post-medieval entries are for listed buildings, and the Civil War 

defensive works [50]. The latter survive in many places, though none is especially close to the current site. Post-

medieval finds [1, 31, 64] and features [2, 5, 28, 29, 31, 34, 35, 37, 43, 47, 48, 52] again regularly turn up in 
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archaeological investigations: in this instance few of these are of as much significance as earlier features but 

those which are include: the culverted course of the Fullbrook (19th century) [13], tanning pits [16, 32, 36, 38], 

the turnpike road [33], elements of Tanners Hall [36, 38], Great Western Railway (GWR) boundary markers [51, 

67–9], sites of several 19th-century water pumps [55–7], the tram system [63] and the Victorian re-culverting of 

the Twyver [70]. The HER also includes entries for cartographic evidence for 19th-century buildings or 

industries [4, 5, 15, 51].  

The listed buildings (19th-century unless noted) include: King’s School gym within the cathedral complex 

[8]; a coach house, school gym and playground railings [13]; multiple buildings on Pitt Lane listed individually 

or in groups (all 18th century) [48]; Church of St Peter and its presbytery [51]; the Old Tavern [53]; multiple 

buildings on Worcester Street listed individually or in groups (all early 19th century) [59–62]; and the Court of 

Probate [65].  

Modern, undated, negative 

Other than post-medieval buildings which continued in use into the 20th century, modern entries include 

photographic evidence for Second World War defensive features including emergency water supply tanks and  

air raid shelters [48, 71]; the Theatre De Luxe [72] a cinema created by converting the assembly rooms in 1909, 

demolished 50 years later; and a garage [73]. There do not appear to have been any archaeological investigations 

in the area which returned wholly negative results. 

 

Scheduled Ancient Monuments  

Gloucester City Centre abounds in scheduled ancient monuments. However, there are no scheduled monuments 

within the immediate vicinity of the proposal site, though three are present within the slightly wider area, within 

250m of the site. These consist of the Little Cloister, the infirmary arcade and a wall north of the Bishops Palace 

all related to the Cathedral Precincts’ located to the west of the proposal site and separated by buildings along 

Park Street and Pitt Street. Development is unlikely to affect the setting of these monuments. 

The below-ground remains of the Tanners Hall, immediately to the north of the proposal site, were 

formerly a scheduled ancient monument that was de-scheduled 29th July 2015, as its future was considered to be 

better protected by its listed status. 
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Cartographic and documentary sources 

Gloucester’s history is rich and varied and only a very swift summary is attempted here (based primarily on 

VCH 1988; also Lobel and Tann 1969). Gloucester, county town from the late Saxon period, was sometimes 

styled a ‘civitas’ in the 11th and 12th centuries, and later a borough, until incorporated as a city in 1541. From 

1483 to 1662 it was also a county in its own right, separate from Gloucestershire. The place name has a complex 

derivation from Old English ceaster or cæstre (Latin castra, ‘fort or camp’, the OE always refers to a Roman fort 

or fortified town) and Celtic glow (Latin glevum) ‘bright or beautiful place’ (Mills 1998, 151). The tradition that 

a man named Glou was the leader of those who founded the city is baseless back-naming.  

Gloucester appears over a dozen times in Domesday Book (Williams and Martin 2002, 445–73), as many 

individual house plots (and in one case a fishery) within the town were parts of, or the burgesses owed rent to, 

outlying manors. The chief entry is the very long entry for the city itself, the first land listed in the county, and it 

is a complex one, rich in detail (such as indicating that the city appears to use its own system of weights and 

measures; or that 30 houses had been pulled down to make way for the castle and defences). It is difficult to tally 

the population or their resources, however, but both appear considerable: at least 300 burgesses, and maybe 

double that. The other main entry is for the land owned by the Abbey of St Peter (Williams and Martin 2002, 

454), 22 hides (less one virgate) known as Barton and containing Barnwood, Tuffley and Morwent. It had 

belonged to the Abbey before the Conquest when it was worth £8 but by 1086 the value had rocketed to £24. 

The manor owned 9 ploughs and the villagers (42 villans and 21 bordars) had an enormous total of 45. There 

were also 12 slaves. Besides the fishery attached to Thornbury, there was a mill, 120 acres of meadow, and a 

large woodland. The manor owed no royal service or geld, a considerable privilege. Of some note is that the 

Gloucester holdings of St Oswald’s priory (held by the Archbishop of York) by c. 1100 were larger than St 

Peter’s (some 60 tenants compared to 52). 

Medieval Gloucester expanded, despite fires which devastated its main trading streets on several occasions 

in the late 12th century and the early 13th. From the later 12th century suburban growth was recorded on 

monastic land outside the north, east, and south gates and population growth was significant, with a large influx 

of peasants, besides the effect of the Franciscans and Dominicans founding monastic communities in the 1230s 

and the Carmelites in the 1260s (VCH 1988). 

Gloucester's strategic position and significant defences ensured its prominence in the various wars and 

rebellions of the Middle Ages, usually being closely associated with the Crown, and several parliaments also sat 

in Gloucester in the 14th and 15th centuries. Iron-working, clothmaking and the leather trades were the primary 
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focus of the economy, though other trades played a part (among these, the export of wool, and import of Gascon 

wine seem to have featured most prominently, though by the late Middle Ages foreign trade may have become 

more dependent on Bristol). The produce of the many manors serving the Abbey also played a role in the town’s 

and later city’s prosperity.  

Of particular relevance for the current site is leather working. A part of Northgate Street was established as 

the cordwainers' quarter by 1223, and Hare Lane was known as tanners' street in the 1230s. (VCH 1988). In 1327 

the tanner John of Boyfield, was the 13th highest tax-payer at 7s, and two tawyers, paying 5s. each, were also 

fairly prosperous. Four other less wealthy tanners were also listed for the subsidy that year. Other leather 

workers recorded in the mid 13th century, were sheathers, skinners, and beltmakers. 

Gloucester appears to have suffered less than many areas from the Black Death and remained prosperous to 

the end of the Middle Ages, and although perhaps in some decline by the later 15th century relative to earlier, 

this probably only reflected a national trend. The Dissolution’s impact was lessened by the creation of the 

Bishopric in 1541, which allowed the Abbey to remain more or less intact as the new Cathedral. 

The early Post-medieval period saw a decline in the town and there were at least six outbreaks of plague in 

the later 16th century (VCH 1988). Tanning remained one of the few buoyant trades in the city, apparently 

employing about one eighth of the men whose trades are known. During the 17th-century Civil War and 

afterwards Gloucester was renowned as a parliamentary and puritan stronghold, but the war seems to have 

caused another setback for the economy, though perhaps less so than elsewhere, and by the early 18th century it 

seems to have recovered, albeit perhaps with a more localized focus.  

 

A range of Ordnance Survey and other historical maps of the area were consulted at Gloucestershire Record 

Office and online in order to ascertain what activity had been taking place throughout the site’s later history and 

whether this may have affected any possible archaeological deposits within the proposal area (see Appendix 2). 

Modern interpretations of the early layout of Gloucester are available (VCH 1988; Lobel and Tann 1969); 

as these are reconstructions from other evidence, not contemporary maps, they have not been illustrated here. 

The earliest of how the city may have looked c. AD1000 shows the basic road layout, walls and churches along 

with some lines of Roman walls. The proposal site lies outside of the town walls in an area between Hare Lane 

and Lower Northgate Street in the vicinity of the River Twyver. Two modern interpretations of the city layout 

dating to 1465 and c. 1500 show a similar layout but with slightly more detail. The site can not be located any 

more accurately but can be seen to fall within the Ladycroft area and almost certainly within the area of the outer 
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city gates which appear to follow the course of the River Twyver. It lies between Alvin gate, Herestrete (modern 

Hare Lane and Park Street) and Kyngeswaye, and appears to be orchard. A building that may be Tanners Hall is 

also noted. Kyngesweye may form part of the later Worcester Street.  

The earliest contemporary map available is the county map of Christopher Saxton, 1577 (Fig. 3) At this 

scale the location of the site cannot be identified, except to note that Gloucester is prominently depicted. John 

Speed’s county map of 1610–11 includes an inset plan of the city (Fig. 4). The main layout is already 

recognizable, and the site can be located with fair accuracy just within the outer edge of the town, south of the 

convergence of roads that lead to Alvin Gate. It appears to be undeveloped, though it is not clear that this level of 

accuracy should be relied on, and it may include one of the buildings on the east side of what will become Park 

Street. The line of the street assumed to be Worcester Street does not appear to correlate with the former 

Kyngesweye, and this realignment might reflect the culverting of the Twyver. 

Maps from the 1700s (Kip 1712 and Hall and Pinnell 1780, 1796) show the site lying within fields between 

Lower Northgate Street and Hare Lane (not illustrated). An 1805 map by Cole and Roper shows slightly more 

detail in that the area of field could either be laid out as parkland, formal gardens, or an orchard, but otherwise 

there is no other significant change within the approximate location of the site (Fig. 5). 

The later maps of Gloucestershire (Ordnance Survey 1811, Greenwood and Bryant 1824) are at larger 

scales and thus show considerably less detail though it is possible to see that between 1811 and 1824 Worcester 

Street is present with buildings indicated along it.  

The next available map to show the proposal site in detail and the first to locate it specifically is Causton’s 

1843 map of Gloucester (Fig. 6) which shows Worcester Street with a combination of buildings and open plots 

along it. The proposal site lies to the south of Worcester Lawn within a partially built-over area. Two small 

buildings are shown fronting onto Worcester Street with further buildings to the rear. A further building fronts 

onto Hare Lane. The 1852 Health map of Gloucester (Fig. 7) shows the new railway line bisecting Worcester 

Street and the site now includes the Phoenix Inn on Hare Lane, which has a skittle alley to its rear, within the site 

and a terrace on Upper Tanners yard also falls within the site. The frontage of Worcester Street with its two 

small buildings appears unchanged, though it is now clearer that they are in separate plots. A timber yard lies 

immediately to the north. 

The First Edition Ordnance Survey map of 1884 (Fig. 8) is the first to show the Methodist Chapel as 

present with a Sunday School to the rear along with assorted buildings fronting onto Hare Lane. Almost the 

whole of the site is built over. It is unclear if what is now presented as four buildings fronting Hare Lane may 
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Still be The Phoenix, but they occupy the same footprint, and as no other public houses are identified, the 

absence of a notation cannot be conclusive. To the north, Tanners Hall is annotated in the script reserved for 

antiquities. The 1886 map shows no changes (not illustrated). By 1902 (Fig. 9), less detail is shown but the 

chapel has been joined by another building on the Worcester Street Frontage, and there is a larger building to its 

rear. Another minor infill building has been added in the site’s interior by 1923 (not illustrated).  

The map of 1932 shows no change (not illustrated) but by 1936 the site has changed substantially (Fig. 10). 

A large building now occupies the space previously taken by numerous buildings to the north, and covers the 

west end of the site. The centre and east of the site appear to be unaffected (although it is in fact known that the 

Methodist Chapel was rebuilt or at least refronted in the 1930, which highlights that maps do not always tellteh 

whole story of a site’s development).  

The Ordnance Survey maps of 1954 (not illustrated) and 1955 show the buildings in the middle of the site 

have been removed, with two smaller replacements added, and the access to the site from Worcester Street 

slightly modified (Fig. 11). The large building to the north is noted as a ‘garage’, and has been slightly 

remodelled. The part of it within the site is now shown as a separate entity, although apparently on the same 

footprint (or it is perhaps slightly larger). Street numbers appear for the first time on this map, with the 

Worcester Street frontage buildings being nos 35a and 37. More broadly, the whole area has seen extensive 

redevelopment, with garages especially prominent and much old housing stock cleared. Tanners Hall must have 

been wholly built into the garage, which is not apparent from this map. The map of 1955 shows no change. 

Only minor change within the site is depicted on the maps of the early 1970s (Fig. 12 combines sheets from 

1970 and 1972), with a larger open-sided building in the site centre, but a major change nearby is the clearance 

of most of the buildings between Hare Lane and Park Street to create a car park. Between then and the 1980s 

saw more major redevelopment of the general area, including the creation of Black Dog Way, and clearance of 

more buildings along Park Street/Hare Lane, but no change within the site (Fig. 13). In the 1990s, the area’s 

layout was changed again, with Park Street restored to its previous line and width, the car park being more 

clearly separated, but again no sign of change within the site (Fig. 14). The large garage to the north is now 

depicted as separate buildings, but on the same footprint so it is not clear if this is a change of mapping style or 

new buildings. Between 1994 and 2003 (Fig. 2), however, the area north of the site was again thoroughly 

remodelled, with the creation of Gouda Way, and the complete transformation of the building to the north, so 

that Tanners Hall reappears for the first time since the 1950s. Within the site itself this only affected number 37, 

removed.  
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Listed buildings 

As noted above, and summarized in Appendix 1, the area is rich in Listed Buildings, but most of these are well 

away from the site itself and not in positions to be affected by its redevelopment. The exception is Tanners Hall, 

immediately to the north. What remains of this building is currently dilapidated (essentially a ruin) but its 

heritage significance has recently been reviewed and it is still considered worthy of its Listing, if not of 

Scheduling. However, it must be immediately clear that the building derives none of its heritage significance 

from its current setting, which is thoroughly modern, urban, and unrelated to its original setting. The proposed 

redevelopment cannot cause any measurable loss of significance from this heritage asset.  

 

Registered Parks and Gardens; Registered Battlefields  

There are no registered parks and gardens or registered battlefields within close proximity of the site. 

 

Historic Hedgerows  

There are no hedgerows, historic or otherwise, on the site.  

 

Aerial Photographs and LiDAR 

The site areas lies within an urban area which has been developed since before the advent of aerial photography. 

No photographic collections nor LiDAR imagery have therefore been consulted. 

 

Discussion 

There are no designated heritage assets on the site, but it is within a conservation area and adjacent to a Listed 

Building, which are thus in a position to be affected by its development. The current former Methodist chapel 

building on the site is identified as contributing in a positive way to the Conservation Area (GCC 2007) although 

it is clearly not part of the Regency character which gives the Conservation Area its chief interest. The buildings 

in the west of the site make no positive contribution. While there is little prospect of development on the site 

enhancing the heritage significance of adjacent Tanner’s Hall (ruin) there is very real potential to enhance the 

overall contribution that the site makes to the character of the Conservation Area, through sympathetic design. 

It remains therefore to establish if there may be potential for previously unknown heritage assets, that is, 

below-ground archaeological remains. In considering the archaeological potential of the study area, various 
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factors must be taken into account, including previously recorded archaeological sites, previous land-use and 

disturbance and future land-use including the proposed development. 

Virtually all of Gloucester City centre is an area of high archaeological potential (so much so that the use of 

such a designation is considered redundant). Evidence for Roman and Medieval occupation is ubiquitous, and 

the area immediately surrounding this site is no exception. Work previously on the site itself, in clearing the 

Victorian cellar, recorded well-preserved remains of an early Roman timber-framed building (Hurst 1974) and it 

is reasonable to expect further, similar remains to have survived in areas not excavated at that time.  

While it can be easy to assume that multiple phases of building and redevelopment on the site must have 

removed all trace of the archaeological horizons below, in Gloucester’s case this is repeatedly shown to be false, 

as the wealth of survival highlighted in the HER demonstrates. Continuous occupation from Roman times 

onwards has served to raise the ground levels successively, protecting evidence for earlier occupation below 

rather than erasing it. Even where basements are present, there can still be medieval and earlier deposits below. 

Post-medieval remains, however, such as the expected tanning pits, are more liable to have been removed. 

Roman levels have been recorded at around 11m aOD (or 1.3m to 2.2m below modern ground surface) and 

medieval deposits nearby can survive up to a metre above that level. The interim report (which is all that has 

been published) of the 1970s work that partly extended into the current site does not make it clear what level was 

reached, but clearly demonstrated the site’s potential. If parts of the site never contained cellars (as may be the 

case at the west end), archaeological remains might well survive at higher levels.  

Preliminary plans of the proposal do not include basements but detailed foundation layouts were not 

available. It may reasonably be anticipated that new foundations would need to penetrate to archaeologically 

sensitive depths. However it is possible that a foundation design which did not reach these depths could be 

adopted, in which case the proposal would carry no negative archaeological impact, as any archaeological 

remains that might be present would be preserved in situ. 

If it should be the case that such preservation in situ cannot be achieved, in whole or in part, it is likely that 

any consent granted would be subject to a condition requiring archaeological investigations in mitigation. This 

might need to be undertaken in advance of or during the groundworks associated with the new structures, or in 

some combination depending on impact depths. This work would need to be carried out by a competent 

archaeological contractor and would need to conform to a scheme approved by the archaeological adviser to the 

City Council. 
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Executive Summary 
 
Build Energy Ltd has been appointed by UK Demolition & Construction Ltd to prepare a Daylight and Sunlight 
assessment in order to examine the impact of the proposed new building at 35 Worcester Street, Gloucester 
GL1, on the neighbouring properties: Conway House at 31 Worcester Street, and Tanners Hall at 37-39 
Worcester Street. The existing properties have been assessed against criteria from the following guidance: 
 

• Building Research Establishment (BRE) Guide BR209 – ‘Site Layout Planning for Sunlight and 
Daylight: A Guide to Good Practice’ by P J Littlefair (2011) 

 
The results show that there is likely to be a noticeable reduction in available daylight hitting adjacent windows 
to the proposed property, mainly on the first floor of Conway House, and on one bedroom of Tanners Hall.  
 
However, a closer inspection of the internal daylight conditions for Conway House and Tanners Hall indicates 
that the internal daylight levels achieved in the affected spaces, are still above the relevant thresholds set by 
BRE. So even if daylight is impacted, it is still within acceptable limits. 
 
The results also show that there is likely to be a noticeable reduction in sunlight on south facing windows of 
Tanners Hall, but none of the impacted windows belongs to an occupied space. There are no such applicable 
windows to Conway House, so it is omitted from sunlight simulation. 
 
In summary, the proposed building at 35 Worcester Street is not expected to cause a significant impact on the 
visual comfort of occupied spaces of Conway House and Tanners Hall. 
 
Criteria for overshadowing do not apply to the site. 
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Introduction 
 
Background 
Build Energy Ltd has been appointed by UK Demolition & Construction Ltd to prepare a Daylight and Sunlight 
assessment in order to examine the impact of the proposed new development on existing property at 
Worcester Street, Gloucester.  
 
The Building Research Establishment (BRE) sets out good practice daylight and sunlight guidance in BR209 
“Site Layout Planning for Daylight and Sunlight:  a Guide to Good Practice”, 2nd Ed, guidelines and methodology 
for the measurement and assessment of daylight and sunlight within proposed buildings. This document 
states that it is also intended to be used in conjunction with the interior daylight recommendations found 
within the British Standard BS8206-2:2008 and the Applications Manual on Window Design of the Chartered 
Institution of Buildings Services Engineers (CIBSE).  
 
Daylight and sunlight calculations have been carried out in accordance with BR209. 
 
The Nature and Effect of Daylight 
The provision of daylight is as important as ensuring low levels of noise or low levels of odour in maintaining 
the enjoyment of one’s property. Adequate levels of daylight are important not only to light and heat the 
home, but also for an occupant’s emotional well-being.  
 
Daylight is widely accepted to have a positive psychological effect on human beings and there is a great deal 
of evidence to suggest that people who are deprived of daylight are more susceptible to depression and mood 
swings. This is common in northern countries, such as Norway, Iceland, and Canada where daylight is scarce 
during the winter months. 
 
Daylighting Simulation Model 
The building has been modelled using Rhinoceros software version 6 and simulated via Radiance version 5.2, 
which has analytic capabilities in line with the CIBSE AM11 checklist.  
 
Build Energy has proposed the following methodology in order to examine all required parameters: 

• Prepare a 3D model using Rhinoceros version 6 to understand and visualize the existing and the 
proposed scenario and use Radiance version 5.2 to carry out the daylight simulations. 

• Carry out a daylight assessment using the methodologies set out in by BRE and British Standard 
guidelines for diffuse daylight and sunlight conditions to determine the Vertical Sky Component (VSC) 

• Carry out a sunlight assessment using the methodologies set out in by BRE and British Standard 
Guidelines for diffuse daylight and sunlight conditions to determine the Annual Probable Sunlight 
Hours (APSH). 

• Carry out an overshadowing assessment to determine any loss of light to amenity spaces. 
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Description of Development 
Worcester Street is a busy street in Gloucester, a mix of traditional buildings and modern residential and 
commercial blocks. 
 
The owner of Conway House has suggested that a proposed new development at 35 Worcester Street may 
impact daylight to the north facing adjacent windows. 
 
Additionally, there are some south facing windows to Tanners Hall at 37-39 Worcester Street that may be 
affected by the new development1. 
 

 
Figure 1 - The buildings as seen in the software 

  

 
1 NB: elevations and aerial photographs of Tanners Hall are less precise than Conway House, therefore Build 
Energy has been unable to build a model as detailed as Conway House. 

Conway House 

35 Worcester St 

Tanners Hall 
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Methodology – Assessment Criteria 
 
This daylight and sunlight assessment has been carried out in accordance with the methodology outlined in 
BR209. 
 
Prior to assessing the effect of daylight and sunlight, it is important to understand the distinction between 
daylight and sunlight. Daylight is the combination of all direct and diffuse sunlight during the day, whereas 
sunlight is only the direct element. Any space can still be well daylight on an overcast day, with low sunlight. 
 
Particular attention should be taken to developments situated to the south of existing buildings. In the 
northern hemisphere, the primary source of sunlight is the south, while north facing surfaces will receive 
relatively less sunlight. 
 
Table 1 is a summary of the relevant daylight and sunlight criteria. A more detailed explanation of each follows 
below. 
 
Table 1 - Relevant daylight and sunlight criteria 

Parameter Criteria 

Vertical Sky Component (VSC) VSC>27% 

Annual Probable Sunlight Hours (APSH) 
South facing windows > 25% of annual sunlight hours, and >5% of winter hours 
between the 21st of September and the 21st of March. 

Overshadowing >50% of amenity area exposed to >2 hours of sunlight on the 21st of March 

 
Vertical Sky Component (VSC) – Proposed and Existing Developments 
The Vertical Sky Component (VSC) is the measure of available daylight received at a particular window, taken 
from the outer pane. This is the ratio, expressed as a percentage, of the direct illuminance falling on a reference 
point (usually the centre of the window) to the simultaneous horizontal illuminance under an unobstructed 
sky (overcast sky conditions). BR209 recommends that the VSC of a main window should be 27% or greater. 
 
A typical comparison test would consider the VSC of the existing site vs the proposed site. BR209 states that if 
the VSC on the main window of a given room is below 27% and is reduced to less than 80% of its former value, 
occupants of the existing building would notice a reduction in the amount of daylight received. So in summary, 
for the window to fail BRE’s VSC criteria, both of the following points need to be true: 
 

1. Proposed VSC value is below 27% 
2. Proposed VSC value is reduced by more than 20% from the existing VSC value 
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Annual Probable Sunlight Hours (APSH) – Proposed and Existing Developments 
BR209 recommends that the annual probable sunlight hours in south facing main windows for the proposed 
case should be at least 25% of annual sunlight hours, at least 5% of winter hours between the 21st of September 
and the 21st of March the next year and no greater reduction of annual sunlight than 4% of annual probable 
sunlight. If all of the aforementioned conditions are true, occupants of the existing building would notice a 
reduction in the amount of sunlight received. So in summary, for the window to fail BRE’s APSH criteria, all of 
the following points need to be true: 
 

1. Proposed annual APSH is below 25% 
2. Proposed annual APSH has been reduced by more than 20% from the existing annual APSH value 
3. Proposed winter APSH is below 5% 
4. Proposed winter APSH has been reduced by more than 20% from the existing winter APSH value 
5. The annual sunlight reaching the window has been reduced by more than 4% of the annual sunlight 

hours 
 
Overshadowing – Proposed Developments Only 
BRE guidance recommends that for an amenity space to appear sufficiently sunlit throughout the year, at least 
half of the area should receive at least two hours of sunlight on the 21st of March.  
 

Specification for Model 
 
Drawings 
Model geometry has been taken from drawings and site photographs issued by UK Demolition & Construction 
Ltd to Build Energy. 
 
Where possible, geometry is taken directly from drawings, however geometry for any objects not covered by 
the drawings are estimates that cannot be guaranteed to be accurate without a full laser survey. This 
especially applies to Tanners Hall, where although every effort was made to ensure the window placements 
are accurate, not every elevation for the building was fully visible. 
 
Table 2 - Drawings used for model 

Drawing Title Date Revision 

1798-01 Ground & First Floor Plan as Proposed Scale1-100 Size A1 Dec 2021 J 

1798-02 Second & Third Floor Plan as Proposed Scale1-100 Size A1 Dec 2021 K 

1798-05 Block Plan as Proposed Scale 1-500 Size A3 Mar 2021 A 

1798-06 Elevations as Existing Scale1-100 Size A1 Feb 2021 - 

1798-07 Elevations as Existing Scale1-100 Size A1 Feb 2021 - 

 
A site section has also been used to better determine the geometry of the assessed buildings, namely the 
proximity of Tanners Hall to the proposed building. The section is shown on Appendix B.   
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Results 
 
VSC Results 
The VSC assessment confirms that the proposed building at 35 Worcester Street has a noticeable impact on 
VSC for the adjacent properties, both Conway House and Tanners Hall.  
 
Figures 2 to 7 display the VSC results for the assessed buildings. Green indicates passing windows, and red 
indicate failing windows. The first two figures for each building act as a direct comparison of the VSC values 
achieved before and after the proposed development and the third indicates the final compliance of the 
assessed windows against the VSC criteria. 
 
For Conway House, the results show that 10 out of 78 windows were failing the VSC threshold (12.8% fail rate) 
in the existing case whereas this increases to 23 windows (29.5% fail rate) in the proposed case. However, 
following the full guidance for VSC compliance under BRE, only 18 windows fail the final VSC criterion, meaning 
a 23.1% fail rate for Conway House. 
 
For Tanners Hall, the results show that 10 out of 26 windows were failing the VSC criterion (38.5% fail rate) in 
the existing case whereas this increases to 18 windows and a 69.2% fail rate in the proposed case. However, 
following the full guidance for VSC compliance under BRE, only 9 windows fail the final VSC criterion, meaning 
a 34.6% fail rate for Tanners Hall. It should be mentioned though, that only one of these windows belongs to 
an occupied space, which is the Bedroom 2 of Flat 19, located on the 3rd floor. 
 
VSC is a measure of available daylight hitting a space and does not measure how much daylight penetrates 
into a space. This makes VSC useful for assessing the impact of a proposed building on its neighbours, because 
often the interior of the neighbouring buildings are unknown to the design team. However, VSC does not tell 
the full story as it does not take into account the totality of the room types if known. For example, a room that 
experiences a reduction in VSC might still have good daylight if it has a shallow plan or has other windows 
unaffected by the proposed building. 
 
Upon further research, Build Energy has conducted a brief internal daylight assessment on p.12-13. While 
there are a number of assumptions made in the calculation, it shows that the daylight levels achieved in the 
affected spaces, are still above the limits set by BRE for internal daylight levels. This ensures that the occupants 
of these spaces will still experience a well-lit indoor environment. 
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Figure 2 - Conway House VSC results (existing) 

 
 

 
Figure 3 - Conway House VSC results (proposed) 

Conway House 

35 Worcester St 

35 Worcester St 

Conway House 
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Figure 4 – Conway House VSC final compliance (proposed – after all BRE criteria) 

 
 
 

 
Figure 5 - Tanners Hall VSC results (existing) 

 

Tanners Hall 
 

35 Worcester St 

35 Worcester St 

35 Worcester St 

Conway House 
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Figure 6 - Tanners Hall VSC results (proposed) 

 

 
Figure 7 - Tanners Hall VSC final compliance (proposed – after all BRE criteria) 

  

Tanners Hall 
 

35 Worcester St 

Tanners Hall 
 

35 Worcester St 
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Internal daylight assessment 
To determine the extent of daylight reduction on the internal spaces, the client has requested a brief 
assessment2 of the internal daylight provision on the neighbouring rooms. Results are seen in Figures 8 and 9. 
 
It should be noted that the reduction in daylight is limited to just one façade of Conway House. The assessed 
floor of Conway House achieves a 3.4% average daylight factor, which is well above the 2% threshold as set by 
BRE. 
 
Regarding Tanners Hall, the affected Bedroom 2 of Flat 19 on the 3rd floor achieves an average 2.3% daylight 
factor, indicating good daylight provision which also complies with the 1% target of BRE. 
 
Most of the spaces failing VSC and APSH in Tanners Hall are to unoccupied spaces, so the reduction in daylight 
would likely not be noticed by occupants.  
 
 
 

  
Figure 8 - Daylight factor for Conway House 

 
2 Internal reflectance, glazing visible light transmittance, and other factors are assumptions, so this is a 
rough assessment at best. 
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Figure 9 - Daylight factor for Tanners Hall Bedroom 2 of Flat 19 

 
 
APSH Results 
APSH criteria requires that south facing main windows meet annual sunlit hour criteria, e.g. at least 25% of 
annual sunlight hours, and at least 5% of winter hours between the 21st of September and the 21st of March.  

Technically, Conway House has no south facing windows affected by the proposed building, so APSH criteria 
only applies to Tanners Hall. 

Figures 10 to 12 display the APSH results for the assessed buildings. Green indicates passing windows, and red 
indicate failing windows. The first two figures act as a direct comparison of the APSH values achieved before 
and after the proposed development and the third indicates the final compliance of the assessed windows 
against the APSH criteria. 
 
The results show that the proposed building does impact some of the south facing windows at Tanners Hall. 
In the existing case, 6 out of 26 of south facing windows are below the APSH threshold (23% fail rate), 
increasing to 10 (38.5% fail rate) in the proposed case. However, following the full BRE guidance and assessing 
all the necessary criteria, only 3 out of 26 windows in Tanners Hall fail the final APSH criteria, meaning a 11.5% 
fail rate. 

It should be mentioned though, that none out of those 3 failing windows belong to occupied spaces, so there 
is no concern for the impact over the occupants’ visual comfort. There are generally eight windows per floor 
of the Tanners Hall site. Two windows serve staircases, three windows serve hallways, one serves the ensuites, 
and two serve occupied spaces. That is to say only a quarter of the windows serve occupied spaces, therefore 
reductions in sunlight may go unnoticed by occupants in operation.  



 

 

PAGE 14 

 

 
Figure 10 - Tanners Hall APSH results (existing) 

 

 
Figure 11 - Tanners Hall APSH results (proposed) 

 

35 Worcester St 

Tanners Hall 

Tanners Hall 
 

35 Worcester St 
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Figure 12 - Tanners Hall APSH final compliance (proposed – after all BRE criteria) 

 
 
Overshadowing Results 
An overshadowing assessment would typically need to confirm that all assessed windows meet 
overshadowing criteria, e.g., at least 50% of the area receives at least 2 hours of sunlight on the 21st of March. 

None of the neighbouring buildings have any amenity space, with only a parking lot serving the area. 
Overshadowing criteria therefore does not apply. 

  

Tanners Hall 

35 Worcester St 
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Conclusion 
 
The existing buildings, Conway House at 31 Worcester Street and Tanners Hall at 37-39 Worcester Street, have 
been assessed against criteria from the following guidance: 
 

• Building Research Establishment (BRE) Guide BR209 – ‘Site Layout Planning for Sunlight and 
Daylight: A Guide to Good Practice’ by P J Littlefair (2011) 

 
The results show that there is likely to be a noticeable reduction in available daylight hitting adjacent windows 
to the proposed property, mainly on the first floor of Conway House, and on one bedroom of Tanners Hall.  
 
However, a closer inspection of the internal daylight conditions for Conway House and Tanners Hall indicates 
that the internal daylight levels achieved in the affected spaces, are still above the relevant thresholds set by 
BRE. So even if daylight is impacted, it is still within acceptable limits. 
 
The results also show that there is likely to be a noticeable reduction in sunlight on south facing windows of 
Tanners Hall, but none of the impacted windows belongs to an occupied space. There are no such applicable 
windows to Conway House, so it is omitted from sunlight simulation. 
 
In summary, the proposed building at 35 Worcester Street is not expected to cause a significant impact on the 
visual comfort of occupied spaces of Conway House and Tanners Hall. 
 
Criteria for overshadowing do not apply to the site. 
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Appendix A – Window IDs 
 
NB: the surface numbers are automatically assigned by the daylight / sunlight models. These surface numbers 
refer to the walls facing the new development at 35 Worcester Street. 
 

 

 
Figure 13 - Tanners Hall window IDs 

 

 
Figure 14 – Conway House window IDs 
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Figure 15 – Conway House window IDs 
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Appendix B – Site Section 
 

 

 
Figure 16 – Site Section 
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Appendix B – VSC results 
 

Table 3 – VSC results 

Window ID VSC 
existing Status VSC 

proposed Status % 
reduction Status Final Status 

0 38.61 Pass 27.87 Pass 27.8 Fail Pass 

1 38.3 Pass 29.9 Pass 21.9 Fail Pass 

2 37.99 Pass 34.78 Pass 8.4 Pass Pass 

3 34.76 Pass 28.5 Pass 18 Pass Pass 

4 35.14 Pass 33.13 Pass 5.7 Pass Pass 

5 1.79 Fail 4.44 Fail 0 Pass Pass 

6 15.82 Fail 18.48 Fail 0 Pass Pass 

7 26.41 Fail 9.73 Fail 63.2 Fail Fail 

8 26.25 Fail 18.18 Fail 30.7 Fail Fail 

9 30.96 Pass 15.03 Fail 51.5 Fail Fail 

10 31.12 Pass 24.57 Fail 21 Fail Fail 

11 33.07 Pass 25.4 Fail 23.2 Fail Fail 

12 33.04 Pass 18.46 Fail 44.1 Fail Fail 

13 36.98 Pass 11.67 Fail 68.4 Fail Fail 

14 1.97 Fail 4.21 Fail 0 Pass Pass 

17 0.2 Fail 1.74 Fail 0 Pass Pass 

18 11.69 Fail 13.16 Fail 0 Pass Pass 

19 2.2 Fail 4.94 Fail 0 Pass Pass 

20 38.06 Pass 34.42 Pass 9.6 Pass Pass 

21 37.3 Pass 21.6 Fail 42.1 Fail Fail 

22 28.17 Pass 26.52 Fail 5.9 Pass Pass 

23 29.22 Pass 7.51 Fail 74.3 Fail Fail 

24 4.56 Fail 23.19 Fail 0 Pass Pass 

25 5.15 Fail 4.96 Fail 3.7 Pass Pass 

26 31.97 Pass 24.01 Fail 24.9 Fail Fail 

27 26.08 Fail 22.28 Fail 14.6 Pass Pass 

28 23.08 Fail 17.41 Fail 24.6 Fail Fail 

29 30.3 Pass 23.46 Fail 22.6 Fail Fail 

30 33.42 Pass 26.66 Fail 20.2 Fail Fail 

31 34.7 Pass 29.02 Pass 16.4 Pass Pass 

32 35.24 Pass 30.51 Pass 13.4 Pass Pass 

33 35.4 Pass 31.71 Pass 10.4 Pass Pass 

34 35.4 Pass 32.54 Pass 8.1 Pass Pass 
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Window ID VSC 
existing Status VSC 

proposed Status % 
reduction Status Final Status 

35 35.51 Pass 32.86 Pass 7.5 Pass Pass 

36 35.52 Pass 32.81 Pass 7.6 Pass Pass 

37 35.65 Pass 32.39 Pass 9.1 Pass Pass 

38 35.7 Pass 31.42 Pass 12 Pass Pass 

39 35.72 Pass 29.97 Pass 16.1 Pass Pass 

40 33.05 Pass 26.66 Fail 19.3 Pass Pass 

41 38.7 Pass 35.33 Pass 8.7 Pass Pass 

42 38.75 Pass 36.27 Pass 6.4 Pass Pass 

43 38.85 Pass 37.09 Pass 4.5 Pass Pass 

44 38.83 Pass 37.6 Pass 3.2 Pass Pass 

45 38.92 Pass 37.94 Pass 2.5 Pass Pass 

46 38.89 Pass 38.2 Pass 1.8 Pass Pass 

47 38.94 Pass 38.38 Pass 1.4 Pass Pass 

48 38.95 Pass 38.51 Pass 1.1 Pass Pass 

49 38.96 Pass 38.63 Pass 0.8 Pass Pass 

50 38.96 Pass 38.7 Pass 0.7 Pass Pass 

51 39.02 Pass 38.83 Pass 0.5 Pass Pass 

52 39.03 Pass 38.81 Pass 0.6 Pass Pass 

53 38.96 Pass 38.85 Pass 0.3 Pass Pass 

54 38.96 Pass 38.86 Pass 0.3 Pass Pass 

55 23.35 Fail 12.9 Fail 44.8 Fail Fail 

56 19.77 Fail 12.89 Fail 34.8 Fail Fail 

57 17.79 Fail 7.45 Fail 58.1 Fail Fail 

58 22.76 Fail 10.19 Fail 55.2 Fail Fail 

59 26.15 Fail 13.7 Fail 47.6 Fail Fail 

60 27.98 Pass 17.47 Fail 37.6 Fail Fail 

61 29.02 Pass 19.54 Fail 32.7 Fail Fail 

62 29.51 Pass 21.31 Fail 27.8 Fail Fail 

63 29.95 Pass 22.4 Fail 25.2 Fail Fail 

64 30.11 Pass 23.25 Fail 22.8 Fail Fail 

65 30.3 Pass 23.18 Fail 23.5 Fail Fail 

66 30.26 Pass 22.33 Fail 26.2 Fail Fail 

67 29.99 Pass 21.05 Fail 29.8 Fail Fail 

68 28.4 Pass 18.71 Fail 34.1 Fail Fail 

69 21.04 Fail 14.65 Fail 30.4 Fail Fail 

70 37.69 Pass 30.28 Pass 19.7 Pass Pass 

71 37.9 Pass 31.99 Pass 15.6 Pass Pass 
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Window ID VSC 
existing Status VSC 

proposed Status % 
reduction Status Final Status 

72 38.07 Pass 33.45 Pass 12.1 Pass Pass 

73 38.27 Pass 34.71 Pass 9.3 Pass Pass 

74 38.31 Pass 35.67 Pass 6.9 Pass Pass 

75 38.41 Pass 36.35 Pass 5.4 Pass Pass 

76 38.47 Pass 36.87 Pass 4.2 Pass Pass 

77 38.59 Pass 37.19 Pass 3.6 Pass Pass 

78 38.58 Pass 37.59 Pass 2.6 Pass Pass 

79 38.72 Pass 37.82 Pass 2.3 Pass Pass 

80 38.66 Pass 38.03 Pass 1.6 Pass Pass 

81 38.75 Pass 38.19 Pass 1.4 Pass Pass 

82 38.77 Pass 38.32 Pass 1.2 Pass Pass 

83 38.82 Pass 38.39 Pass 1.1 Pass Pass 

84 23.86 Fail 21.21 Fail 11.1 Pass Pass 

85 30.42 Pass 23.26 Fail 23.5 Fail Fail 

86 34.32 Pass 25.57 Fail 25.5 Fail Fail 

87 35.63 Pass 27.75 Pass 22.1 Fail Pass 

88 36.28 Pass 29.61 Pass 18.4 Pass Pass 

89 36.68 Pass 31.24 Pass 14.8 Pass Pass 

90 37 Pass 32.38 Pass 12.5 Pass Pass 

91 37.1 Pass 33.5 Pass 9.7 Pass Pass 

92 37.38 Pass 34.44 Pass 7.9 Pass Pass 

93 37.49 Pass 35.12 Pass 6.3 Pass Pass 

94 37.71 Pass 35.8 Pass 5.1 Pass Pass 

95 37.77 Pass 36.22 Pass 4.1 Pass Pass 

96 37.92 Pass 36.7 Pass 3.2 Pass Pass 

97 38.08 Pass 37 Pass 2.8 Pass Pass 

98 38.12 Pass 37.29 Pass 2.2 Pass Pass 

99 38.28 Pass 37.58 Pass 1.8 Pass Pass 

100 38.34 Pass 37.77 Pass 1.5 Pass Pass 

101 38.4 Pass 37.89 Pass 1.3 Pass Pass 

102 38.42 Pass 38.08 Pass 0.9 Pass Pass 

103 38.46 Pass 38.16 Pass 0.8 Pass Pass 
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Appendix C – APSH results 
 

Table 4 – APSH results 

W
indow

 ID
 

APSH
 annual 

existing (>25%
) 

Status 

APSH
 annual 

proposed (>25%
) 

Status 

reduction 
annually (<20%

) 

Status 

APSH
 w

inter 
existing (>5%

) 

APSH
 w

inter 
proposed (>5%

) 

Status 

reduction w
inter 

(<20%
) 

Status 

hours reduced 
annually (<144) 

Status 

Final Status 

0 80.2 Pass 55.3 Pass 31.1 Fail 37.7 14.4 Pass 61.8 Fail 1098 Fail Pass 

1 80.2 Pass 62 Pass 22.7 Fail 37.7 20.4 Pass 45.9 Fail 801 Fail Pass 

2 80.5 Pass 69.2 Pass 14 Pass 38.1 28.1 Pass 26.2 Fail 497 Fail Pass 

3 63.4 Pass 52.1 Pass 17.9 Pass 32.2 20.8 Pass 35.4 Fail 500 Fail Pass 

4 63.4 Pass 58.1 Pass 8.4 Pass 28.9 23.5 Pass 18.7 Pass 234 Fail Pass 

5 5.1 Fail 3.2 Fail 37.1 Fail 0.6 0.1 Fail 83.3 Fail 83 Pass Pass 

6 35.6 Pass 27.9 Pass 21.5 Fail 1.9 5.4 Pass 0 Pass 337 Fail Pass 

7 42.9 Pass 14.9 Fail 65.2 Fail 18.6 3.5 Fail 81.2 Fail 1233 Fail Fail 

8 42.3 Pass 24.7 Fail 41.5 Fail 16.9 7.4 Pass 56.2 Fail 774 Fail Pass 

9 55.5 Pass 29.5 Pass 46.9 Fail 29.8 8.9 Pass 70.1 Fail 1147 Fail Pass 

10 54.3 Pass 37.3 Pass 31.4 Fail 28.7 15.2 Pass 47 Fail 751 Fail Pass 

11 68.9 Pass 45 Pass 34.7 Fail 26.5 11.9 Pass 55.1 Fail 1054 Fail Pass 

12 69.4 Pass 35.7 Pass 48.6 Fail 26.9 7.8 Pass 71 Fail 1485 Fail Pass 

13 76 Pass 22.1 Fail 71 Fail 33.6 0.2 Fail 99.4 Fail 2380 Fail Fail 

14 4.7 Fail 2.9 Fail 37.7 Fail 0.9 0.3 Fail 66.7 Fail 78 Pass Pass 

17 2 Fail 1 Fail 47.7 Fail 0.6 0.1 Fail 83.3 Fail 42 Pass Pass 

18 32 Pass 23.4 Fail 27 Fail 1.6 3.7 Fail 0 Pass 381 Fail Pass 

19 6.4 Fail 6.8 Fail 0 Pass 1.1 0.5 Fail 54.5 Fail 0 Pass Pass 

20 75.8 Pass 67.5 Pass 10.9 Pass 34.5 26.2 Pass 24.1 Fail 364 Fail Pass 

21 72.4 Pass 44.8 Pass 38.1 Fail 33 6.1 Pass 81.5 Fail 1217 Fail Pass 

22 53.8 Pass 51.3 Pass 4.6 Pass 14.2 18.2 Pass 0 Pass 109 Pass Pass 

23 52.9 Pass 19 Fail 64.1 Fail 16 2.4 Fail 85 Fail 1495 Fail Fail 

24 11.7 Fail 44.3 Pass 0 Pass 0.3 17 Pass 0 Pass 0 Pass Pass 

25 7.9 Fail 14.9 Fail 0 Pass 0 2.4 Fail 100 Fail 0 Pass Pass 
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35 Worcester Street, Gloucester  
Building Recording and Appraisal 

 
by  

Report 21/183b 

Introduction 

This report documents the results of building recording at 35 Worcester Street, Gloucester (NGR SO 8343 1893) 

(Fig. 1). The work was commissioned by Mr Andrew Case of AC Planning Solutions Ltd, 12 Marling Crescent, 

Stroud, Glos. GL5 4LB on behalf of Heritage Housing Developments c/o AC Planning Solutions Ltd. 

Planning consent (21/00564/FUL) has been sought from Gloucester Council for the construction of new 

housing units on the site, following demolition of existing buildings. It is anticipated that any consent gained will 

be subject to a condition relating to archaeology, requiring a programme of archaeological work. Initially, a desk-

based assessment and building recording and appraisal have been carried out, and this report documents the results 

of the building recording and appraisal. 

This is in accordance with The Ministry of Housing. Communities and Local Government’s National 

Planning Policy Framework (NPPF 2019), and the City’s policies on the historic environment. The fieldwork was 

undertaken by Danielle Milbank on the 13th August 2021 and the site code is WSG 21-183. 

The archive is presently held at Thames Valley Archaeological Services, Reading and will be deposited at 

Gloucester City Museum & Art Gallery Museum, and a copy sent to the Historic England Archive in due course. 

 

Location, topography and geology 

The site is located on the west side of Worcester Street (Fig. 2), 500m to the northwest of the Gloucester city centre 

and within the Gloucester conservation area. The plot is located at the northern end of the street, with the façade 

at the east, facing Worcester street, an apartment block to the north which incorporates the Grade II Listed remains 

of the 13th century Tanner’s Hall, with the dual carriageway beyond, and to the rear (west), commercial or light 

industrial buildings on Park Street, with a car park which extends to the south of the plot boundary.  

The site lies at approximately 13m above Ordnance Datum and the underlying geology is mapped as Third Terrace 

gravel deposits (BGS viewer). 
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Historical Background  

The background of the site has been explored in a desk-based assessment (Preston 2021). In summary, the city of 

Gloucester has a rich and significant history, as a Roman town (Colonia Nervia Glevensium, or Glevensi) 

developed from two forts (one thought to be prior to AD60, one in the late AD60’s), perhaps built over an important 

Iron Age location. The area of Worcester Street was located to the north-east city walls. In the Late Saxon period, 

it may have been the capital of Mercia, with some Saxon place names surviving. The Norman period saw the city’s 

status cemented with the Abbey and castle, and it continued to grow in importance as a major administrative centre 

through the medieval period. The HER records a wealth of Roman, Saxon and medieval findspots, features and 

structures, the closest of which (representing several phases of Roman and the same of medieval date) are deposits 

and features found in nearby excavations. It also records the Listed (de-scheduled) extant stonework remains of 

part of a wall of the 13th century Tannery (former merchants house) incorporated into the apartment building to 

the north of the site.  

The proposal site lies with conservation area 8: Worcester Street (GCC 2007), noted for its links to the 

Regency period and high number of listed buildings: however while the current site is specifically identified as 

‘positive’ in terms of its impact on the Conservation Area, no. 35 is also regarded as being ‘at risk’ and its 

significance and meaning as ‘disguised’.     

 

Historic map regression 

A range of cartographic sources were consulted for the desk-based assessment, and the full sequence is illustrated, 

with a selection reproduced here. The site is not shown in detail before the early 1800’s, where the location is 

shown as parkland, formal garden or orchard (Kip 1712, Hall and Pinnell 1780-1796, and Cole and Roper 1805). 

Between these and the 1843 map, the scale of the mapping is such that while Worcester Street is shown, no useful 

level of detail of the buildings can be seen. Causton’s 1843 map shows two small buildings occupying the aera of 

the site at the street front, and a building on Hare Lane on what is now the rear of the plot. This rear of the plot on 

the 1852 map is shown as occupied by the Phoenix Inn, with the middle portion of the site taken up by a skittle 

alley attached to the inn, and part of terraces on Upper Tanner’s Yard which also fall within the site boundary, 

while the street front is unchanged. 

The Methodist Chapel is first shown on the 1884 First Edition Ordnance Survey map (Fig. 3), where it fronts 

Worcester Street, with an attached Sunday School to the rear, at the centre of the plot, aligned to its southern 

boundary. No change is shown on the 1886 map (not illustrated), and the 1902 OS map (not illustrated) shows a 
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small outbuilding on the north-eastern corner but little other change. Little change is shown on the 1932 OS map 

(not illustrated), however by the 1936 map (Fig. 4), the site has been remodelled significantly, with a single large 

building occupying the western end of the plot. Despite no major change indicated at the eastern end of the plot, 

it is clear that the Chapel front elevation was completely replaced during this period.  The 1955 map (Fig. 5) shows 

the front access slightly altered, small buildings in the centre of the site (probably including the Sunday school 

building) no longer shown, and in their place two small outbuildings or lean-to structures on the western end of 

the chapel building, while the workshop building at the west end of the plot is unchanged. The 1970/72 maps show 

the northern of the two central outbuildings present, while the southern has been replaced by a wide building on 

an east-west axis, a dotted line indicating it was open-fronted along its northern elevation. This is shown in the 

same way on the 2003 map; however, aerial photograph coverage of the site (Google earth, accessed September 

2021) shows that at some point before 1999, the yard area between the chapel and the western building was roofed 

to form one large infilling central space (as it currently stands), which is accessed via the chapel at the east and the 

workshop at the west.  

   

Methodology 

The building survey was carried out in accordance with guidelines set out by Historic England for a Level 3 record 

(HE 2016; RCHM(E) 1996). The survey comprised a fully analytical record of the building’s development, a 

comprehensive photographic survey, paying attention to the methods of construction, chronological development 

and alterations, and features of special interest. The building has been recorded photographically using digital 

media which is catalogued (Appendix 1), and the location and orientation of these photographs is shown in plan 

on Figures 6, 7 and 8. The elevations of each side of the buildings are illustrated as Figures 9 and 10, with a section 

through the former chapel (Fig. 11).   

 
Description 

The plot is on an east-southeast by west-northwest axis but will be described throughout this report as orientated 

east-west for ease of reference. The plot is fairly narrow and is occupied completely by the three adjoining 

buildings, comprising the former Methodist chapel at the east, with the workshop building at the rear of the plot at 

the west and a flat roofed section between them. 

 

Exterior   
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The former Methodist Chapel is a tall rectangular building built in brick and stone, divided into two storeys, with 

a roof which is hipped at the east and gable at the west, covered in corrugated steel, presumably replacing (slate?) 

tiles. The adjoining early 20th century buildings filling the western part of the plot comprise two segments, the 

central part brick with a flat (steel?) roof, and at the rear of the plot, the large west workshop built in brick, with a 

pitch roof of corrugated steel. The buildings’ roofs could not be closely examined from the exterior, however what 

was observed of the interior suggests that they are in reasonable condition and no evidence of reroofing of the 20th 

century parts was observed. 

 

East elevation (Street front) 

The front of the former Methodist Chapel faces west and comprises two storeys built in the 1930’s, replacing the 

original Chapel façade (Plate 1). The brickwork is of medium brown red bricks laid to a Flemish bond, with 

occasional darker brown red bricks. The frontage is divided into two sides, with the right side stepped slightly 

back and ‘closer’ bricks at the edge of the left hand side brickwork. At the top of the wall, the parapet is flat, with 

a continuous concrete coping, below which are two rectangular panels of recessed brickwork, a wider panel at the 

left and a smaller one at the right. Below these, at first floor level, the left side of the elevation has four windows, 

arranged as a central pair with one flanking at each side, with a soldier course surround. At the four corners of the 

surround is a small square moulded motif in concrete. The windows each have four wide rectangular lights set one 

above the other, in steel frames, with the top two of each a horizontal hinged louvre type, and the lower two lights 

fixed. 

At the right side of the elevation (Pl. 2), a single window of the same type has six lights (the upper two 

hinged in the same way and the lower four fixed) and extends to the floor level of the first storey. It also has a 

soldier brick surround and square decorative motifs in concrete at the corners. 

The left side of the ground floor has a wide shuttered opening, within a stone (or perhaps concrete) 

surround, painted red. At the top of this is a simple cyma moulded sill, and below, the company’s sign has been 

removed. The shutters are metal (steel), with an arrangement of five by six rectangular lights.  

The right side of the ground floor comprises a front door and a bay, canted at the left and squared at the 

right, under a concrete or stone surround matching the shutter surround (Pl. 3). The surround has the same cyma 

moulded top as on the left, and although the sign had been removed, a painted section above the door (showing 

part of the telephone number) has survived, and above the bay, the mark left from the sign reading ‘tyres service’ 

is faintly visible.  
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The windows on the bay comprise one rectangular pane over the front door, and further panes to the right 

on the bay side and front. Below these, the bay has a single pane on the canted side, and one large pane on the 

front, all in white painted wooden frames. Below these is a small wooden white painted sill, and below, the wall 

is rendered and painted red.  

 

North elevation  

The north elevation could be observed only in part, due to the proximity of the apartment building on the 

plot. At the street front, the brickwork is built to an English bond and at ground floor level forms the return of the 

bay window (Pl. 4), with a concrete edging at the first floor level. This is two segments, the upper set back flush 

with the frontage, and the lower part projecting forwards at the top of the bay window. 

There is a discontinuity in the brickwork between the upper part of the first floor, and the lower part and 

ground floor. The lower part comprises bricks of a brown red colour, notably darker towards the front and top 

courses (probably due to environmental dirt and pollution). A thin band of concrete separates a course of headers 

below and stretchers above. Above the concrete band, the wall is of bricks in a brighter orange red colour, and the 

appearance suggests the upper part of the north wall of the chapel was rebuilt when it was refronted in the 1930’s 

or 1940’s. To the right of this, the wall continues in English bond and the darker brown red brickwork and this 

appears to be the original north external wall of the Chapel building. The wall is stepped back from the front 

portion, and has a window and first floor height and one at ground floor (Pl. 5). The upper window is of 15 

rectangular panes, arranged as a three over three bottom hung casement, surrounded by three panes each side and 

three below. The lower windows are of six rectangular panes in metal frames, with a fairly deep brick reveal and 

a large stone lintel. The lintel of the ground floor window forms the sill of the first floor window. The 2007 desk-

based assessment (Stratford 2007) included notes on a site visit which implied that either the upper or lower 

window is a later alteration, however no conclusive evidence was observed for this at the exterior.  

To the right, the wall has brick buttresses at intervals. Each of these has a pointed stone coping, with a 

simple ovolo moulding at the ridge, and although the condition of the buttress at the west could not be observed 

due to line of sight, the coping on the visible buttress at the east was observed to be in poor condition.    

Where the north elevation of the 20th century warehouse building could be observed, the wall has been 

recently covered with a plastic imitation weatherboard covering in order to improve its appearance, as seen in the 

passageway serving the apartment block. The corner of the building adjacent to the plastic gutter and drainpipe 

has been boxed in, presumably at the same time. 
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West elevation (rear) 

The west elevation comprises the gable end of the single storey warehouse building, with corrugated metal roof 

and white-painted walls of rendered brick with white painted metal at the eaves (Pl. 6). The elevation has a single 

central metal shutter door, with a window to the left, with wooden lintel and sill, which has been boarded up as a 

sign. Above the ground level warehouse building, the upper part of the rear (west) elevation of the chapel is visible. 

This comprises the gable end, which is half-obscured with ivy (Pl. 7). The top of the gable has stone coping, with 

a simple ovolo moulded decoration which is in poor condition with parts missing.  

The brickwork is of English bond, with a stone corbel at each side corresponding to the roof truss. There is a small 

stone pointed trefoil apex window set high in the gable, and below this a large window built in stone at the centre, 

surrounded by a course of soldier bricks. The window comprises a large, broad lancet gothic-style form infilled 

with trefoil and cinqfoil tracery and flowing forms imitating the Decorated gothic style.  

The tracery forming the upper part of the window is intact but in poor condition, with degraded and flaking stone, 

and the lower part of the window is in extremely poor condition, with the stone flaking due to weather damage 

and pieces of the mullions and the sill missing and weathered.  

 

South elevation  

The south elevation at the left comprises the brick side wall of the warehouse building, which has a parapet, with 

a rain gully behind it (Pl. 8). The wall comprises at least eight distinct phases of brickwork, with the majority of 

these not securely datable, as boundary or structure walls on this alignment appear throughout the available 

cartographic sources. The majority of the wall (excluding a breeze block segment at far right-hand side) has four 

upper courses of neat brickwork (A) built to a combination of stretcher bond and header bond, and could be 

tentatively dated to a range at the earliest to the warehouse’s construction in the 1930’s, and to the latest in the 

1950’s or 1960’s based on the character of the brickwork. At the furthest west, the corner of the garage building 

is formed of brickwork (B) which appears to be of earlier date, perhaps late Victorian based on the weathering and 

character, with the possibility that it formed a boundary wall of the 19th century or earlier terraces on Hare Street 

(though this is difficult to prove even with the available mapping). 

An area of infill brick and stonework (C) includes a range of material, in a random uncoursed bond (Pl. 9). This is 

separated into an upper and lower area of infill, with two timber batons dividing them. The upper has roughly-
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faced, weathered pale yellow limestone pieces, combined with bricks of a range of likely dates. Several brick types 

were recorded and broadly categorised, with fragmentary examples of a first type 52mm to 60mm thick, very 

weathered with rounded edges, uneven and probably handmade, perhaps late 16th to 17th century in date, with 

examples of two further broad types, a hard fabric with fine voids, a neat shape and a thickness of 65mm to 68mm 

(probable 18th or early 19th century date), and a type 70mm thick, in a harder dense fabric and even, sharp form, 

with likely dates in the later 19th century. Here, several large clinkers (vitrified bricks) were also included. The 

lower area of infill has a thick coating of render (probably early 20th century in date). Beneath this, further 

limestone blocks and brickwork are visible, in a hard greyish mortar, with a small area of what appears to be more 

recent brickwork and repointing.   

 

The position of some of the likely 19th century bricks at the base of this part of the wall suggests that it is a large 

area of repair, reusing material from the previous centuries. It is possible that the stone was derived from the rubble 

of demolished medieval buildings on or near the site, and it appears very unlikely that any of the stonework 

represents in situ parts of an extant structure of medieval date, however a large part of the wall has a thick coat of 

modern (20th century) render, which obscures details of the wall’s construction.  

 

To the east of this, a strip of render obscures the join between this and a fourth area of brickwork (D) which shares 

characteristics with section B at the west. Built to a stretcher bond with occasional headers as in English Cross, 

the bricks are a light orange red, slightly soft, with many examples sintered or blown, and with poor condition lime 

mortar in places, repointed in places with a poorly-matched grey cement mortar. The buttress at its right appears 

to be part of this phase, with the upper part of the buttress refinished as a later phase. It is likely to be of Victorian 

or perhaps earlier date and appears to be part of an earlier wall, possibly that of one of the several outbuildings 

shown on the 19th century mapping of the site. It remains unclear which, if any, of the buildings formerly 

occupying the central part of the site could have survived to be incorporated, however in terms of its physical 

relationship to the brickwork around it and the type and finish of the bricks, it does appear to predate the majority 

of the brickwork of this elevation. 

 

To the east of this, a section of brickwork from the ground to mid height is formed of fairly neat bricks of likely 

19th century date, which is distinguished from the adjacent brickwork by the deeper red colour of the bricks, and 

the poor condition of the mortar. It is likely that the upper few courses are a sub-phase in terms of being a repair 
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or rebuilding. The upper course of this is of header soldier bricks, and above this course (which is likely to have 

served as a coping course to a section of external boundary or yard wall), brickwork A (the 1930’s to 1950’s 

remodelling) continues in a stretcher bond. Further east (Pl. 10), the wall is set back by one brick length and an 

area of repair at the edge is evident. This area (E) is not keyed into the brickwork to the left and appears from the 

finish to be a second area of 19th century (perhaps even earlier) boundary wall, with an irregular bond. To the east 

of this, a later section of wall (F) in contrasting brickwork of greyish red, neat (later?) 20th century bricks built to 

a Sussex (Flemish Garden Wall) bond. Butting this on its east is the last phase of the wall (G), comprising grey 

breeze block construction which butts the adjoining building (number 33) at the furthest east extent. 

 

Interior 

The former Chapel is divided at the west into two rooms by a glazed partition, of mid 20th century date (Pls. 11 

and 12), with the north room at a slightly higher level than the south, with a small step down. Over the north room 

and the rear part of the entrance area is a suspended polystyrene ceiling, with the south room open to a high plaster 

ceiling with later 20th century light fittings. The floors (where seen) are of concrete, covered with carpet and wood 

laminate, and the walls are painted and plastered. The portion of the room at the east is slightly wider and would 

have served as the entrance lobby to the chapel.  

To the rear, the room narrows slightly, and a staircase (likely to be later 20th century date) formed of timber treads 

on a steel frame leads from a slightly left of centre position westwards up to the inserted mezzanine and first floor 

(Pl. 13). To the south of the staircase, the panels have been removed from the underside of the mezzanine floor, 

showing its steel construction.  

To the rear of this, the main ground floor space of the former chapel has rectangular section columns built around 

the steel supports for the upper floor (Pl. 14). Along the north side, the space has been divided by (later 20th 

century) partitions which form a wide booth and three small rooms (Pl. 15). At the rear of the main ground floor 

chapel space, the surviving upper part of the chapel’s rear wall is visible, in bricks built to a variation of English 

Garden Wall bond, and appears to be original but could not be closely examined.  The area beneath the flat roof is 

single-storey open space with the underside of the corrugated roof visible along with the steel roof structure, which 

is supported on a steel joist inserted into the chapel rear wall (Pl. 16). Behind this, the presence of a second joist 

suggests the rear wall was opened up prior to the roofing of the central segment of the site.   

At the rear of the space, a late 20th century handrail separates this level from the lower level workshop floor. At 

the south, two wide steps lead down from the higher to the lower level (Pl. 17), with exposed 20th century 
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brickwork at the south, comprising stretcher b. Here, the roof truss is supported on a rectangular-section column 

which is of steel and is corroded, and appears to predate the further supporting columns to the north.  

The west workshop comprises one large rectangular space (Pl. 18), open to the corrugated ceiling, with 

skylight windows. The floor is concrete and there are plywood panels and ad hoc racking formed with planks in 

several locations around the walls, obscuring the brickwork, which is thickly painted. At the west end, there is a 

metal shutter door, in front of which a wide glazed porch. At the northwest corner of the space, a small platform 

with angled sides has been constructed of timber (Pl. 19), presumably for storage, and is reached by a ladder. The 

platform is fixed to the upper part of the north and west walls, and rests on a bracket which is in poor condition, 

and the structure appears to be very precarious.  

 

Upper floors  

The staircase located in the former ground floor of the chapel leads up towards the rear (Pl. 20), to the upper storey, 

which was originally open to the wood panelled roof, with a late 20th century inserted ceiling of polystyrene tiles. 

Several of the tiles have been removed, allowing part of the roof structure to be observed. The six roof trusses each 

comprise an open arch brace truss, with through purlins and the curved arches jointed with splayed and tabled 

scarf joints with abutments (Pl. 21), riveted to the principal rafters. Each has a collar with a pair of curved V-struts 

to the principal rafters (Pl. 22). The arch braces have chamfers with plain stops, and are supported on small corbels 

with step, torus and cavetto moulding. Parts of the arch braces adjacent to the wall are in poor condition, 

presumably as a result of water damage. Steel tie rods are aligned north-south and appear to be fixed to the collars. 

The large Gothic-style arched window at the west (described in detail on the exterior) is in poor condition, 

with the limestone weathered and very friable in places, with parts of the mullions and sill recently broken off (Pl. 

23). Areas of plaster have been damaged and removed, and the wooden window moulding (of likely later 20th 

century date) has been removed in places. Although the stained glass towards the top of this window may be 

original, several of the lower lights appear to be 20th century replacements.  

Windows at the north include one blocked window with a pointed segmental arched head, and two square 

headed 20th century metal-framed windows of nine rectangular panes, which may be originals (Pl. 24).  

Along the south side, there are two surviving windows, one at the west and one at the centre of the wall 

s are metal framed rectangular windows of three over three lights, under pointed segmental arches (Pl. 25) which 

have a double row of soldier headers over each, observed where a large area of the plaster is missing (Pl. 26). A 

third window at the east is likely to have existed but has been blocked and plastered over.  



 

10 

There are two sets of windows at the east, part of the late 1930’s refronting. These are a small single 

window at the north (Pl. 27) and a triple window at the south as described at the exterior (Pl. 28), with a central 

arrangement of eight over eight wide rectangular panes, flanked by a window of four panes (two as a bottom hung 

casement over two fixed panes). A recent plywood partition divides the window centrally into two sides, one 

within the small (changing room) space created by the partition. 

  

The floor at the west end comprises floorboards, not likely to be original but perhaps early 20th century, based on 

their condition and the position of this level within the building, bisecting the windows. At the east, the upper floor 

is separated into two further gallery levels, with a set of three timber stairs up to the east to the first level, and from 

this, a further flight of four timber stairs leading from the first level up towards the south, to a second level (Pl. 

29). The fronts of these (facing west) are both wood panelled, with the first level front glazed, containing a room 

which is currently inaccessible.  The first level gallery has a simple balustrade of square-cut timber, which at the 

right has two of the baluster posts extending downwards, presumably for the attachment of a board or for other 

fittings. Where the short flight of steps leads up to the east, the head of a blocked doorway can be seen in the 

woodwork under the steps. This may be the location of the original staircase up from the Chapel lobby, and would 

have required a half-landing and further flight to give access to these upper levels.  

  The second level gallery is reached from the first via a short flight of four stairs and also has a wooden handrail 

(Pl. 30), which is of the same simple style as the first gallery level. These appear to be of the same black painted 

timber as the roof trusses and there is no clear sign that they are not original. 

 

Appraisal  

The former chapel and associated buildings have been examined and recorded, and their significance assessed 

based on the evidence observed.  

Chapel 

In terms of date and phasing, the Chapel was built in the later 19th century, with the Victorian Gothic architectural 

style and (formerly) gable-fronted orientation both suggestive of the period 1860-1880. It comprises one main 

episode of building, with no features which point specifically to modifications in the immediate period after it was 

built.  

In the 20th century, the building was then substantially altered, with its entire front replaced in the episode of 

remodelling in the 1930’s when it was adapted for commercial use, and with the back wall at ground floor level 
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almost completely removed during this or a later phase of remodelling. The replacing and bricking up of windows 

and the insertion of the main upper floor (with a certain amount of interior remodelling, the addition of a staircase) 

is also likely to have been carried out during this phase. Following this, further alterations comprised modernisation 

of fittings and fixtures (such as lighting), and the insertion of the suspended polystyrene ceiling.  

It appears likely that the construction of ground floor rooms and cubicle represents a late 20th century phase, 

perhaps also including the replacement of the staircase. The partition was then added in the upper gallery to form 

a changing room within the vintage clothes market which most recently occupied the former chapel. 

Overall, despite the alterations to the interior and façade, some parts of the historic building fabric remain 

which merit preservation, either physically or by record. Internally, the gallery levels, windows and roof structure 

are the most characteristic and significant features, though not remarkable or unusual. The condition of the 

windows is variable, in some cases very poor, and the extent of damage to the west elevation arched window is 

severe. The roof trusses are the building’s most striking original feature, and the elements which could be observed 

via missing tiles in the suspended ceiling appear to vary in condition from reasonable to poor, with the presence 

of steel tie rods perhaps indicating poor overall stability.   

The external walls, including the buttresses, and the west window with tracery and stained glass, are features of 

merit, and would contribute positively to the setting if they were more visible, however views of the chapel 

building are occluded on all sides, and the west window can only be seen from a very limited vantage point on 

Gouda Way.  

 

Workshop buildings  

The phasing of the buildings to the rear includes several episodes of rebuilding and alteration, most of which attest 

to the development of the site in the 20th century. Neither the west workshop nor the central building can be 

described as a heritage asset, as even their early to mid 20th century character has been altered by their reuse over 

several decades.  

However, there does appear to be one or more earlier phases evident in the southern boundary wall which 

stands as the workshop southern elevation. The section of the southern wall west end which incorporates a range 

of materials including earlier brick and clinker is difficult to date. While some elements are of an almost certain 

pre-19th century date, the date of this idiosyncratic area of construction is unclear, as is the reason for using such 

a haphazard range of materials. If it does represent a surviving part of an earlier wall incorporated into the 

workshop wall in the 1930’s, it would still represent an unusual feature, however the warehouse was built between 
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the 1930’s and 1950’s, and it is certainly possible that this section of masonry dates to the 20th century and no 

earlier. 

The segment of brickwork to the east of that may be earlier in date than the Chapel based on the 

characteristics of the bricks and the wall’s alignment, however it is again difficult to determine its date. The 

cartographic evidence is not conclusive, though the alignment of the wall could correspond either to the Phoenix 

Inn’s south wall, or the adjacent north elevation of the terraces fronting Hare Street. The variety of historic phases 

and styles present in a short stretch of wall is relatively unusual, though this does not confer significance from a 

heritage point of view, and overall its loss would not greatly affect the setting.  

 
 
Conclusion 

The Chapel can be considered a reasonable example of its type, however the characteristics which confer heritage 

significance have been much altered over the course of the 20th century, and are now masked by the development 

which surrounds the building. Although local scarcity should be considered as there are relatively few chapels in 

Gloucester in comparison to the industrial towns and cities where Methodism was most successful in this period, 

this should be balanced against the incompleteness and poor condition of this example. The building warrants 

preservation, either via adaptive re-use, which may not be feasible depending on the structural condition, or 

preservation by record, via the report presented here and its accompanying photographic and drawn archive. 

Similarly, it would be preferable if possible to preserve the unusual southern boundary wall, especially the 

western half. If this cannot be achieved, further investigation via a watching brief on its demolition would enable 

more detail of its construction and possible dating and phasing, and again preserve the structure by record.  
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APPENDIX 1: Photographic Catalogue 
 

 
 
 
 

TVAS Photographic Catalogue 
  

Digital Other format   Site Code WSG21-183 
x    Accession No.  
  
  

Cat. No. Comments (Ext/Int, floor, room, detail, description) 
 Scales Location Direction Description 
1  Exterior N Façade oblique 
2  Exterior W Façade [Plate 1] 
3  Exterior SW Façade oblique 
4  Exterior W North elevation oblique [Pl. 4] 
5  Exterior W North elevation oblique [Pl. 5] 
6  Exterior N Façade oblique [Pl. 3] 
7  Exterior W Façade first floor window [Pl. 2] 
8  Exterior S West elevation oblique 

8b  Exterior S West elevation oblique 
9  Exterior E West elevation workshop 

9b  Exterior E West elevation workshop 
10  Exterior ESE West elevation workshop and chapel oblique [Pl. 6] 
11  Exterior ESE West elevation and chapel close 
11a  Exterior ESE West elevation and chapel close [Pl. 7] 
11b  Exterior ESE West elevation and chapel close 
12  Exterior ENE West and south elevations [Pl. 8] 
13  Exterior E South elevation oblique 
14  Exterior N South elevation, west end 
15  Exterior N South elevation, east end [Pl. 10] 
16  Exterior N South elevation, east end detail [Pl. 9] 
17  Exterior N South elevation, east – middle detail 
18  Exterior NE Chapel west elevation 

18b  Exterior NE Chapel west elevation 
19  Exterior WNW South elevation oblique 
20  Exterior WNW South elevation west end oblique 
21  Exterior N South elevation, east end detail 
22  Exterior N South elevation, east end detail 
23  Interior W Ground floor, former chapel front north [Pl. 11] 
24  Interior SW Ground floor, former chapel front north 
25  Interior S Ground floor, former chapel front north 
26  Interior N Ground floor, former chapel north  
27  Interior E Ground floor, former chapel front south 

28  Interior W Ground floor, former chapel with suspended ceiling 
[Pl. 12] 

29  Interior N Ground floor, former chapel front partition 
30  Interior W Ground floor, former chapel stairs [Pl. 13] 

30b  Interior W Ground floor, former chapel stairs 
31  Interior W Ground floor, former chapel south side 
32  Interior W Ground floor, former chapel north side 
33  Interior W Ground floor, former chapel into workshops [Pl. 14] 
34  Interior N Ground floor, former chapel rear room 
35  Interior N Ground floor, former chapel booth [Pl. 15] 
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TVAS Photographic Catalogue 
  

Digital Other format   Site Code WSG21-183 
x    Accession No.  
  
  

Cat. No. Comments (Ext/Int, floor, room, detail, description) 
35b  Interior N Ground floor, former chapel booth  
36  Interior S Ground floor, former chapel south side debris 

36b  Interior S Ground floor, former chapel south side debris 
37  Interior S Ground floor, former chapel south side debris 

38  Interior E Ground floor, former chapel from central workshop 
[Pl. 16] 

38b  Interior E Ground floor, former chapel from central workshop 

39  Interior E Ground floor, former chapel rear room from central 
workshop 

40  Interior W Ground floor, central workshop [Pl. 18] 
41  Interior W Ground floor, rear workshop doors  
42  Interior S Ground floor, south workshop wall 
43  Interior S Ground floor, south workshop wall 
44  Interior S Ground floor, south workshop wall 
45  Interior N Ground floor, north workshop wall 
46  Interior N Ground floor, north workshop wall 
47  Interior N Ground floor, north workshop wall [Pl. 19] 
48  Interior E Ground floor, west and central workshop 
49  Interior SE Ground floor, steps to central workshop [Pl. 17] 

49b  Interior SE Ground floor, steps to central workshop 
50  Interior W Staircase to upper floor 
51  Interior W Chapel upper floor rear [Pl. 20] 

51b  Interior W Chapel upper floor rear 
52  Interior SE Chapel upper floor rear southwest  
53  Interior NW Chapel upper floor rear northwest 
54  Interior N Chapel upper floor rear north wall [Pl. 24] 
55  Interior S Chapel upper floor rear south wall [Pl. 25] 
56  Interior NW Chapel upper floor window 

56b  Interior NW Chapel upper floor window 
57  Interior SW Chapel upper floor window 

57b  Interior SW Chapel upper floor window 
58  Interior S Chapel upper floor rear south wall window [Pl. 26] 
59  Interior SW Chapel upper floor, roof truss and corbel 
60  Interior NW Chapel upper floor north wall oblique 
61  Interior N Chapel upper floor north wall window 
62  Interior ENE Chapel upper floor first gallery [Pl. 29] 
63  Interior ESE Chapel upper floor galleries 
64  Interior N Chapel upper floor north wall window 
65  Interior NE Chapel upper floor east wall window [Pl. 27] 
66  Interior NW Chapel upper floor north wall roof trusses 
67  Interior SW Chapel upper floor with galleries [Pl. 30] 
68  Interior S Chapel upper floor second gallery 
69  Interior S Chapel upper floor second gallery steps 
70  Interior S Chapel upper floor second gallery front 
71  Interior SE Chapel upper floor second gallery partition 
71a  Interior   

72  Interior SW Chapel upper floor second gallery showing roof 
trusses 

73  Interior E Chapel upper floor east window 
73a  Interior   



 

15 

TVAS Photographic Catalogue 
  

Digital Other format   Site Code WSG21-183 
x    Accession No.  
  
  

Cat. No. Comments (Ext/Int, floor, room, detail, description) 
74  Interior SE Chapel upper floor east window oblique [Pl. 28] 
75  Interior E Chapel upper floor east window  

76  Interior W Chapel upper floor second gallery and suspended 
ceiling 

77  Interior SW Chapel upper floor second gallery, detail of roof truss 

78  Interior SW Chapel upper floor second gallery, detail of roof truss 
joint [Pl. 21] 

79  Interior W Chapel upper floor second gallery, detail of roof truss 

80  Interior NW Chapel upper floor second gallery, detail of roof truss 
[Pl. 22] 

81  Interior NW Chapel upper floor second gallery, detail of roof truss 
82  Interior NW Chapel upper floor second gallery, detail of roof truss 
83  Interior NW Chapel upper floor second gallery, detail of roof truss 
84  Interior W Chapel upper floor window detail, left 
     
     

85  Interior W Chapel upper floor window detail, centre [Pl. 23] 
86  Interior W Chapel upper floor window detail, right 
86a  Interior   
87  Interior SW Chapel upper floor south window detail 
88  Exterior S Chapel upper floor south window, looking down 

89  Exterior E Chapel upper floor view of buttress from south 
window  

90  Exterior W Chapel upper floor view of buttress from south 
window 

91  Exterior W Chapel upper floor view of buttress from south 
window 

92  Exterior W Chapel upper floor view of buttress from south 
window, looking up 
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Figure 2. Plan of Site.
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Figure 10. North and South elevations.
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Figure 11. Cross sections.
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Figure 3. Ordnance Survey map, 1884.
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Figure 4. Ordnance Survey map, 1936.
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Figure 5. Ordnance Survey map, 1954.
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Figure 6. Exterior photo locations.
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Figure 7. Ground Floor photo locations.
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Figure 8. Upper Floor photo locations.
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Figure 9. West and East elevations.
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Plate 1. Facade, looking W Plate 2. Façade first floor window looking W

Plate 3. Façade oblique, looking N Plate 4. North elevation oblique, looking W
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Plate 5. North elevation oblique, looking W Plate 6. West elevation workshop and chapel oblique, 
looking ESE

Plate 7. West elevation and chapel close, looking ESE Plate 8. West and south elevations, looking ENE
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Plate 9. South elevation, east end detail, looking N Plate 10. South elevation, east end, looking N

Plate 11. Ground floor, former chapel front north, looking 
W

Plate 12. Ground floor, former chapel with suspended 
ceiling , looking W
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Plate 13. Ground floor, former chapel stairs, looking W Plate 14. Ground floor, former chapel into workshops, 
looking W

Plate 15. Ground floor, former chapel booth, looking N Plate 16. Ground floor, former chapel from central 
workshop, looking E
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Plate 17. Ground floor, steps to central workshop, looking 
SE

Plate 18. Ground floor, central workshop, looking W

Plate 19. Ground floor, north workshop wall, looking N Plate 20. Chapel upper floor rear, looking W
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Plate 21. Chapel upper floor second gallery, detail of roof 
truss joint, looking SW

Plate 22. Chapel upper floor second gallery, detail of roof 
truss, looking NW

Plate 23. Chapel upper floor window detail, centre, look-
ing W

Plate 24. Chapel upper floor rear north wall, looking N
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Plate 25. Chapel upper floor rear south wall, looking S Plate 26. Chapel upper floor rear south wall window, 
looking S

Plate 27. Chapel upper floor east wall window, looking NE Plate 28. Chapel upper floor east window oblique, looking 
SE
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Plate 29. Chapel upper floor first gallery, looking ENE

Plate 30. Chapel upper floor with galleries, 
looking SW
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                                     TIME CHART

             Calendar Years

Modern        AD 1901

Victorian        AD 1837

Post Medieval         AD 1500

Medieval        AD 1066

Saxon         AD 410

Roman         AD 43
         AD 0 BC
Iron Age        750 BC

Bronze Age: Late       1300 BC

Bronze Age: Middle       1700 BC

Bronze Age: Early       2100 BC

Neolithic: Late       3300 BC

Neolithic: Early       4300 BC

Mesolithic: Late       6000 BC

Mesolithic: Early       10000 BC

Palaeolithic: Upper       30000 BC

Palaeolithic: Middle       70000 BC

Palaeolithic: Lower       2,000,000 BC
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1.0 INTRODUCTION 

Aran Acoustics has been appointed to carry out an environmental noise assessment for a proposed 

mixed use development at 30 Worcester Street, Gloucester.  

 

The purpose of this assessment is to determine any appropriate noise control measures to protect 

the future occupants against noise ingress from the local environment. Such to undertake this 

assessment, environmental noise surveying was carried out at the site on 26 November 2020.  

 

A review of the requirements of the building façade has then been provided, such to enable 

compliance with guidance given within BS8233:2014 ‘Guidance on sound insulation and noise 

reduction for buildings’.  

 

This report therefore describes the noise survey and its results. Section 4.0 provides the results of 

the noise survey. Section 5.0 provides a review of current legislation applicable to this type of 

development. Section 6.0 provides an assessment of internal noise levels in accordance with 

guidelines set out in BS8233.  
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2.0 SITE DESCRIPTION 

The proposed site for development is located at 30 Worcester Street in Gloucester. The scheme 

includes the retention of the existing building including a ground floor commercial unit and 

extension of the upper levels to form residential flats.  

 

The site is located next to the junction of Worcester Street and Gouda Way/Black Dog Way in the 

centre of Gloucester. Worcester Street contain a mixture of commercial and residential properties 

with residential flats directly opposite the site and a new build residential development to the north 

overlooking Gouda Way. The site extends to the rear onto Park Street with a car park directly south. 

Park Street was seen to carry a low volume of traffic at the time of surveying.  

 

A train line carrying a mixture of passenger and freight runs to the north of the site along Black Dog 

Way and is elevated above street level with trains passing approximately every 10 minutes. Black 

Dog way is a main thoroughfare through Gloucester was seen to carry a moderately high volume of 

road traffic. 

 

A subjective noise assessment on site determined that the predominant noise sources to affect the 

proposed development is noise from road traffic on Black Dog Way and Worcester Street to a lesser 

extent. Noise from passing trains was also noticeable. The car park to the rear of site was not busy 

at the time of surveying which is considered due to current Covid-19 restrictions however noise 

levels will need to be considered within the assessment.  

 

Temporary construction works was in operation on the residential development site directly north 

at the time of surveying. The majority of external works was taking place to the rear.  

 

Figure 2.1 below shows a location map and aerial photo of the site and surrounding area. 

 

  

Figure 2.1 - Location map and aerial photo of proposed site 
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3.0 NOISE SURVEY 

An environmental noise survey was carried out between Thursday 26 and Friday 27 November 2020. 

The survey incorporated both day and night time measurements. 

 

3.1 Microphone Location 

A fixed noise monitor was placed at first floor level on the front façade of the building overlooking 

the junction of Worcester Street and Black Dog Way. The microphone extended approximately 1.5m 

from the façade with a direct line of sight to passing road and rail traffic. Noise levels measured at 

this location are considered representative of worst case to impact the front façade of the proposed 

residential dwellings.  

 

Attended noise measurements were carried out to the rear of the development however due to 

temporary construction works on the adjacent site it was not possible obtain relevant noise data.  

 

A site plan showing the microphone location is provided in Appendix A. Site photos of the 

measurement positions are provided in Appendix B. 

 

3.2 Measurement Equipment 

The following measurement equipment was used, which complies with the performance 

specifications for Class 1 devices in accordance with BS EN 61672-1:2003. 

 

Table 3.1 - Measurement equipment used on site 

The meter was calibrated before and after the noise survey where no significant deviations were 

found.  The meter was set to measure consecutive ‘A’ weighted 10- minute time samples.  

 

3.3 Weather Conditions 

The weather was fine and dry for the duration of the survey. Wind speed remained below 2 m/s. 

The temperature range was approximately 8 - 12 ⁰C. 

 

The weather conditions were seen as suitable for environmental noise surveying in accordance with 

BS 7445-1:2003 ‘Description and measurement of environmental noise’. 

 

 

Name Serial Number Last Calibrated Calibration 
Due 

Norsonic Precision Sound Analyser Type 140 1404425 Sept 2020 Sept 2022 

Norsonic Type 1209 Pre-amplifier 13231 Sept 2020 Sept 2022 

Norsonic Type 1225 Microphone 128783 Sept 2020 Sept 2022 

Norsonic Type 1251 Calibrator 32994 Sept 2020 Sept 2021 
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4.0 NOISE SURVEY RESULTS 

The noise levels measured at the fixed measurement position are shown in the Figure 4.1 below. 

The full set of acoustic data measured on site is available upon request.  

 

4.1 Measured Noise Levels 

 

Figure 4.1 – Noise levels measured at site 

The following table provides a summary of noise levels measured at the fixed measurement position 

including the logarithmically averaged equivalent noise level LAeq; and maximum noise level, LAmax 

for both the day and night time periods. 

 

Time Period 
Average Noise Level 

LAeq, dB 

Maximum Noise Level 

LAeq, dB 

Daytime LAeq,16 Hour between 07:00 – 23:00 hours 68 - 

Night time LAeq,8 Hour between 23:00 – 07:00 hours 59 86 

Table 4.1 – Summary of measured noise levels 

Based on the measured noise levels, further calculations have been carried out to determine 

internal noise levels within the proposed residential dwellings. Details of noise break in calculations 

are provided within Section 6.0 of this report. 
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4.2 Car Park Noise Levels 

Due to current construction works on the adjacent site and Covid-19 restriction it was not possible 

to collect relevant noise data from the car park to the rear of site. We have therefore used data 

previously collected on a similar site next to a large car park which is considered representative of 

noise levels to impact the proposed site for development. The following figure shows noise data 

from a large car parking area next to a busy road during a 24-hour period.  

 

 

Figure 4.2 – Car Park Noise levels 

The following table provides a summary of car park noise levels measured at the fixed measurement 

position including the logarithmically averaged equivalent noise level LAeq; and maximum noise level, 

LAmax for both the day and night time periods. 

 

Time Period 
Average Noise Level 

LAeq, dB 

Maximum Noise Level 

LAeq, dB 

Daytime LAeq,16 Hour between 07:00 – 23:00 hours 64 - 

Night time LAeq,8 Hour between 23:00 – 07:00 hours 58 75 

Table 4.2 – Summary of measured Car Park noise levels 
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5.0 GUIDANCE DOCUMENTATION – NOISE CONTROL 

The section above provides a summary of the noise levels on site. The purpose of this section is to 

provide a summary of guidance documentation relating to this development. 

 

5.1 National Planning Policy Framework 

In March 2012 the Government published the National Planning Policy Framework (NPPF) which 

sets out the Government's planning policies for England and how these are expected to be applied.  

 

The Framework replaced many of the Planning Policy documents including Planning Policy Guidance 

24: Planning and Noise that provided guidance on the control of noise to sensitive developments 

which may be affected by noise and vice versa. The NPPF provides a framework within which local 

people and their council can produce their own distinctive local and neighbourhood plans, which 

reflect the needs and priorities of their communities. 

 

With regards to noise, the Framework states that ‘Planning policies and decisions should aim to: 

• avoid noise from giving rise to significant adverse impacts27 on health and quality of life as a 

result of new development; 

• mitigate and reduce to a minimum other adverse impacts27 on health and quality of life 

arising from noise from new development, including through the use of conditions; 

• recognise that development will often create some noise and existing businesses wanting to 

develop in continuance of their business should not have unreasonable restrictions put on 

them because of changes in nearby land uses since they were established;28 and 

• identify and protect areas of tranquillity which have remained relatively undisturbed by 

noise and are prized for their recreational and amenity value for this reason. 

 

27 See Explanatory Note to the Noise Policy Statement for England (Department for the Environment, Food and Rural 

Affairs). 
28 Subject to the provisions of the Environmental Protection Act 1990 and other relevant law. 

 

With regards to ‘adverse impacts’ and ‘significant adverse impacts’ the NPPF does make reference 

to The Noise Policy Statement for England, published by Defra in March 2010.  

 

5.2 Noise Policy Statement for England 

The aim of the Noise Policy Statement for England (NPSE) is to provide clarity regarding current 

policies and practices to enable noise management decisions to be made within the wider context, 

at the most appropriate level, in a cost-effective manner and in a timely fashion. The NPSE applies 

to all forms of noise including environmental noise, neighbour noise and neighbourhood noise.  

 

Noise Policy Vision: Promote good health and a good quality of life through the effective 

management of noise within the context of Government policy on sustainable development. 
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Noise Policy Aims: Through the effective management and control of environmental, neighbour and 

neighbourhood noise within the context of Government policy on sustainable development:  

• avoid significant adverse impacts on health and quality of life;  

• mitigate and minimise adverse impacts on health and quality of life; and  

• where possible, contribute to the improvement of health and quality of life  

The NPSE explanatory note provides further guidance on ‘adverse’ and ‘significant adverse’ impacts 

as follows: 

• NOEL - No Observed Effect Level: the level below which no effect can be detected. Below 

this level there is no detectable effect on health and quality of life due to noise; 

• LOAEL - Lowest Observable Adverse Effect Level: the level above which adverse effects on 

health and quality of life can be detected; 

• SOAEL - Significant Observed Adverse Effect Level: the level above which significant adverse 

effects on health and quality of life occur. 

The NPSE states that: it is not possible to have a single objective noise-based measure that defines 

SOAEL that is applicable to all sources of noise in all situations.  Consequently, the SOAEL is likely to 

be different for different noise sources, for different receptors and at different times. 

 

It can be concluded that the NPPF and NPSE define the concepts for the various levels of effect from 

noise however do not provide specific values. It is seen that it is up to the discretion of the Local 

Planning Authority to decide on what is deemed acceptable taking into account the specific 

circumstances for the proposed development. 

 

5.3 World Health Organisation Guidelines 

The World Health Organisation (WHO) document ‘Guidelines for Community Noise’ 1999 provides 

guidance to local authorities and professionals trying to protect people from the harmful effects of 

noise in non-industrial environments. Section 4 of the document provides guideline values with 

regards to specific environments and effects. The WHO document states the following:  

 

In dwellings, the critical effects of noise are on sleep, annoyance and speech interference. To avoid 

sleep disturbance, indoor guideline values for bedrooms are 30 dB LAeq for continuous noise and 45 

dB LAmax for single sound events. Lower levels may be annoying, depending on the nature of the 

noise source.   

 

WHO guidelines are typically adopted and applied to various noise sources with the criteria that 

indoor ambient noise levels in bedrooms at night does not exceed 30 dB LAeq and individual noise 

events should not normally exceed 45 dB LAFmax. For indoor areas during the daytime, noise levels 

should not generally exceed 35 dB LAeq. 
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5.4 British Standard 8233:2014 

BS8233:2014 ‘Guidance for sound insulation and noise reduction for buildings’ provides information 

on the design of buildings that have internal acoustic environments appropriate to their functions. 

It provides guidance on the control of noise from outside the building, noise from plant and services 

within it, and room acoustics for non-critical situations.  

 

BS8233 provides a range of internal noise levels within unoccupied spaces depending on the 

buildings use. BS8233 states that for bedrooms at night, it is desirable that the indoor ambient noise 

level does not exceed 30 dB LAeq. For living rooms during the daytime, indoor ambient noise levels 

should not generally exceed 35 dB LAeq.  

 

BS8233:2014 advises that: Regular individual noise events can cause sleep disturbance. A guideline 

value may be set in terms of SEL or LAmax,F depending on the character and number of events per 

night. Sporadic noise events could require separate values. 

 

5.5 Summary of Guidance Documentation and Conclusion 

The Noise Policy Statement for England does not provide any specific guidance on noise levels for 

residential developments however there are a number of documents that provide guideline values.  

 

It is proposed that the noise level criteria within the WHO Guidelines 1999 and BS8233:2014 are 

adopted. These noise level targets have been imposed upon similar developments and are seen as 

suitable design targets where disturbance to future habitants are unlikely. These target noise level 

values are tabulated within the table below. 

 

 

Habitable Space Time Period Noise Level Target 

Sleeping (night) 23:00 – 07:00 hours 30 dB LAeq 8hr / 45 dB LAFmax 

Resting / Sleeping (day) 07:00 – 23:00 hours 35 dB LAeq 16hr 

Table 5.1 - Proposed noise level targets 

Based on the measured noise levels on site, Section 6.0 of this report provides details on noise 

control methods to meet with WHO Guidelines 1999 and BS8233:2014 criteria.   
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6.0 BS8233 FAÇADE ASSESSMENT 

To determine internal noise levels, an indicative façade noise break-in assessment has been 

undertaken in accordance with the method given within BS8233:2014 for both day and night time 

noise levels. As the development is in the early design stage, exact room and window sizes have not 

been determined therefore we have used typical window and rooms sizes. Further calculation 

should be carried out when all dimensions have been fully determined.  

 

Sample calculations are shown in Appendix C and use the noise levels given within Tables 4.1 along 

with spectral data measured on site.  

 

6.1 External Envelope Construction 

Noise ingress calculations have been carried out for both living rooms during the daytime period 

and bedrooms during the night time period. It is understood the solid element of the façade is 

formed from brick/block cavity wall construction with internal plasterboard wall lining. 

 

Calculations show that to achieve a reasonable internal acoustic environment in habitable rooms as 

specified within BS 8233, the building envelope constructions should be selected to meet the sound 

reduction values Rw, presented in Table 6.1. INSUL data sheets are provided in Appendix D. 

 

Building Element Sound Insulation 
Rw 

Example Construction 

Brick/Block Cavity Wall 54 
100mm Brick/Block cavity wall with insulation and internal 

plasterboard lining 

Roof 57 
Pitched tile roof / 200mm joists / 100mm mineral wool 

insulation/ 12.5mm plasterboard ceiling 

Table 6.1 - Building envelope sound insulation performance requirements 

 

6.2 Glazing Specification 

Calculations show that double glazing to all habitable rooms should match or exceed the SRI values 

within Table 6.2.  

   

 Octave Band Centre Frequency, dB  

Building Element 125 Hz 250 Hz 500 Hz 1.0 K Hz 2.0 K Hz 4.0 K Hz Rw 

Double Glazing1 30 25 35 43 40 54 36 

Table 6.2 - Minimum SRI for double glazing to habitable rooms 

The SRI values in Table 6.2 can be achieved using a sealed double glazed unit containing 4mm glass 

with 12mm air gap and 8mm glass. 

 
1 Data based on laboratory tested SRI values provided by Saint Gobain Glass 
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The SRI values in Table 6.2 above are based on a sealed double glazed system. The overall 

performance of the units is not only dependent on the glazing configuration. Window seals should 

be fitted correctly with no air gaps and the frame been fully sealed into the aperture when closed. 

 

Note that the glazing specifications within this report are for guidance only. Alternative products to 

those used in Aran Acoustics calculations may achieve a similar level of sound reduction however 

this should be verified by the manufacturer.  

 

6.3 Ventilation 

It is generally accepted that a partially open window provides 10 – 15 dB attenuation from external 

noise sources. Where external noise levels are 15 dB higher than the internal noise target, openable 

windows should generally be avoided for ventilation purposes.  

 

Based on the measured results it is seen that external noise levels exceed BS8233 criteria for 

openable windows therefore alternative means of ventilation should be provided. 

 

Where a passive ventilation system is incorporated into the design, it is advised that ventilators are 

acoustically treated. Ventilation openings to habitable rooms on each façade of the buildings should 

match or exceed the minimum sound reduction values set out in the Table 6.3. 

 

 Octave Band Centre Frequency, dB  

Specification 125 Hz 250 Hz 500 Hz 1.0 K Hz 2.0 K Hz 4.0 K Hz Dne,w 

Acoustic Trickle Vent2 33 39 44 49 50 53 47 

Table 6.3 - Minimum Sound reduction for acoustic trickle vents 

The values provided in Table 6.3 are based on a maximum of one ventilator per room. Where 

additional vents are used, an allowance should be made for the increased number of openings. This 

is calculated using the equation 10*log(N) where N represents the number of additional vents. All 

other openings through the façade to habitable rooms should be suitably sealed. For further 

information please contact Aran Acoustics. 

 

Based on the above specifications the expected internal noise level criteria are expected to be met. 

A full review of the sound reduction of the building envelope and ventilation systems should be 

undertaken at a time when comprehensive details of the scheme have been developed.   

 

6.4 Maximum Internal Noise Levels 

For a reasonable standard in bedrooms at night, the World Health Organisation document 

‘Guidelines for Community Noise’ advises that individual noise events should not normally exceed 

 
2 Data based on Dne,w values provided for a Renson AK40 acoustic trickle vent 
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45 dB LAmax. Based on a maximum internal noise level of 45 dB LAmax and a double glazing 

specification that achieves 34 dB Rw for road traffic, it is seen that external noise levels should not 

regularly exceed 79 dB LAmax during the night time period.  

 

Analysis of results shows that the external noise level did exceed 79 dB LAmax on three occasions 

during the night time period which is not considered regular enough to cause disturbance. 
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7.0 SUMMARY 

A noise survey was carried out at the site of a proposed residential development located at 35 

Worcester Street, Gloucester on 26 October 2020.   

  

To determine internal noise levels, an indicative façade noise break-in assessment has been 

undertaken in accordance with the method given within BS8233:2014 for both day and night time 

noise levels.  

 

To comply with the internal noise level criteria given in BS8233:2014, a suitable glazing system 

should be installed on all facades of the building that match or exceed the sound reduction values 

provided in Table 6.2 above.  

 

Background ventilation can be achieved using acoustic trickle vents which match or exceed the 

sound reduction values within Table 6.3.  
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APPENDIX A – SITE PLANS 
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APPENDIX B – SITE PHOTOS 
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APPENDIX C – CALCULATION SHEETS 

 
 

30 Worcester St: Front Living (Day) Room Ref: Living 1

BS8233 Facade Noise Break In Calculation 125 250 500 1000 2000 4000 dBA

Average External Noise Level - Leq 65.5 64.0 62.2 64.2 61.6 53.5 67.8

Maximum External Noise Level - Lmax 6.3

Safety Tolerance 3 dB 3.0 3.0 3.0 3.0 3.0 3.0

Correction Factors

Microphone Freefield Correction K 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Distance Correction L2 = L1 - 10*log(D1/D2) 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Barrier Correction Ab = 10 log10 ( D + d ) dB 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Angle of View Correction Av = 10 log( θ/180 ) 180 0.0 0.0 0.0 0.0 0.0 0.0

Noise Level at Façade 68.5 67.0 65.2 67.2 64.6 56.5 70.8

Calculation of environmental noise break-in to residential rooms

L2 = L1 - R + 10*log(S/A) + 3dB (Freefield version) `

Room Volume = 50.0 m3

Reverberation Time = 0.6 s 0.6 0.6 0.6 0.6 0.6 0.6

10*log(S/A) 3.1 3.1 3.1 3.1 3.1 3.1

FAÇADE Elements

Total Façade Area 1 27.5 m2

Glazing Area, Sg - Façade 1 4.0 m2

4mm Glass / 12mm Air Cavity / 8mm Glass SRI 30 25 35 43 40 54

Sg/Sf -38 -33 -43 -51 -48 -62

Predicted noise level in building from glazing 1 36.2 39.7 27.9 21.9 22.3 0.2 33.1

Solid Area, Sw - Façade 1 23.5 m2

300mm Brick / Block cavity Wall SRI 45 44 47 57 67 77

Sw/Sf -46 -45 -48 -58 -68 -78

Predicted noise level through solid façade 1 28.9 28.4 23.6 15.6 3.0 -15.1 24.2

Roof/Floor Area, Sc - Façade 1 20.0 m2

Pitched Tile Roof /200mm Joist / 100mm Insulation / PB Ceiling SRI 31 43 49 54 56 56

Sc/Sf -32 -44 -50 -55 -57 -57

Predicted noise level through solid façade 3 / Roof 42.2 28.7 20.9 17.9 13.3 5.2 28.2

Trickle Vent(s) - Façade 1 1 Vent

Renson AK40 Dne 33 39 44 49 50 53

Ao/S -37 -43 -49 -53 -54 -57

Predicted noise level through trickle vents    `         Lff-Dne+10log(A0/A)+K 37.4 29.6 22.6 20.1 16.3 5.2 27.1

144.6 126.3 94.9 75.4 54.8 -4.6

Combined Internal Noise Level - Leq 44.3 40.7 30.6 25.5 23.8 10.7 35

Target Internal Noise Level (dBA) 35

Pass

C:\Proje c ts\BS8 2 3 3  Asse ssme nts\2 0 112 7  -  3 5  Worc e ste r S tre e t Glouc e ste r\Ca lc s\ [BS8 2 3 3  Fa c a de  Ca lc  -  3 5  Worc e ste r S t Glos.xlsm]Front Living (Da y)
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30 Worcester St: Front Bed (Night) Room Ref: Bedroom 1

BS8233 Facade Noise Break In Calculation 125 250 500 1000 2000 4000 dBA

Average External Noise Level - Leq 58.8 57.3 55.4 55.2 51.4 45.4 59.1

Maximum External Noise Level - Lmax 6.3

Safety Tolerance 3 dB 3.0 3.0 3.0 3.0 3.0 3.0

Correction Factors

Microphone Freefield Correction K 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Distance Correction L2 = L1 - 10*log(D1/D2) 1.5 dB 1.5 1.5 1.5 1.5 1.5 1.5

Barrier Correction Ab = 10 log10 ( D + d ) dB 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Angle of View Correction Av = 10 log( θ/180 ) 180 0.0 0.0 0.0 0.0 0.0 0.0

Noise Level at Façade 63.3 61.8 59.9 59.7 55.9 49.9 63.6

Calculation of environmental noise break-in to residential rooms

L2 = L1 - R + 10*log(S/A) + 3dB (Freefield version) `

Room Volume = 50.0 m3

Reverberation Time = 0.6 s 0.6 0.6 0.6 0.6 0.6 0.6

10*log(S/A) 3.1 3.1 3.1 3.1 3.1 3.1

FAÇADE Elements

Total Façade Area 1 27.5 m2

Glazing Area, Sg - Façade 1 4.0 m2

4mm Glass / 12mm Air Cavity / 8mm Glass SRI 30 25 35 43 40 54

Sg/Sf -38 -33 -43 -51 -48 -62

Predicted noise level in building from glazing 1 31.0 34.5 22.6 14.4 13.6 -6.4 27.5

Solid Area, Sw - Façade 1 23.5 m2

300mm Brick / Block cavity Wall SRI 45 44 47 57 67 77

Sw/Sf -46 -45 -48 -58 -68 -78

Predicted noise level through solid façade 1 23.7 23.2 18.3 8.1 -5.7 -21.7 18.7

Roof/Floor Area, Sc - Façade 1 20.0 m2

Pitched Tile Roof /200mm Joist / 100mm Insulation / PB Ceiling SRI 31 43 49 54 56 56

Sc/Sf -32 -44 -50 -55 -57 -57

Predicted noise level through solid façade 3 / Roof 37.0 23.5 15.6 10.4 4.6 -1.4 22.7

Trickle Vent(s) - Façade 1 1 Vent

Renson AK40 Dne 33 39 44 49 50 53

Ao/S -37 -43 -49 -53 -54 -57

Predicted noise level through trickle vents    `         Lff-Dne+10log(A0/A)+K 32.2 24.4 17.3 12.6 7.6 -1.4 21.1

123.8 105.5 73.7 45.4 20.0 -31.0

Combined Internal Noise Level - Leq 39.1 35.5 25.3 18.3 15.5 7.5 30

Target Internal Noise Level (dBA) 30

Pass

C:\Proje c ts\BS8 2 3 3  Asse ssme nts\2 0 112 7  -  3 5  Worc e ste r S tre e t Glouc e ste r\Ca lc s\ [BS8 2 3 3  Fa c a de  Ca lc  -  3 5  Worc e ste r S t Glos.xlsm]Front Living (Da y)
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30 Worcester St: Rear Living (Day) Room Ref: Living 1

BS8233 Facade Noise Break In Calculation 125 250 500 1000 2000 4000 dBA

Average External Noise Level - Leq 63.9 62.3 61.9 59.5 55.3 49.4 64.0

Maximum External Noise Level - Lmax 6.3

Safety Tolerance 3 dB 3.0 3.0 3.0 3.0 3.0 3.0

Correction Factors

Microphone Freefield Correction K 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Distance Correction L2 = L1 - 10*log(D1/D2) 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Barrier Correction Ab = 10 log10 ( D + d ) dB 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Angle of View Correction Av = 10 log( θ/180 ) 180 0.0 0.0 0.0 0.0 0.0 0.0

Noise Level at Façade 66.9 65.3 64.9 62.5 58.3 52.4 67.0

Calculation of environmental noise break-in to residential rooms

L2 = L1 - R + 10*log(S/A) + 3dB (Freefield version) `

Room Volume = 50.0 m3

Reverberation Time = 0.6 s 0.6 0.6 0.6 0.6 0.6 0.6

10*log(S/A) 3.1 3.1 3.1 3.1 3.1 3.1

FAÇADE Elements

Total Façade Area 1 27.5 m2

Glazing Area, Sg - Façade 1 4.0 m2

4mm Glass / 12mm Air Cavity / 8mm Glass SRI 30 25 35 43 40 54

Sg/Sf -38 -33 -43 -51 -48 -62

Predicted noise level in building from glazing 1 34.6 38.0 27.6 17.2 16.0 -3.9 31.2

Solid Area, Sw - Façade 1 23.5 m2

300mm Brick / Block cavity Wall SRI 45 44 47 57 67 77

Sw/Sf -46 -45 -48 -58 -68 -78

Predicted noise level through solid façade 1 27.3 26.7 23.3 10.9 -3.3 -19.2 22.8

Roof/Floor Area, Sc - Façade 1 20.0 m2

Pitched Tile Roof /200mm Joist / 100mm Insulation / PB Ceiling SRI 31 43 49 54 56 56

Sc/Sf -32 -44 -50 -55 -57 -57

Predicted noise level through solid façade 3 / Roof 40.6 27.0 20.6 13.2 7.0 1.1 26.4

Trickle Vent(s) - Façade 1 1 Vent

Renson AK40 Dne 33 39 44 49 50 53

Ao/S -37 -43 -49 -53 -54 -57

Predicted noise level through trickle vents    `         Lff-Dne+10log(A0/A)+K 35.8 27.9 22.3 15.4 10.0 1.1 24.9

138.2 119.5 93.7 56.6 29.6 -21.0

Combined Internal Noise Level - Leq 42.7 39.0 30.3 20.9 17.7 8.4 34

Target Internal Noise Level (dBA) 35

Pass

C:\Proje c ts\BS8 2 3 3  Asse ssme nts\2 0 112 7  -  3 5  Worc e ste r S tre e t Glouc e ste r\Ca lc s\ [BS8 2 3 3  Fa c a de  Ca lc  -  3 5  Worc e ste r S t Glos.xlsm]Front Living (Da y)
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30 Worcester St: Rear Bed (Night) Room Ref: Bedroom 1

BS8233 Facade Noise Break In Calculation 125 250 500 1000 2000 4000 dBA

Average External Noise Level - Leq 60.2 57.6 56.8 53.4 48.4 39.3 58.2

Maximum External Noise Level - Lmax 6.3

Safety Tolerance 3 dB 3.0 3.0 3.0 3.0 3.0 3.0

Correction Factors

Microphone Freefield Correction K 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Distance Correction L2 = L1 - 10*log(D1/D2) 1.5 dB 1.5 1.5 1.5 1.5 1.5 1.5

Barrier Correction Ab = 10 log10 ( D + d ) dB 0.0 dB 0.0 0.0 0.0 0.0 0.0 0.0

Angle of View Correction Av = 10 log( θ/180 ) 180 0.0 0.0 0.0 0.0 0.0 0.0

Noise Level at Façade 64.7 62.1 61.3 57.9 52.9 43.8 62.7

Calculation of environmental noise break-in to residential rooms

L2 = L1 - R + 10*log(S/A) + 3dB (Freefield version) `

Room Volume = 50.0 m3

Reverberation Time = 0.6 s 0.6 0.6 0.6 0.6 0.6 0.6

10*log(S/A) 3.1 3.1 3.1 3.1 3.1 3.1

FAÇADE Elements

Total Façade Area 1 27.5 m2

Glazing Area, Sg - Façade 1 4.0 m2

4mm Glass / 12mm Air Cavity / 8mm Glass SRI 30 25 35 43 40 54

Sg/Sf -38 -33 -43 -51 -48 -62

Predicted noise level in building from glazing 1 32.4 34.8 24.0 12.6 10.6 -12.5 27.9

Solid Area, Sw - Façade 1 23.5 m2

300mm Brick / Block cavity Wall SRI 45 44 47 57 67 77

Sw/Sf -46 -45 -48 -58 -68 -78

Predicted noise level through solid façade 1 25.1 23.5 19.7 6.3 -8.7 -27.8 19.4

Roof/Floor Area, Sc - Façade 1 20.0 m2

Pitched Tile Roof /200mm Joist / 100mm Insulation / PB Ceiling SRI 31 43 49 54 56 56

Sc/Sf -32 -44 -50 -55 -57 -57

Predicted noise level through solid façade 3 / Roof 38.4 23.8 17.0 8.6 1.6 -7.5 23.7

Trickle Vent(s) - Façade 1 1 Vent

Renson AK40 Dne 33 39 44 49 50 53

Ao/S -37 -43 -49 -53 -54 -57

Predicted noise level through trickle vents    `         Lff-Dne+10log(A0/A)+K 33.6 24.7 18.7 10.8 4.6 -7.5 21.7

129.4 106.7 79.3 38.2 8.0 -55.4

Combined Internal Noise Level - Leq 40.5 35.8 26.7 16.6 13.0 6.4 30

Target Internal Noise Level (dBA) 30

Pass

C:\Proje c ts\BS8 2 3 3  Asse ssme nts\2 0 112 7  -  3 5  Worc e ste r S tre e t Glouc e ste r\Ca lc s\ [BS8 2 3 3  Fa c a de  Ca lc  -  3 5  Worc e ste r S t Glos.xlsm]Front Living (Da y)
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20th April, 2021

SBEM & EPC DATA COLLECTION FORM

ASSESSOR DETAILS

Contact Name

Assessor Name

Company Name Complete Energy Consultancy Ltd

Company Address Laurel Dene, Lynch Road, France Lynch, GL6 8LT

Email Address richard@completeec.co.uk

BUILDING DETAILS

Building Name 35 Worcester Street

Building Full Address 35 Worcester Street, Westgate, Gloucester GL1 3AJ

Number of Floors 4

PLEASE COMPLETE THE CLIENT SIDE OF THE TABLES BELOW. DURING THE DESIGN
SBEM CALCULATION, WE MAY HAVE TO USE VALUES THAT WILL ENABLE THE
BUIILDING TO PASS THE COMPLIANCE TEST. THESE VALUES WILL BE PUT IN THE
ASSESSOR SIDE OF THE TABLES.

Air testing

SAP/SBEM calculations

EPC

Code for sustainable homes

Solar & daylighting calculations

www.completeenergyconsultancy.co.uk



MODULAR OR PORTABLE BUILDING
If this is a modular or portable building, please complete this table

Specified by Client Assumed by Assessor

Is this a modular building? No

Is the modular/portable
building a distress purchase?
Is planned time of use in given
location more than 2 years or
less than 2 years?
Date of manufacture of
components that make up the
external envelope
Date of construction/assembly
of modular/portable building

BUIILDING TYPE

Specified by Client Assumed by Assessor

Building Type (e.g. retail,
restaurant, primary school,
secondary school, warehouse,
workshop, cinema etc.

HMO

Applicable Building
Regulations (e.g. L2A 2006,
2010 or 2013)

2013

CONSTRUCTION DETAILS (continue to extra sheet if necessary)

Element Construction Specified U Values
(by Client)

Assumed U Values
(by Assessor)

Ground Floor 0.22

External Wall 0.27

Roofs 0.18

External Door
(Opaque)

2.2

Glazing 1.6



SHADING DEVICES FOR GLAZINGS
INTERNAL SHADING DEVICES

Specified by Client Assumed by Assessor

Internal shading devices: (e.g.
curtain or blind)

none

Shading coefficient (typically
between 0.25 and 0.95)
Rooms with internal shading
devices

EXTERNAL SHADING DEVICES

Specified by Client Assumed by Assessor

External shading devices: (e.g.
shutter or louvre)

None

Ground diffuse transmission
factor (typically between 0
and 1)

Sky diffuse transmission factor
(typically between 0 and 1)

Rooms with external shading
devices

AIR PERMEABILITY

Specified by Client Assumed by Assessor

Air permeability (@50Pa)
m3/(m2 hr)

5

BUILDING ORIENTATION

Specified by Client Assumed by Assessor

Building Orientation
(which elevation is North
facing)

As on plan



PRIMARY HEATING SYSTEM

Specified by Client Assumed by Assessor

Type: (eg. radiators,
underfloor; radiant heater
etc.)

Electric Panel Heater

Heat Generator: (eg. boiler,
heat pump etc.)
Heat Generator Make, Model,
Capacity
Fuel: e.g. gas, oil, biogas,
electricity

Electricity

Seasonal Energy Efficiency
Ratio (SEER)

100%

Controls: (eg. Central time;
room by room time control;
room by room temperature
control; optimum start/stop;
weather compensation)

Local temperature control

Which rooms are served by
this primary heating system?

All areas

SECONDARY HEATING SYSTEM
If there is a secondary heating system, please repeat the table above here.

PRIMARY COOLING SYSTEM

Specified by Client Assumed by Assessor

Type: (eg. split or multisplit;
fan coil system; induction
system; single or dual duct
VAV etc.)

NONE

Make, Model, Capacity

Cooling Source: eg. air cooled
chiller; water cooled chiller;
remote condenser
Fuel: e.g. gas, oil, biogas,
electricity
Seasonal Energy Efficiency
Ratio (SEER)

Energy Efficiency Ratio (EER)

Controls: (eg. Central time;
room by room time control;
room by room temperature
control; optimum start/stop;
weather compensation)

Which rooms are served by
this primary cooling system?



SECONDARY COOLING SYSTEM
If there is a secondary cooling system, please repeat the table above here.

HOT WATER

Specified by Client Assumed by Assessor

Type: (eg. same as
heating system;
dedicated boiler;
instantaneous hot
water only;
instantaneous
combi; heat pump)

Dedicated Hot Water – Electric hot water
with cylinder

Make and Model

Fuel: e.g. gas, oil,
biogas, electricity

Electricity

Heat generator
efficiency (%)

100%

Storage volume
(litres)

500

Insulation type:
(e.g. uninsulated;
loose jacket; or
factory insulated)

Factory insulated

Insulation Thickness
(mm)

50 mm

Storage losses
(KWh/(l.day))
Does the system
have secondary
circulation? (Yes or
No)

No

Circulation losses
(W/m)

Loop length (m)

Pump Power (KW)

Is there a time
switch (Yes or No)

No

SOLAR WATER HEATING

Specified by Client Assumed by Assessor

Area of Solar Panel
(m2)

None

Azimuth of Solar
Panel (clockwise
from north)
Tilt or Inclination
(from horizontal)



EXTRACT MECHANICAL VENTILATION

Specified by Client Assumed by Assessor

Room /Zone
Name

Make
/Model

Extrac
t rate
(air
change
s
/hour
ac/hr

Specific
Fan
Power
(watts
/litre
/sec)

Is fan
remote
from
room?

Make /Model Extract
rate (air
changes
/hour
ac/hr

Specific
Fan
Power
(watts
/litre
/sec)

Is fan
remote
from
room?

Each
Kitchenette

30 l/s 0.3 No

Each
bathroom

15 l/s 0.3 No

If there are more rooms with extract ventilation, please add more rows. (To add more rows, put the cursor at
the right side of the last row and tap 'enter' or 'return')

SUPPLY MECHANICAL VENTILATION

Specified by Client Assumed by Assessor

Room/Zone
Name

Make/Model
Specific Fan Power
(watts/litre/sec)

Make/Model
Specific Fan Power
(watts/litre/sec)

none

If there are more rooms with supply ventilation, please add more rows. (To add more rows, put the cursor at the
right side of the last row and tap 'enter' or 'return')



HEAT RECOVERY

Specified by Client Assumed by Assessor

Type: (e.g. plate
heat exchanger;
heat pipes; thermal
wheel; run around
coil)

none

Heat Recovery
Efficiency (%)

If there are more than one make/model, please repeat the table here.

METERING FOR HVAC SYSTEM

Specified by Client Assumed by Assessor

Does HVAC system have
provision for metering? (yes
or no)

No

If there is metering, does it
warn of out-of-range
values? (yes or no)

No

THERMAL BRIDGING
JUNCTIONS INVOLVING METAL CLADDING

Specified by Client Assumed by Assessor

Type of Junction Psi (W/(m.K)) QA Accredited?
Psi (W/(m.K))
Default Values i.e.
worst acceptable

QA Accredited?

Roof-Wall 0.42 No

Wall-Ground Floor 1.73 No

Wall-Wall (Corner) 0.38 No

Wall-Floor (Not Ground) 0.04 No

Lintel above
Window/Door

1.91 No

Sill below Window 1.91 No

Jamb at Window/Door 1.91 No



JUNCTIONS NOT INVOLVING METAL CLADDING

Specified by Client Assumed by Assessor

Type of Junction Psi (W/(m.K)) QA Accredited?
Psi (W/(m.K))
Default Values i.e.
worst acceptable

QA Accredited?

Roof-Wall 0.18 No

Wall-Ground Floor 0.24 No

Wall-Wall (Corner) 0.14 No

Wall-Floor (Not Ground) 0.11 No

Lintel above
Window/Door

0.45 No

Sill below Window 0.08 No

Jamb at Window/Door 0.09 No

ELECTRIC POWER FACTOR

Specified by Client Assumed by Assessor

< 0.9 Yes

0.9 – 0.95

>0.95

LIGHTING - METERING

Specified by Client Assumed by Assessor

Does lighting system have
provision for metering? (yes
or no)

No

If there is metering, does it
warn of out-of-range
values? (yes or no)

No



LIGHTING – PHOTOELECTRIC OPTIONS
Is there Photoelectric
Daylight Control?

No

What is the Photoelectric
control type? (Dimming or
Switching)

What is the Photoelectric
sensor type? (Standalone or
Addressable)

PLEASE ISSUE FULL LIGHTING DESIGN INFORMATION - SBEM NOW REQUIRES FULL LIGHTING
CALCULATION. THE LIGHTING CALCULATION DOCUMENT SHOULD SHOW WATTAGE AND
ILLUMINANCE PER ROOM AND ANY CONTROLS.

Specified by Client Assumed by Assessor

Room/Zone
Name

Bulb Type Total
Wattage
in each
Room
/Zone
(Watts)

OR

Lumens
/Circuit
Watt

Illumina
nce
(lux)

OR

Light
output
ratio

Manual
or PIR

(please
include
parasitic
power in
brackets)

Bulb Type Total
Wattage
in each
Room
/Zone
(Watts)

OR

Lumens
/Circuit
Watt

Illuminan
ce (lux)

OR

Light
output
ratio

Manual,
Occupancy
Sensing?

(please
include
parasitic
power in
brackets)

Each room LED 100 1

If there are more rooms with lighting, please add more rows. (To add more rows, put the cursor at the right side
of the last row and tap 'enter' or 'return')



RENEWABLES
This refers to the renewables that are used provide some electricity. For instance, solar hot water is different
from the renewables expected here.

PVS GENERATOR

Specified by Client Assumed by Assessor

PV Array Type: (eg.
monocrystalline
silicon;
polycrystalline
silicon; amorphous
silicon; other thin
films)

Monocrystalline

KWp Output 33 KWp

Orientation of Panel
(East, West, North,
South, Northeast,
Southeast,
Northwest,
Southwest)

??North??

Tilt or Inclination
from horizontal (in
degrees)

Horizontal, 0 degrees

CHP GENERATOR (COMBINED HEAT & POWER)

Specified by Client Assumed by Assessor

Fuel Type: (eg. gas;
biogas; coal; oil
etc.)

none

Thermal Seasonal
Efficiency (%) of
CHP generator
Fraction of space
heating supplied by
CHP (%)
Fraction of DHW
supplied by CHP (%)

`

Heat to power ratio

What’s the CHPQA
Quality Index
Is the CHP a
trigeneration sytem?
If the CHP is a
trigeneration
system, what is the
fraction of space
cooling supplied?
If the CHP is a
trigeneration
system, what is the
chiller efficiency?



WIND POWER GENERATOR

Specified by Client Assumed by Assessor

Type of terrain e.g.
smooth flat country
– no obstacles; farm
land with boundary
hedges; suburban or
industrial area;
urban with average
building height of
greater than 15
meters

none

Height of Hub (m)

Rated Power (KW)

Swept area (in
square meters)
Diameter of swept
area – horizontal
axis (m)

EPBD Recast (for 2013 Regs)

Specified by Client Assumed by Assessor

In the design of the
this building, please
confirm that
consideration has
been given to the
use of ‘alternative
energy systems’ as
defined in the
recast EPBD. Choose
type of alternative
energy systems
below:

Yes

Renewable energy
system

PV Panel

CHP

District Heating
and/or Cooling

Heat Pump

Do you have
evidence of such
feasibility
assessment available
as a separate
submission for
inspection?

No

Are any such
measured included
in the proposed
design?

No



DISCLAIMER BY ASSESSOR
The results in the attached schedule have been prepared based on working drawings, specification and other
correspondence provided. Any deviation from any of this documentation or the above specifications will
invalidate the SBEM, BER and TER results. If there are any deviations, a re-calculation will be required to
produce valid documents.

CONFIRMATION BY CLIENT
I have read the above construction notes and can confirm they are correct. Please proceed and
produce the Built Stage documentation for this site.

Signed………………………………………………………………. Dated ………………………………………….

Print Name ………………………………………………… Contact No ………………………………………….

Company Name ………………………………………………… Position ………………………………………….
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1 Introduction 

1.1.1 Helix Transport Consultants Ltd are appointed by Heritage Housing Developments 

(applicant) to examine the traffic and transportation issues relating to the proposed 

re-development of the existing retail unit at  No. 35 Worcester Street in Gloucester 

(site). 

1.1.2 The site was, until recently, used as an antiques and collectables emporium.  Prior to 

this the site retailed home furnishings and furniture. 

1.1.3 The development proposals considered in this report involve the demolition of the 

existing two-story building and the erection of a four-story building comprising: 

 5 housing units in multiple-occupancy, providing a total of 26 individual one-

bedroom accommodation units.

 5 communal living and cooking areas.

 377sqn GFA retail unit with ancillary office, store and staff areas.

 A large bike store suitable for 26 cycle parking spaces.

 A refuse collection store accessed from the loading bay area off Park Street.

1.1.4 The development proposals include space for one electric vehicle to park and charge 

and a second parking space for pick-up and drop-off for taxi’s and car-share 

arrangements. The use of these spaces will be controlled by the on-site management.  

1.1.5 The spaces described above will be accessed off the existing loading area located to 

the rear of No. 35 and No. 37 Worcester Street.  This is, in turn, accessed off Park 

Street. 

1.1.6 Notwithstanding the two multi-use spaces described above, the proposals are, in 

essence, for a car-free residential development in lieu of retail space.  In this respect 

the proposals are very similar to the consented redevelopment at No.37 Worcester 

Street (planning reference 18/01395/FUL).  The significant difference being that      

No.37 Worcester Street involved 26 self-contained apartments, rather than 5 

multiple-occupancy dwellings. 

1.1.7 The sections that follow identify and assess the key transport impacts and 

opportunities for sustainable modes of travel.   
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2 Policy Context 

2.1 National Planning Policy 

2.1.1 The National Planning Policy Framework (NPPF) was published by the Department for 

Communities and Local Government in March 2012. Section 4 of NPPF, Promoting 

Sustainable Transport, states the following: 

Para 29 – ‘… The transport system needs to be balanced in favour of sustainable transport 

modes, giving people a real choice about how they travel. However, the Government 

recognises that different policies and measures will be required in different communities and 

opportunities to maximise sustainable transport solutions will vary from urban to rural areas.’ 

Para 30 – ‘Encouragement should be given to solutions which support reductions in 

greenhouse gas emissions and reduce congestion. In preparing Local Plans, local planning 

authorities should therefore support a pattern of development which, where reasonable to do 

so, facilitates the use of sustainable modes of transport.’ 

Para 32 – ‘All developments that generate significant amounts of movement should be 

supported by a Transport Statement or Transport Assessment. Plans and decisions should take 

account of whether: 

 the opportunities for sustainable transport modes have been taken up depending on 

the nature and location of the site, to reduce the need for major transport 

infrastructure; 

 safe and suitable access to the site can be achieved for all people; and 

 improvements can be undertaken within the transport network that cost effectively 

limit the significant impacts of the development. Development should only be 

prevented or refused on transport grounds where the residual cumulative impacts of 

development are severe.’ 

 

Para 34 – ‘Plans and decisions should ensure developments that generate significant 

movement are located where the need to travel will be minimised and the use of sustainable 

transport modes can be maximised. However this needs to take account of policies set out 

elsewhere in this Framework, particularly in rural areas.’ 

Para 35 – Plans should protect and exploit opportunities for the use of sustainable 

transport modes for the movement of goods or people. Therefore, developments 

should be located and designed where practical to: 

 accommodate the efficient delivery of goods and supplies; 
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 give priority to pedestrian and cycle movements, and have access to high 

quality public transport facilities; 

 create safe and secure layouts which minimise conflicts between traffic and 

cyclists or pedestrians, avoiding street clutter and where appropriate 

establishing home zones; 

 incorporate facilities for charging plug-in and other ultra-low emission vehicles; 

and 

 consider the needs of people with disabilities by all modes of transport. 

 

2.2 Local Planning Policy 

2.2.1 The Gloucester Local Plan was adopted in 1983.  An update to this was produced in 

2002 but did not progress through the formal adoption process.   

2.2.2 Other adopted local policies can be found in the Gloucester, Cheltenham and 

Tewkesbury Joint Core Strategy.  The JCS was adopted in December 2017. 

2.2.3 Emerging local policy can be found in the Gloucester City Plan which is currently with 

the Planning Inspectorate for examination. 

2.2.4 The adopted transport related policy’s contained in the JCS are INF1 and INF2.  These 

state: 

Policy INF1: Access to the Transport Network 

Developers should aim to provide safe and accessible connections to the transport network to 

enable travel choice for residents and commuters. All proposals must ensure that: 

i. the development provides safe vehicular access to the highway network 

ii. any increased level of car use derived from the development does not result in severe 

increases in congestion on the network. Severe increase in congestion in this context 

relates to highway junctions no longer operating within their design capacity 

iii. any severe increase in congestion likely to arise from development must be mitigated 

to ensure highway junctions operate within their design capacity, and 

iv. connections should be provided where appropriate to existing walking, cycling and 

passenger transport networks and should be designed to enable and encourage 

maximum potential use. 

 

Where a significant amount of new trips is anticipated from a proposed development, the 

local planning authority may require applications to be accompanied by a Travel Plan that has 

full regard to the criteria set out in Paragraph 35 of the National Planning Policy Framework. 
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Policy INF2: Safety and Efficiency of the Transport Network 

1. Developers will be required to assess the impact of proposals on the transport network 

to ensure that they will not detrimentally affect its safety or efficiency. All proposals 

will demonstrate the impact of prospective development on: 

i. congestion at network pinch-points 

ii. travel safety within the vicinity of the development, and 

iii. noise and/or atmospheric pollution within the vicinity of the development. 

 

2. Planning permission will be granted only where the impact of development is not 

considered to be severe or, where severe impact is considered likely, can be mitigated 

to the satisfaction of the Local Planning Authority in consultation with the Local 

Highway Authority.  

 

2.3 Summary & Conclusion 

2.3.1 Transport planning policy seeks to ensure that development will not create road 

safety problems or cause significant congestion on the transport network.   

2.3.2 When a proposed development is likely to result in a significant number of new trips, 

the policies requires that these are located where the need to travel will be 

minimised and the use of sustainable transport modes can be maximised. 

2.3.3 This report concludes that, by being located in a highly accessible location without 

creating likely road safety or congestion issues, the proposed development site 

conforms to the policy requirement. 
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3 Description of Site and the Surrounding Transport 
Network  

3.1 Site Description 

3.1.1 The site is located to the north-east of Gloucester City Centre within close proximity 

to the central shopping district.  The location of the site is shown on the enclosed 

drawing 2106DWG01A. 

3.1.2 The site is bound by: Worcester Street to the east; Park Street to the west; residential 

development currently under construction to the north; and, commercial properties 

to the south. 

3.1.3 The site is currently occupied by commercial type units which housed the former 

activities on the site.   Until recently this included an antiques and collectables 

emporium.  Prior to this the site was occupied by a furniture retailer.   

3.2 Local Pedestrian Network 

3.2.1 With the exception of Black Dog Way northbound, footways are provided along both 

sides of all roads within the vicinity of the site.  These footways typically meet or 

exceed the currently recommended minimum of 2.0m in width. 

3.2.2 To the south and west of the site, pedestrians accessing the retail zone benefit from 

a raised crossing, with central refuge, at the entrance to Northgate Street.  Other 

raised crossings along Northgate Street act as combined traffic calming and 

pedestrian crossings. 

3.2.3 Those wishing to walk to the east, towards Gloucester Train Station and Gloucester 

Royal Hospital, benefit from a zebra crossing over Worcester Street and a signal 

controlled crossing over Black Dog Way. 

3.2.4 Those wishing to walk north, towards Kingsholm, benefit from a controlled crossing 

over Gouda Way / Black Dog Way. 

3.3 Local Cycle Network 

3.3.1 The Gloucester City Cycling Map indicates that Worcester Street has a Level 2 (out of 

5) difficulty.  This generally means that the road should be considered suitable for 

those with relatively little on-road cycling experience.  This is the same for most of 

the roads near to the site.   
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3.3.2 The exception to the above is the busy A430.  This road is given a level 5 and only, 

therefore, considered suitable for the most experienced riders. 

3.3.3 Park Street provides the site with a direct connection with the National Cycle Route 

41.  Route 41 offers a route between Bristol and Cheltenham and when completed 

will stretch to Stratford upon Avon and Rugby. 

3.3.4 Route 41 also connects with routed 45 at the south-western side of the City.  Route 

45 connects Gloucester with Chester and Salisbury. 

3.3.5 Cyclists benefit from advanced stop lines at signal controlled junctions within the 

study area. 

3.3.6 Cyclists also benefit from secure parking, in the form of cycle stands, at the central 

retail area. 

3.4 Local Bus Network 

3.4.1 With just 450m between the site and the City’s central bus station, the site is very 

well placed to access the bus network. 

3.4.2 More immediate access to bus services is available via stops on Worcester Street, to 

the south of the site.  These stops are just 100m from the site.   

3.4.3 According to the Traveline SW website, not all bus services travelling past the nearest 

stops will stop.  For those services the nearest access point is 200m to the north. 

3.4.4 The following table summarises the bus services available to the site.  Those 

highlighted can be accessed on Worcester Street, either 100m to south or 200m to 

the north. 
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Table 3.1.  - Gloucester City Bus Services.  (Information taken from the DfT’s Think Travel Gloucester Bus Map) 

Service 
Number 

Route Description 
Frequency 

Monday – Friday Saturday Sunday 

1 Gloucester - Matson - Gloucester Every 15 minutes Every 30 minutes Every 30 minutes 

2/2A Gloucester - Coney Hill - Abbeydale Every 15 minutes Every 30 minutes Hourly 

6 Gloucester - GR Hospital - Longlevens - Elmbridge - GR Hospital - Gloucester Hourly Hourly No Service 

8 Quedgeley - Kingsway - Gloucester - Hucclecote - Brockworth Every 30 minutes Every 30 minutes Hourly 

9 Gloucester - Tuffley - Gloucester Every 20 minutes Every 20 minutes Hourly 

10 Lower Tuffley - Cheltenham Every 15 minutes Every 30 minutes Every 30 minutes 

11 Gloucester - Podsmead - Hempsted - Gloucester 3 Journeys 3 Journeys No service 

12 Gloucester - Quedgeley 
Every 30 minutes 
(evenings only) 

Hourly (evenings only) Hourly 

13 Gloucester - Abbeydale - Coney Hill Hourly Hourly No Service 

15 Gloucester Chester Road - Gloucestershire Royal Hospital - Market Parade 1 journey No service No service 

21 Brimpsfield - Birdlip - Little Witcombe - Tesco Brockworth - Gloucester 
1 journey (Wed & Fri 

only) 
No service No service 

22 Gloucester - Littledean - Cinderford - Ruardean - Broadwell - Coleford Hourly Hourly Every 2 hours 

23 Gloucester - Lydney - Bream - Coleford Hourly Hourly Every 2 hours 

24 Gloucester - Cinderford 1 every 2hrs 1 every 2hrs No Service 

32 Gloucester - Highnam - Newent - Gorsley - Ross-on-Wye 1 every 2hrs 1 every 2hrs 1 every 2hrs 

33 Gloucester - Ross-on-Wye Hourly Hourly 1 every 2hrs 

60 / 60F Gloucester - Dursley 1 every 2hrs 1 every 2hrs 1 every 2hrs 

63 Gloucester - Whiteshill - Stroud - Nailsworth - Forest Green Every 30 minutes Every 30 minutes Hourly 

64 Gloucester - Quedgeley - Hardwicke - Stonehouse - Ebley - Stroud Every 30 minutes Every 30 minutes Hourly 

71 Gloucester - Walton Cardiff - Tewkesbury Hourly Hourly No service 

94/94X Cheltenham - Lansdown - Churchdown - Gloucester Every 12 minutes Every 20 minutes Every 30 minutes 
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97 Gloucester - Innsworth - Churchdown - The Reddings - Cheltenham Hourly 1 every 2hrs 6 Journeys 

98 Gloucester - Innsworth - Churchdown - The Reddings - Cheltenham Hourly 1 every 2hrs 5 Journeys 

99 Gloucester - GRH - Arle Court P&R - Cheltenham Hospital - Cheltenham Every 30 minutes No service No service 

103 Longlevens - Oxstalls - Gloucester - Crypt & Ribston Hall Schools 1/day (schooldays) No service No service 

113A Gloucester - Elmore - Saul - Frampton on Severn - Fretherne - Arlingham 
1 Journeys (Monday 
& Wednesday only) 

No service No service 

132 Gloucester - Highnam - Newent - Dymock - Ledbury 1 every 2hrs 1 every 2hrs No service 

351 Gloucester - St Oswalds - Maisemore - Hartpury - Apperley - Tewkesbury 1 every 2hrs 1 every 2hrs No service 

353 Gloucester - Kingsholm - Longlevens - Innsworth - Sandhurst 2 Journeys 2 Journeys No service 

676 Gloucester - Highnam - Tibberton - Taynton - Newent - Much Marcle 
1 journey (Monday & 

Thursday Only) 
No service No service 

678 Gloucester - Taynton - Newent 2 Journeys No service No service 

781 Gloucester - Blaisdon - Cinderford - Blakeney 
1 journey 

(Wednesday Only) 
No service No service 

786 Gloucester - Lydney - Bream - Parkend 
1 journey (Thursday 

Only) 
No service No service 

787 Gloucester - Blakeney - Yorkley - Bream - St Briavels 
1 journey (Monday 

Only) 
No service No service 

822 Gloucester - Cirencester - Kemble - Tetbury Hourly 2 journeys No service 

860 Gloucester - Whitminster - Katherine Lady Berkeley - Wotton-under-Edge 
1 journey (schooldays 

only) 
No service No service 

866 Gloucester - Quedgeley - Stonehouse - Brimscombe - Cirencester College 
1 journey (schooldays 

only) 
No service No service 

882 Tetbury - Kemble - Cirencester - Gloucester 2 Journeys 2 Journeys  No service 
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3.5 Local Rail Network 

3.5.1 The Gloucester Train Station lies around 500m from the site.  Pedestrians can easily 

access the station via the existing network of footways and controlled crossings. 

3.5.2 Gloucester Train Station provides direct rail links to destinations including London 

(less than 2 hours), Birmingham (Less than 1 hour), Cardiff (1 hour), Bristol (around 1 

hour), Swindon (around 1 hour) and Cheltenham Spa. 

3.6 Local Highway Network 

3.6.1 The site is accessible from both Worcester Street and Park Street via the existing 

loading area to the western side of the site. 

3.6.2 Worcester Street is a single two-way carriageway with some controlled on-street 

parking, and footways flanking both sides of the road.  To the south of the site 

Worcester Street forms a mini roundabout junction with Northgate Street.   

3.6.3 Park Street is also a two-way street with footways flanking both sides.  On-street 

parking is not permitted along this road.   

3.6.4 Park Street connects with Gouda Way, to the north, by means of a signal controlled 

cross-roads.  At its southern end, the street forms a roundabout with the entrance to 

the Hare Lane Car Park and Hare Lane.  Hare Lane is a one-way road into the 

roundabout.  This means that all traffic must return to Gouda Way along Park Street. 

3.6.5 Northgate Street, which is similar in nature to Worcester Street, connects the site to 

the local highway network of central Gloucester. 

3.6.6 To the north of the site Worcester Street and Park Street both connects the site to 

the A430 (Gouda Way/Black Dog Way).  The A430 is a part duelled carriageway which 

links the site to the higher category road network.   

3.6.7 All roads in the vicinity of the site are lit and subject to a 30mph speed limit. 

3.7 Parking Restriction 

3.7.1 The site lies within the city’s controlled parking zone.  On-street parking is only 

permitted in designates bays.  Permitted on-street parking close to the site includes: 

 25 pay and display spaces on Worcester Street; 

 4 pay and display spaces on Northgate Street; and  

 5 disabled spaces on Northgate Street.   
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3.7.2 There are also a number of off-street public car parks close to the site.  Most notably 

is the Hare Lane (south) Car Park which has space for 97 cars and lies immediately 

adjacent to the site. 

3.8 Highway Safety 

3.8.1 As indicated above, some vehicular activity associated with the proposed 

development is expected at the existing loading bay area off Church Street and, 

should any residents choose to own a car, there is potential for development-related 

car activity at the Hare Lane (south) Car Park and/or Worcester St on-street parking.  

For this reason, consideration is given the recorded road traffic accident records.  

3.8.2 Best practice recommends a review of recorded Road Traffic Accident (RTA) data 

over the most recent 3 year period, or 5 year period if an area is thought to have a 

poor accident record.  Accident statistics indicate whether there are any clusters or 

patterns, indicative of a specific problem with the existing highway layout. 

3.8.3 A review of the road traffic accident data available on the CrashMap website reveals 

that, within the most recent 5 year period, there have been no recorded accidents on 

Park Street, this being the street on to which the existing service yard connects, or at 

the entrance to the Hare Lane (south) Car Park. 

 

3.8.4 Given the above, it is concluded that there is no evidence of any particular road 

safety issues, within the site’s area of influence, which the redevelopment proposals 

might exacerbate. 
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4 Proposed Development 

4.1 Proposed Development 

4.1.1 The proposed development will comprises of the following: 

 5 housing units in multiple-occupancy, providing a total of 26 individual one-

bedroom accommodation units. 

 5 communal living and cooking areas. 

 377sqn GFA retail units with ancillary office, store and staff area. 

 A large bike store suitable for 26 cycle parking spaces. 

 A refuse collection store accessed from the loading bay area off Park Street. 

 

4.1.2 In essence, consent is sought for a car-free housing development in lieu of some of 

the site’s existing retail floorspace.   

4.1.3 Notwithstanding the above, space for one electric vehicles to park and charge is 

included in the scheme; as is a second space for pick-up / drop-off.  The use of these 

spaces will be controlled by the on-site management.   

4.1.4 The spaces described above will be accessed off the site’s existing loading yard, 

which is located to the rear of No35 and No37 Worcester Street and accessed off 

Park Street. 

4.2 Access Arrangement 

4.2.1 The proposed development will be accessible on-foot from both Worcester Street 

and Park Street.   

4.2.2 The Worcester Street access will serve as the principle access point for the retail 

customers. 

4.2.3 The existing loading bay area, located on the western side and accessed off Park 

Street, will be used for servicing both the residential and commercial uses on the site. 

4.2.4 As indicated above, the proposals allow for two new parking spaces accessed off this 

loading area. 

4.2.5 The applicant proposes no physical changes to the existing loading area. 
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4.3 Parking Demand 

Residential Parking 

4.3.1 The following considers the potential residential parking demand.  To estimate this 

the 2011 census data has been interrogated.  The following table sets out the key 

statistics for output areas near to the site. 

Table 4.3 Census Output Area Statistics 

Output Area E00113597 E00113407 

   

Households 212 163 

Flats 78% 98% 

Houses 22% 2% 

Owned 22% 13% 

Number Of Bedrooms 
  

1 Bed 32% 80% 

2 Bed 42% 13% 

3 Bed 12% 3% 

4 Bed 6% 1% 

5 + Bed 8% 0% 

Average Bed / Household (Est) 2.12 1.17 

Car Ownership 
  

No Car 39% 79% 

1 Car 47% 18% 

2 Cars 10% 3% 

3 Cars 2% 0% 

4+ Cars 2% 0% 

Average Cars / Household 0.83 0.25 

Average Cars / Bedroom 0.39 0.21 

 

4.3.2 Compared to the proposed development, the census output area containing the site 

(E00113597) contains a significant proportion of houses and dwellings with multiple 

bedrooms.  For this reason it is considered appropriate to look in neighbouring areas 

for a more comparable dataset. 

4.3.3 Nearby output area E00113407 has a high proportion of single-bedroom flats and is, 

therefore, considered to offer the best comparison with the proposed development.  

4.3.4 On the basis of the above it is calculated that the residential element of the proposed 

development might generate a need for 6 parking spaces (26 x 0.21). 
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4.3.5 It is generally considered that HMO’s tend to attract occupiers with lower-than-

average levels of car ownership, therefore, the above assessment is considered to be 

robust. 

4.3.6 Furthermore, residents will be aware of the parking arrangements before moving in.  

This can be expected to further supress the potential for vehicle ownership. 

4.3.7 A secure cycle store is to be provided on the site.  This facility will accommodate 

secure cycle parking racks for 26 bikes.   

4.3.8 Residents in the eastern residential block can access the cycle-store area via the 

private alleyway between No’s 35 and 37 Worcester Street.  

Retail Parking 

4.3.9 Parking demand associated with the retail element of the proposed development has 

been assessed based on the accumulation of vehicles using hourly inbound and 

outbound trip rates for non-food retails.  These trip-rates are derived from the Trip 

Rate Computer Information System (TRICS) database.  Further details are provided in 

Chapter 6 and Appendix A. 

4.4 Servicing 

4.4.1 Emergency service vehicles will access the site via either the Worcester Street or Park 

Street access. 

4.4.2 Refuse collection will take place from the loading area off Park Street, where 

operatives can access the bin-store area.   

4.4.3 Residents in the eastern residential block can access the bin-store area via the private 

alleyway between No’s 35 and 37 Worcester Street.  

4.4.4 The enclosed drawing 2106DWG02A demonstrates how a large refuse collection 

vehicle can turn within the loading area. 

4.5 Construction Traffic 

4.5.1 The hours of operation during site construction and the routing of construction 

traffic will be discussed at the appropriate time.  It is expected that a construction 

management plan will be secured through planning condition. 
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5 Sustainability Appraisal 

5.1.1 The following chapter considers the site in terms of the potential to access key 

facilities by sustainable forms of transport.   

5.2 Walk Trips 

5.2.1 In order to determine what might be considered a suitable walk distance, reference 

is made to the Institution of Highways and Transportation (IHT) publication; Providing 

for Journeys on Foot.  Table 3.2 from that document identifies the walk distances 

shown in the table below.  

Table 5.1 - Suggested Acceptable Walking Distances* 

 Town Centre Commuting   

/School 

Elsewhere 

Desirable 200 500 400 

Acceptable 400 1000 800 

Preferred Maximum 800 2000 1200 

* - IHT publication; Providing for Journeys on Foot.  Table 3.2 

5.2.2 The IHT publication assumes an average walk speed of 4.8Km/h, equivalent to 5 

minutes for very 400m. 

5.2.3 The following table provides an assessment of the walk distance to a number of 

nearby key facilities.  This is not a comprehensive list. 

Table 5.2 – Walking Distance to Local Facilities 

Facility 
Walking 

Distance From 
Site (M) 

Walking Time (Minutes) 

Tesco Supermarket 850 Preferred Maximum 

Tesco Express 500 Acceptable 

Iceland  500 Acceptable 

Asda 800 Acceptable 

GL1 (leisure Centre) 800 Acceptable 

Kingholm Surgery, Alvin Street 220 Desirable 

Rowlands Pharmacy, Alvin Street 250 Desirable 

Shire Hall 650 Acceptable 

Main Post office 450 Acceptable 

Gloucester Primary Shopping Area 160 Desirable 

The King's School 160 Desirable 

Denmark Road High School 800 Acceptable 
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5.2.4 The above demonstrates that the site is very well placed to encourage walking trips 

to a range of key services and facilities. 

5.3 Cycle Trips 

5.3.1 Acceptable cycle distances are more difficult to define, however SUSTRANS (a 

registered charity promoting sustainable travel choices), state that a five mile journey 

can be comfortably cycled by an adult in 30 minutes’. 

5.3.2 Based on the above, the site’s cycle catchment includes the major commercial / retail 

/ employment areas off the A38 Eastern Avenue to the east, and those off the A38 

Cole Avenue to the south.   

5.4 Public Transport Trips 

5.4.1 Guidance for new development normally recommends that bus stops are located 

within 400m from the site.   

5.4.2 A number of local bus services are accessible within 200m of the site.  All Gloucester 

city centres bus services are available within 450m.  At just 42 seconds additional 

walking time, the difference between this distance and the recommended maximum 

is likely to make little significance to most people.  Accordingly, the site should be 

considered very well placed to encourage the use of buses. 

5.4.3 Similarly, at just 450m from the site, the proximity of Gloucester’s Train Station 

(coupled with the good provision for pedestrian access) means that travel by rail will 

be an attractive option to anyone living or working on the site.  

5.5 Summary 

5.5.1 The site benefits from ready access to the local walk and cycle network, and is 

located within easy walk distance of a range of local services and facilities.   

5.5.2 For longer distance journeys, the site benefits from being very close to Gloucester’s 

bus and train station.  The distances involved fall comfortably with what can be 

considered an achievable walk distance. 

5.5.3 Given the above the site is considered to be highly accessible, and therefore highly 

sustainable in transport planning terms. 
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6 Trip Generation & Impact Assessment 

6.1.1 The following chapter provides an assessment of traffic activity and vehicle parking 

for the proposed development and compares it with the permitted use of the site.   

6.2 Extant Site Use 

6.2.1 The site’s extant planning use is non-food retail (A1 land use class).   

6.2.2 The following table summarises the assessment of the likely vehicle trip movements 

and accumulation associated with the site’s consented use.  This assessment is based 

on trip-rates derived from the Trip Rate Information System (TRICS) database.  The 

full TRICS output is included in Appendix A. 

Table 6.1 - Assessment of Previous Peak Activity on the Site 

 

Trip Generation for 745sqm GFA A1 Non-Food Retail 

Weekday Weekend 

Trip Rate / 100sqm Total Trips Trip Rate / 100sqm Total Trips 
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Weekday AM Peak 

0700-0800 0.224 0.015 0.239 2 0 2 2 
       

0800-0900 0.270 0.061 0.331 2 0 2 3 
       

0900-1000 1.006 0.531 1.537 7 4 11 7 
       

Weekend Peak 

13:00-14:00        2.820 2.717 5.537 21 20 41 14 

14:00-15:00        3.212 3.104 6.316 24 23 47 15 

15:00-16:00        2.726 3.097 5.823 20 23 43 12 

Weekday  PM Peak 

1600-1700 1.097 1.260 2.357 8 9 18 7 
       

1700-1800 0.903 1.050 1.953 7 8 15 6 
       

1800-1900 0.613 0.806 1.419 5 6 11 5 
       

Daily 
              

0000-2400 13.86 13.70 27.56 103 102 205 
 

20.80 20.81 41.61 155 155 310 
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6.2.3 It should be noted that a TRICS based assessment of parking need accords with the 

method adopted for the 2018 Gloucester Car Parking Strategy, produced by Philip 

Jones Associates.   

6.3 Proposed Redevelopment 

6.3.1 The following provides a TRICS based assessment of vehicle trips and accumulation 

for the proposed development. 

6.3.2 For the purpose of this exercise, trip-rates for privately owned flats are applied to the 

26 individual one-bed accommodation units.  This is considered to be a highly robust 

assessment of possible vehicle activity. 

6.3.3 According to section 4.3 above, the residential parking accumulation assessment is 

adjusted to reflect the expectation that there will be 6 associated vehicles parked 

overnight. 

 

Table 6.2 - Assessment of Peak Weekday Vehicle Trip Generation and Accumulation for the Proposed  

     Redevelopment  

 

Trip Generation for Proposed Development - Weekday 

26 Accommodation Units Retail (A1 Land-Use) 343.3sqm GFA 

Trip Rate / Unit Total Trips Trip Rate / 100sqm Total Trips 
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Weekday AM Peak 

0700-0800 0.032 0.104 0.136 1 3 4 4 0.224 0.015 0.239 1 0 1 1 

0800-0900 0.044 0.130 0.174 1 3 5 1 0.270 0.061 0.331 1 0 1 1 

0900-1000 0.055 0.066 0.121 1 2 3 1 1.006 0.531 1.537 3 2 5 3 

Weekday  PM Peak 

1600-1700 0.098 0.065 0.163 3 2 4 2 1.097 1.260 2.357 4 4 8 3 

1700-1800 0.130 0.074 0.204 3 2 5 3 0.903 1.050 1.953 3 4 7 3 

1800-1900 0.131 0.080 0.211 3 2 5 4 0.613 0.806 1.419 2 3 5 2 

Daily 

0000-2400 0.984 1.016 2.000 26 26 52 
 

0.984 1.016 2.000 48 47 95 
 

 

6.3.4 The above table indicates that the proposed development will generate 147 two-

way vehicle movements.  This is less than the 205 predicted to result from the 

extant use.   
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6.3.5 The following table considers the situation for the typical Saturday daytime retail 
peak period.   The TRICS database is lacking survey information for weekend 
residential development.  For the purpose of this assessment, it is assumed that all 
6 cars predicted to result from the proposals will remain parked in the local vicinity. 
 

Table 6.3 - Assessment of Peak Saturday Vehicle Trip Generation and Accumulation for the Proposed  

     Redevelopment  

 

Trip Generation for Proposed Development - Weekend 

26 Accommodation Units Retail (A1 Land-Use) 343.3sqm GFA 

Trip Rate / Unit Total Trips Trip Rate / 100sqm Total Trips 
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Weekend Peak 

13:00-14:00 - - - - - - 6 2.820 2.717 5.537 10 9 19 7 

14:00-15:00 - - - - - - 6 3.212 3.104 6.316 11 11 22 7 

15:00-16:00 - - - - - - 6 2.726 3.097 5.823 9 11 20 6 

Daily 

0000-2400 - - - - - -  20.80 20.81 41.61 71 71 143 
 

 

6.3.1 The above table indicates that the proposed development will generate 143 two-way 

vehicle movements on a Saturday.  This is less than the 310 predicted to result from 

the extant use.   

6.3.2 The following table provides a comparison between vehicle accumulation associated 

with the previous and proposed uses on the site. 
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Table 6.4 – Comparison of Vehicle Accumulation between the Extant and Proposed Site Uses 

 
 
Time Range 

Weekday Weekend 

Accumulation Accumulation 

Extant Proposed Difference Extant Proposed Difference 

00:00-01:00 0 6 6 0 6 6 

01:00-02:00 0 6 6 0 6 6 

02:00-03:00 0 6 6 0 6 6 

03:00-04:00 0 6 6 0 6 6 

04:00-05:00 0 6 6 0 6 6 

05:00-06:00 0 6 6 0 6 6 

06:00-07:00 0 6 6 0 6 6 

07:00-08:00 2 4 3 0 6 6 

08:00-09:00 3 3 0 2 7 5 

09:00-10:00 7 4 -2 6 9 3 

10:00-11:00 8 5 -4 10 11 1 

11:00-12:00 8 4 -4 13 12 -1 

12:00-13:00 9 5 -4 14 12 -1 

13:00-14:00 9 4 -4 14 13 -2 

14:00-15:00 9 4 -5 15 13 -2 

15:00-16:00 8 5 -4 12 12 -1 

16:00-17:00 7 5 -2 9 10 1 

17:00-18:00 6 6 0 3 7 4 

18:00-19:00 5 7 2 0 6 6 

19:00-20:00 3 6 3 0 6 6 

20:00-21:00 1 5 4 0 6 6 

21:00-22:00 0 6 6 0 6 6 

22:00-23:00 0 6 6 0 6 6 

23:00-24:00 0 6 6 0 6 6 

Daily Trip Rates: 0 0 0 0 0 0 

 

 

6.3.3 The analysis indicates that the proposed redevelopment of the site will generate 

fewer traffic movements when compares with the extant use of the site. 

6.3.4 The analysis also indicates that the proposed re-development will result in a 

reduction in demand for public parking spaces during the busiest periods i.e. 

between 09:00 and 17:00 on a weekday and 11:00 – 16:00 on a Saturday 

6.3.5 On this basis of the above it is concluded that the proposed re-development of the 

site will result in no detrimental impact on the operation of the highway network or 

the town centre parking. 
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7 Summary and Conclusion 

7.1.1 This Transport Assessment (TA) has been prepared in order to examine the traffic 

and transportation issues associated with the proposed redevelopment of No. 35 

Worcester Street in central Gloucester.  This site was, until recently, in use as an 

antiques and collectables emporium.  Prior to this the site was used as a furniture / 

furnishings retail outlet.  The existing site is arranged over 2 floors. 

7.1.2 The redevelopment proposals comprise a retail outlet, on the ground floor, and 5 

separate dwellings in multiple-occupancy arranged over 3 floors above the retail 

outlet.  A total of 26 individual one-bed accommodation units are to be provided. 

7.1.3 A secure cycle parking facility for 26 bicycles is included within the proposed scheme, 

as is one parking space for drop-off / pick-up and one parking space for electric 

vehicle charging.   

7.1.4 Use of the above referenced parking will be strictly controlled and, therefore, for the 

purpose of this application the site is considered to be a car-free proposal. 

7.1.5 The nature of the proposed residential units and the site’s excellent sustainable 

travel options are such that car ownership amongst residents is unlikely.  It is 

generally considered that HMO’s tend to attract occupiers with lower-than-average 

levels of car ownership.  Nevertheless, the robust assessment used in this report is 

based on average local car ownership levels, which concludes that there may be a 

need for 6 vehicles to park within Gloucester’s public parking facilities.   

7.1.6 Significantly, the demand for any residential parking will be outside of the weekday 

peaks and off-set by a reduction in demand associated with the loss of retail 

floorspace.  Analysis presented in this report concludes that, when compared with 

the extant site use, daily vehicle movements will be lower and parking demand will 

also be lower during the peak weekday 09:00 – 17:00 and weekend 11:00 – 16:00 

periods. 

7.1.7 According to the above it is concluded that the proposed redevelopment of the site 

will have no detrimental impact to the operation of the local highway network or the 

town centre car parking.  

7.1.8 The site is in a highly sustainable location with a range of facilities and services within 

a short walk.  This includes Gloucester’s rail and bus stations, for longer distance 

journeys. 
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7.1.9 Given the above, it is concluded that there are no valid highways or transportation 

reasons to prevent this proposed redevelopment.  
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

Calculation Factor:    100 sqm

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00

01:00-02:00

02:00-03:00

03:00-04:00

04:00-05:00

05:00-06:00

06:00-07:00

07:00-08:00 3 2231 0.224 3 2231 0.015 3 2231 0.239 2 0 2 2

08:00-09:00 11 2832 0.270 11 2832 0.061 11 2832 0.331 2 0 2 3

09:00-10:00 13 2608 1.006 13 2608 0.531 13 2608 1.537 7 4 11 7

10:00-11:00 13 2608 1.413 13 2608 1.201 13 2608 2.614 11 9 19 8

11:00-12:00 13 2608 1.552 13 2608 1.531 13 2608 3.083 12 11 23 8

12:00-13:00 13 2608 1.584 13 2608 1.558 13 2608 3.142 12 12 23 9

13:00-14:00 13 2608 1.764 13 2608 1.758 13 2608 3.522 13 13 26 9

14:00-15:00 13 2608 1.643 13 2608 1.614 13 2608 3.257 12 12 24 9

15:00-16:00 13 2608 1.327 13 2608 1.392 13 2608 2.719 10 10 20 8

16:00-17:00 13 2608 1.097 13 2608 1.260 13 2608 2.357 8 9 18 7

17:00-18:00 13 2608 0.903 13 2608 1.050 13 2608 1.953 7 8 15 6

18:00-19:00 11 2832 0.613 11 2832 0.806 11 2832 1.419 5 6 11 5

19:00-20:00 10 3001 0.370 10 3001 0.606 10 3001 0.976 3 5 7 3

20:00-21:00 9 2946 0.098 9 2946 0.313 9 2946 0.411 1 2 3 1

21:00-22:00

22:00-23:00

23:00-24:00

Daily Trip Rates: 13.864 13.696 27.560 103 102 205

Weekday trip rates applied to extant Non-

Food Retail Use

A
rr

iv
al

D
e

p
ar

tu
re

To
ta

l

A
cc

u
m

u
la

ti
o

n



TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

Calculation Factor:    100 sqm

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00

01:00-02:00

02:00-03:00

03:00-04:00

04:00-05:00

05:00-06:00

06:00-07:00

07:00-08:00 1 1000 0 1 1000 0 1 1000 0 0 0 0 0

08:00-09:00 11 3688 0.335 11 3688 0.079 11 3688 0.414 2 1 3 2

09:00-10:00 14 3116 1.199 14 3116 0.669 14 3116 1.868 9 5 14 6

10:00-11:00 14 3116 2.084 14 3116 1.518 14 3116 3.602 16 11 27 10

11:00-12:00 14 3116 2.655 14 3116 2.277 14 3116 4.932 20 17 37 13

12:00-13:00 14 3116 2.609 14 3116 2.52 14 3116 5.129 19 19 38 14

13:00-14:00 14 3116 2.820 14 3116 2.717 14 3116 5.537 21 20 41 14

14:00-15:00 14 3116 3.212 14 3116 3.104 14 3116 6.316 24 23 47 15

15:00-16:00 14 3116 2.726 14 3116 3.097 14 3116 5.823 20 23 43 12

16:00-17:00 14 3116 1.985 14 3116 2.432 14 3116 4.417 15 18 33 9

17:00-18:00 14 3116 0.99 14 3116 1.82 14 3116 2.81 7 14 21 3

18:00-19:00 11 3688 0.18 11 3688 0.564 11 3688 0.744 1 4 6 0

19:00-20:00 4 3303 0 4 3303 0.015 4 3303 0.015 0 0 0 0

20:00-21:00 2 2015 0 2 2015 0 2 2015 0 0 0 0 0

21:00-22:00 1 1000 0 1 1000 0 1 1000 0 0 0 0 0

22:00-23:00

23:00-24:00

Daily Trip Rates: 20.795 20.812 41.607 155 155 310

Weekend trip rates applied to extant Non-

Food Retail Use
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

Calculation Factor:      1 DWELLS

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00 6

01:00-02:00 6

02:00-03:00 6

03:00-04:00 6

04:00-05:00 6

05:00-06:00 6

06:00-07:00 6

07:00-08:00 35 71 0.032 35 71 0.104 35 71 0.136 1 3 4 4

08:00-09:00 35 71 0.044 35 71 0.130 35 71 0.174 1 3 5 1

09:00-10:00 35 71 0.055 35 71 0.066 35 71 0.121 1 2 3 1

10:00-11:00 35 71 0.058 35 71 0.068 35 71 0.126 2 2 3 1

11:00-12:00 35 71 0.057 35 71 0.072 35 71 0.129 1 2 3 1

12:00-13:00 35 71 0.081 35 71 0.073 35 71 0.154 2 2 4 1

13:00-14:00 35 71 0.063 35 71 0.072 35 71 0.135 2 2 4 0

14:00-15:00 35 71 0.049 35 71 0.059 35 71 0.108 1 2 3 0

15:00-16:00 35 71 0.079 35 71 0.056 35 71 0.135 2 1 4 1

16:00-17:00 35 71 0.098 35 71 0.065 35 71 0.163 3 2 4 2

17:00-18:00 35 71 0.130 35 71 0.074 35 71 0.204 3 2 5 3

18:00-19:00 35 71 0.131 35 71 0.080 35 71 0.211 3 2 5 4

19:00-20:00 10 92 0.070 10 92 0.059 10 92 0.129 2 2 3 5

20:00-21:00 10 92 0.037 10 92 0.038 10 92 0.075 1 1 2 5

21:00-22:00 6

22:00-23:00 6

23:00-24:00 6

Daily Trip Rates: 0.984 1.016 2.000 26 26 52
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Weekday trip rates applied to proposed 

Accomodation



TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

Calculation Factor:      1 DWELLS

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00 6

01:00-02:00 6

02:00-03:00 6

03:00-04:00 6

04:00-05:00 6

05:00-06:00 6

06:00-07:00 6

07:00-08:00 6

08:00-09:00 6

09:00-10:00 6

10:00-11:00 6

11:00-12:00 6

12:00-13:00 6

13:00-14:00 6

14:00-15:00 6

15:00-16:00 6

16:00-17:00 6

17:00-18:00 6

18:00-19:00 6

19:00-20:00 6

20:00-21:00 6

21:00-22:00 6

22:00-23:00 6

23:00-24:00 6

Daily Trip Rates: 1.314 1.432 2.746 0 0 0
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Saturday trip rates applied to proposed 

Accomodation



TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

Calculation Factor:    100 sqm

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00

01:00-02:00

02:00-03:00

03:00-04:00

04:00-05:00

05:00-06:00

06:00-07:00

07:00-08:00 3 2231 0.224 3 2231 0.015 3 2231 0.239 1 0 1 1

08:00-09:00 11 2832 0.270 11 2832 0.061 11 2832 0.331 1 0 1 1

09:00-10:00 13 2608 1.006 13 2608 0.531 13 2608 1.537 3 2 5 3

10:00-11:00 13 2608 1.413 13 2608 1.201 13 2608 2.614 5 4 9 4

11:00-12:00 13 2608 1.552 13 2608 1.531 13 2608 3.083 5 5 11 4

12:00-13:00 13 2608 1.584 13 2608 1.558 13 2608 3.142 5 5 11 4

13:00-14:00 13 2608 1.764 13 2608 1.758 13 2608 3.522 6 6 12 4

14:00-15:00 13 2608 1.643 13 2608 1.614 13 2608 3.257 6 6 11 4

15:00-16:00 13 2608 1.327 13 2608 1.392 13 2608 2.719 5 5 9 4

16:00-17:00 13 2608 1.097 13 2608 1.260 13 2608 2.357 4 4 8 3

17:00-18:00 13 2608 0.903 13 2608 1.050 13 2608 1.953 3 4 7 3

18:00-19:00 11 2832 0.613 11 2832 0.806 11 2832 1.419 2 3 5 2

19:00-20:00 10 3001 0.370 10 3001 0.606 10 3001 0.976 1 2 3 1

20:00-21:00 9 2946 0.098 9 2946 0.313 9 2946 0.411 0 1 1 1

21:00-22:00

22:00-23:00

23:00-24:00

Daily Trip Rates: 13.864 13.696 27.56 48 47 95

Weekday trip rates applied to proposed 

Non-Food Retail
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

Calculation Factor:    100 sqm

Count Type: VEHICLES

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00-01:00

01:00-02:00

02:00-03:00

03:00-04:00

04:00-05:00

05:00-06:00

06:00-07:00

07:00-08:00 1 1000 0.000 1 1000 0.000 1 1000 0.000 0 0 0 0

08:00-09:00 11 3688 0.335 11 3688 0.079 11 3688 0.414 1 0 1 1

09:00-10:00 14 3116 1.199 14 3116 0.669 14 3116 1.868 4 2 6 3

10:00-11:00 14 3116 2.084 14 3116 1.518 14 3116 3.602 7 5 12 5

11:00-12:00 14 3116 2.655 14 3116 2.277 14 3116 4.932 9 8 17 6

12:00-13:00 14 3116 2.609 14 3116 2.520 14 3116 5.129 9 9 18 6

13:00-14:00 14 3116 2.820 14 3116 2.717 14 3116 5.537 10 9 19 7

14:00-15:00 14 3116 3.212 14 3116 3.104 14 3116 6.316 11 11 22 7

15:00-16:00 14 3116 2.726 14 3116 3.097 14 3116 5.823 9 11 20 6

16:00-17:00 14 3116 1.985 14 3116 2.432 14 3116 4.417 7 8 15 4

17:00-18:00 14 3116 0.990 14 3116 1.820 14 3116 2.810 3 6 10 1

18:00-19:00 11 3688 0.180 11 3688 0.564 11 3688 0.744 1 2 3 0

19:00-20:00 4 3303 0.000 4 3303 0.015 4 3303 0.015 0 0 0 0

20:00-21:00 2 2015 0.000 2 2015 0.000 2 2015 0.000 0 0 0 0

21:00-22:00 1 1000 0.000 1 1000 0.000 1 1000 0.000 0 0 0 0

22:00-23:00

23:00-24:00

Daily Trip Rates: 20.795 20.812 41.607 71 71 143

Saturday trip rates applied to proposed Non-

Food Retail
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Weekday - Total Vehicle Activity for Proposed Site Use
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00:00-01:00 0 0 0 0 0 0 6

01:00-02:00 0 0 0 0 0 0 6

02:00-03:00 0 0 0 0 0 0 6

03:00-04:00 0 0 0 0 0 0 6

04:00-05:00 0 0 0 0 0 0 6

05:00-06:00 0 0 0 0 0 0 6

06:00-07:00 0 0 0 0 0 0 6

07:00-08:00 1 3 1 0 2 3 4

08:00-09:00 1 3 1 0 2 4 3

09:00-10:00 1 2 3 2 5 4 4

10:00-11:00 2 2 5 4 6 6 5

11:00-12:00 1 2 5 5 7 7 4

12:00-13:00 2 2 5 5 8 7 5

13:00-14:00 2 2 6 6 8 8 4

14:00-15:00 1 2 6 6 7 7 4

15:00-16:00 2 1 5 5 7 6 5

16:00-17:00 3 2 4 4 6 6 5

17:00-18:00 3 2 3 4 6 6 6

18:00-19:00 3 2 2 3 6 5 7

19:00-20:00 2 2 1 2 3 4 6

20:00-21:00 1 1 0 1 1 2 5

21:00-22:00 0 0 0 0 0 0 6

22:00-23:00 0 0 0 0 0 0 6

23:00-24:00 0 0 0 0 0 0 6

Total 26 26 48 47 73 73

Time Range

TotalResidential Non-Food Retail



Saturday - Total Vehicle Activity for Proposed Site Use
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00:00-01:00 0 0 0 0 0 0 6

01:00-02:00 0 0 0 0 0 0 6

02:00-03:00 0 0 0 0 0 0 6

03:00-04:00 0 0 0 0 0 0 6

04:00-05:00 0 0 0 0 0 0 6

05:00-06:00 0 0 0 0 0 0 6

06:00-07:00 0 0 0 0 0 0 6

07:00-08:00 0 0 0 0 0 0 6

08:00-09:00 0 0 1 0 1 0 7

09:00-10:00 0 0 4 2 4 2 9

10:00-11:00 0 0 7 5 7 5 11

11:00-12:00 0 0 9 8 9 8 12

12:00-13:00 0 0 9 9 9 9 12

13:00-14:00 0 0 10 9 10 9 13

14:00-15:00 0 0 11 11 11 11 13

15:00-16:00 0 0 9 11 9 11 12

16:00-17:00 0 0 7 8 7 8 10

17:00-18:00 0 0 3 6 3 6 7

18:00-19:00 0 0 1 2 1 2 6

19:00-20:00 0 0 0 0 0 0 6

20:00-21:00 0 0 0 0 0 0 6

21:00-22:00 0 0 0 0 0 0 6

22:00-23:00 0 0 0 0 0 0 6

23:00-24:00 0 0 0 0 0 0 6

Total 0 0 71 71 71 71

Time Range

Residential Non-Food Retail Total



 TRICS 7.7.2 250720 B19.45 Database right of TRICS Consortium Limited, 2020. All rights reserved Friday 21/08/20

 Page  1

Iceni Projects     114-116 Charing Cross Road     London                                                                                     Licence No: 751001

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  03 - RESIDENTIAL

Category :  C - FLATS PRIVATELY OWNED

VEHICLES

Selected regions and areas:

01 GREATER LONDON

BE BEXLEY 1 days

BM BROMLEY 1 days

HM HAMMERSMITH AND FULHAM 2 days

HO HOUNSLOW 2 days

IS ISLINGTON 3 days

KI KINGSTON 1 days

KN KENSINGTON AND CHELSEA 1 days

SK SOUTHWARK 2 days

WF WALTHAM FOREST 1 days

WH WANDSWORTH 1 days

02 SOUTH EAST

BD BEDFORDSHIRE 3 days

EX ESSEX 2 days

HC HAMPSHIRE 1 days

HF HERTFORDSHIRE 1 days

03 SOUTH WEST

DV DEVON 1 days

04 EAST ANGLIA

NF NORFOLK 1 days

SF SUFFOLK 1 days

06 WEST MIDLANDS

WM WEST MIDLANDS 1 days

09 NORTH

CB CUMBRIA 1 days

10 WALES

CO CONWY 1 days

11 SCOTLAND

SA SOUTH AYRSHIRE 1 days

SR STIRLING 2 days

14 LEINSTER

LU LOUTH 3 days

16 ULSTER (REPUBLIC OF IRELAND)

MG MONAGHAN 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Primary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: No of Dwellings

Actual Range: 6 to 194 (units: )

Range Selected by User: 6 to 493 (units: )

Parking Spaces Range: All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included

Bedrooms per Dwelling Range: All Surveys Included

Percentage of dwellings privately owned: All Surveys Included

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/12 to 06/03/20

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 7 days

Tuesday 9 days

Wednesday 7 days

Thursday 7 days

Friday 5 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 35 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys

are undertaking using machines.

Selected Locations:

Town Centre 5

Edge of Town Centre 30

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Development Zone 2

Residential Zone 17

Built-Up Zone 12

High Street 1

No Sub Category 3

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,

Out of Town, High Street and No Sub Category.

Secondary Filtering selection:

Use Class:

   C 3    35 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):

Population within 1 mile:

1,001  to 5,000 1 days

5,001  to 10,000 3 days

10,001 to 15,000 5 days

15,001 to 20,000 3 days

25,001 to 50,000 15 days

50,001 to 100,000 4 days

100,001 or More 4 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 1 days

25,001  to 50,000 3 days

50,001  to 75,000 6 days

75,001  to 100,000 3 days

125,001 to 250,000 5 days

250,001 to 500,000 4 days

500,001 or More 13 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.5 or Less 5 days

0.6 to 1.0 14 days

1.1 to 1.5 16 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

Yes 7 days

No 28 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 20 days

2 Poor 2 days

3 Moderate 2 days

5 Very Good 4 days

6a Excellent 3 days

6b (High) Excellent 4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 BD-03-C-01 BLOCKS OF FLATS BEDFORDSHIRE

WING ROAD

LEIGHTON BUZZARD

LINSLADE

Edge of Town Centre

Residential Zone

Total No of Dwellings:    1 7 5

Survey date: TUESDAY 15/05/18 Survey Type: MANUAL

2 BD-03-C-02 BLOCKS OF FLATS BEDFORDSHIRE

STANBRIDGE ROAD

LEIGHTON BUZZARD

Edge of Town Centre

Residential Zone

Total No of Dwellings:     6 2

Survey date: TUESDAY 15/05/18 Survey Type: MANUAL

3 BD-03-C-03 BLOCKS OF FLATS BEDFORDSHIRE

COURT DRIVE

DUNSTABLE

Edge of Town Centre

No Sub Category

Total No of Dwellings:    1 4 6

Survey date: TUESDAY 15/05/18 Survey Type: MANUAL

4 BE-03-C-01 BLOCKS OF FLATS BEXLEY

CROOK LOG

BEXLEYHEATH

Edge of Town Centre

Residential Zone

Total No of Dwellings:     7 9

Survey date: WEDNESDAY 19/09/18 Survey Type: MANUAL

5 BM-03-C-01 BLOCKS OF FLATS BROMLEY

RINGER'S ROAD

BROMLEY

Town Centre

Built-Up Zone

Total No of Dwellings:    1 6 0

Survey date: MONDAY 12/11/18 Survey Type: MANUAL

6 CB-03-C-01 BLOCK OF FLATS CUMBRIA

KING STREET

CARLISLE

Town Centre

Built-Up Zone

Total No of Dwellings:     4 0

Survey date: THURSDAY 12/06/14 Survey Type: MANUAL

7 CO-03-C-01 BLOCKS OF FLATS CONWY

MOSTYN BROADWAY

LLANDUDNO

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     3 7

Survey date: MONDAY 26/03/18 Survey Type: MANUAL

8 DV-03-C-01 BLOCK OF FLATS DEVON

BONHAY ROAD

EXETER

Edge of Town Centre

Residential Zone

Total No of Dwellings:     2 7

Survey date: MONDAY 10/07/17 Survey Type: MANUAL

9 EX-03-C-01 FLATS ESSEX

WESTCLIFF PARADE

SOUTHEND-ON-SEA

WESTCLIFF

Edge of Town Centre

Residential Zone

Total No of Dwellings:      6

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

10 EX-03-C-02 BLOCK OF FLATS ESSEX

WESTCLIFF PARADE

SOUTHEND-ON-SEA

W E S T C L I F F 

Edge of Town Centre

Residential Zone

Total No of Dwellings:     9 4

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL

11 HC-03-C-01 BLOCKS OF FLATS HAMPSHIRE

CROSS STREET

PORTSMOUTH

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     9 0

Survey date: TUESDAY 05/06/18 Survey Type: MANUAL

12 HF-03-C-03 BLOCK OF FLATS HERTFORDSHIRE

SHENLEY ROAD

BOREHAMWOOD

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     9 1

Survey date: THURSDAY 14/11/19 Survey Type: MANUAL

13 HM-03-C-01 BLOCK OF FLATS HAMMERSMITH AND FULHAM

VANSTON PLACE

FULHAM

Town Centre

High Street

Total No of Dwellings:     4 2

Survey date: WEDNESDAY 16/07/14 Survey Type: MANUAL

14 HM-03-C-02 BLOCKS OF FLATS HAMMERSMITH AND FULHAM

GLENTHORNE ROAD

HAMMERSMITH

Town Centre

Built-Up Zone

Total No of Dwellings:    1 9 4

Survey date: TUESDAY 30/04/19 Survey Type: MANUAL

15 HO-03-C-02 BLOCK OF FLATS HOUNSLOW

HIGH STREET

BRENTFORD

Town Centre

Built-Up Zone

Total No of Dwellings:     8 6

Survey date: WEDNESDAY 03/09/14 Survey Type: MANUAL

16 HO-03-C-03 BLOCKS OF FLATS HOUNSLOW

COMMERCE ROAD

BRENTFORD

Edge of Town Centre

Development Zone

Total No of Dwellings:    1 5 0

Survey date: FRIDAY 18/11/16 Survey Type: MANUAL

17 IS-03-C-05 BLOCK OF FLATS ISLINGTON

LEVER STREET

FINSBURY

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     1 5

Survey date: WEDNESDAY 29/06/16 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

18 IS-03-C-06 BLOCK OF FLATS ISLINGTON

CALEDONIAN ROAD

HOLLOWAY

Edge of Town Centre

Residential Zone

Total No of Dwellings:     1 4

Survey date: MONDAY 27/06/16 Survey Type: MANUAL

19 IS-03-C-07 BLOCK OF FLATS ISLINGTON

CITY ROAD

ISLINGTON

Edge of Town Centre

Development Zone

Total No of Dwellings:    1 8 5

Survey date: THURSDAY 06/06/19 Survey Type: MANUAL

20 KI-03-C-03 BLOCK OF FLATS KINGSTON

PORTSMOUTH ROAD

SURBITON

Edge of Town Centre

Residential Zone

Total No of Dwellings:     2 0

Survey date: MONDAY 11/07/16 Survey Type: MANUAL

21 KN-03-C-03 BLOCK OF FLATS KENSINGTON AND CHELSEA

ALLEN STREET

KENSINGTON

Edge of Town Centre

Residential Zone

Total No of Dwellings:     7 2

Survey date: FRIDAY 11/05/12 Survey Type: MANUAL

22 LU-03-C-01 BLOCKS OF FLATS LOUTH

DONORE ROAD

DROGHEDA

Edge of Town Centre

Residential Zone

Total No of Dwellings:     5 2

Survey date: THURSDAY 12/09/13 Survey Type: MANUAL

23 LU-03-C-02 BLOCK OF FLATS LOUTH

NICHOLAS STREET

DUNDALK

Edge of Town Centre

Residential Zone

Total No of Dwellings:     3 3

Survey date: MONDAY 16/09/13 Survey Type: MANUAL

24 LU-03-C-03 BLOCK OF FLATS LOUTH

NICHOLAS STREET

DUNDALK

Edge of Town Centre

Residential Zone

Total No of Dwellings:     2 0

Survey date: MONDAY 16/09/13 Survey Type: MANUAL

25 MG-03-C-01 BLOCK OF FLATS MONAGHAN

MALL ROAD

MONAGHAN

Edge of Town Centre

No Sub Category

Total No of Dwellings:     2 8

Survey date: FRIDAY 06/09/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

26 NF-03-C-01 BLOCKS OF FLATS NORFOLK

PAGE STAIR LANE

KING'S LYNN

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     5 1

Survey date: THURSDAY 11/12/14 Survey Type: MANUAL

27 SA-03-C-01 BLOCK OF FLATS SOUTH AYRSHIRE

RACECOURSE ROAD

AYR

Edge of Town Centre

Residential Zone

Total No of Dwellings:     5 1

Survey date: TUESDAY 16/09/14 Survey Type: MANUAL

28 SF-03-C-01 BLOCKS OF FLATS SUFFOLK

STATION HILL

BURY ST EDMUNDS

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     8 5

Survey date: THURSDAY 18/12/14 Survey Type: MANUAL

29 SK-03-C-01 BLOCK OF FLATS SOUTHWARK

PARK STREET

SOUTHWARK

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     5 3

Survey date: FRIDAY 19/09/14 Survey Type: MANUAL

30 SK-03-C-02 BLOCK OF FLATS SOUTHWARK

LAMB WALK

BERMONDSEY

Edge of Town Centre

Built-Up Zone

Total No of Dwellings:     2 9

Survey date: THURSDAY 23/04/15 Survey Type: MANUAL

31 SR-03-C-01 FLATS STIRLING

FORTHSIDE WAY

STIRLING

Edge of Town Centre

No Sub Category

Total No of Dwellings:     8 0

Survey date: WEDNESDAY 18/06/14 Survey Type: MANUAL

32 SR-03-C-02 FLATS STIRLING

ROSEBERRY TERRACE

STIRLING

Edge of Town Centre

Residential Zone

Total No of Dwellings:     4 8

Survey date: WEDNESDAY 18/06/14 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

33 WF-03-C-01 BLOCKS OF FLATS WALTHAM FOREST

ERSKINE ROAD

WALTHAMSTOW

Edge of Town Centre

Residential Zone

Total No of Dwellings:     7 3

Survey date: TUESDAY 05/11/19 Survey Type: MANUAL

34 WH-03-C-01 BLOCKS OF FLATS WANDSWORTH

AMIES STREET

CLAPHAM JUNCTION 

Edge of Town Centre

Residential Zone

Total No of Dwellings:     3 0

Survey date: WEDNESDAY 09/05/12 Survey Type: MANUAL

35 WM-03-C-04 BLOCKS OF FLATS WEST MIDLANDS

GILLQUART WAY

COVENTRY

PARKSIDE

Edge of Town Centre

Residential Zone

Total No of Dwellings:     5 5

Survey date: FRIDAY 11/11/16 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

VEHICLES

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

35 71 0.032 35 71 0.104 35 71 0.13607:00 - 08:00

35 71 0.044 35 71 0.130 35 71 0.17408:00 - 09:00

35 71 0.055 35 71 0.066 35 71 0.12109:00 - 10:00

35 71 0.058 35 71 0.068 35 71 0.12610:00 - 11:00

35 71 0.057 35 71 0.072 35 71 0.12911:00 - 12:00

35 71 0.081 35 71 0.073 35 71 0.15412:00 - 13:00

35 71 0.063 35 71 0.072 35 71 0.13513:00 - 14:00

35 71 0.049 35 71 0.059 35 71 0.10814:00 - 15:00

35 71 0.079 35 71 0.056 35 71 0.13515:00 - 16:00

35 71 0.098 35 71 0.065 35 71 0.16316:00 - 17:00

35 71 0.130 35 71 0.074 35 71 0.20417:00 - 18:00

35 71 0.131 35 71 0.080 35 71 0.21118:00 - 19:00

10 92 0.070 10 92 0.059 10 92 0.12919:00 - 20:00

10 92 0.037 10 92 0.038 10 92 0.07520:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.984   1.016   2.000

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 6 - 194 (units: )

Survey date date range: 01/01/12 - 06/03/20

Number of weekdays (Monday-Friday): 35

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 1

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

TAXIS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

35 71 0.004 35 71 0.005 35 71 0.00907:00 - 08:00

35 71 0.004 35 71 0.004 35 71 0.00808:00 - 09:00

35 71 0.005 35 71 0.006 35 71 0.01109:00 - 10:00

35 71 0.004 35 71 0.004 35 71 0.00810:00 - 11:00

35 71 0.006 35 71 0.006 35 71 0.01211:00 - 12:00

35 71 0.006 35 71 0.006 35 71 0.01212:00 - 13:00

35 71 0.004 35 71 0.004 35 71 0.00813:00 - 14:00

35 71 0.001 35 71 0.001 35 71 0.00214:00 - 15:00

35 71 0.004 35 71 0.003 35 71 0.00715:00 - 16:00

35 71 0.006 35 71 0.006 35 71 0.01216:00 - 17:00

35 71 0.007 35 71 0.005 35 71 0.01217:00 - 18:00

35 71 0.011 35 71 0.011 35 71 0.02218:00 - 19:00

10 92 0.011 10 92 0.012 10 92 0.02319:00 - 20:00

10 92 0.007 10 92 0.005 10 92 0.01220:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.080   0.078   0.158

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

OGVS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

35 71 0.002 35 71 0.002 35 71 0.00407:00 - 08:00

35 71 0.001 35 71 0.000 35 71 0.00108:00 - 09:00

35 71 0.003 35 71 0.003 35 71 0.00609:00 - 10:00

35 71 0.001 35 71 0.001 35 71 0.00210:00 - 11:00

35 71 0.002 35 71 0.002 35 71 0.00411:00 - 12:00

35 71 0.002 35 71 0.001 35 71 0.00312:00 - 13:00

35 71 0.002 35 71 0.003 35 71 0.00513:00 - 14:00

35 71 0.002 35 71 0.001 35 71 0.00314:00 - 15:00

35 71 0.000 35 71 0.001 35 71 0.00115:00 - 16:00

35 71 0.000 35 71 0.000 35 71 0.00016:00 - 17:00

35 71 0.000 35 71 0.000 35 71 0.00017:00 - 18:00

35 71 0.000 35 71 0.000 35 71 0.00018:00 - 19:00

10 92 0.000 10 92 0.000 10 92 0.00019:00 - 20:00

10 92 0.000 10 92 0.000 10 92 0.00020:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.015   0.014   0.029

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

PSVS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

35 71 0.000 35 71 0.000 35 71 0.00007:00 - 08:00

35 71 0.000 35 71 0.000 35 71 0.00008:00 - 09:00

35 71 0.000 35 71 0.000 35 71 0.00009:00 - 10:00

35 71 0.000 35 71 0.000 35 71 0.00010:00 - 11:00

35 71 0.000 35 71 0.001 35 71 0.00111:00 - 12:00

35 71 0.000 35 71 0.001 35 71 0.00112:00 - 13:00

35 71 0.000 35 71 0.000 35 71 0.00013:00 - 14:00

35 71 0.000 35 71 0.000 35 71 0.00014:00 - 15:00

35 71 0.000 35 71 0.000 35 71 0.00015:00 - 16:00

35 71 0.000 35 71 0.001 35 71 0.00116:00 - 17:00

35 71 0.000 35 71 0.000 35 71 0.00017:00 - 18:00

35 71 0.000 35 71 0.000 35 71 0.00018:00 - 19:00

10 92 0.000 10 92 0.000 10 92 0.00019:00 - 20:00

10 92 0.000 10 92 0.000 10 92 0.00020:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.000   0.003   0.003

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 03 - RESIDENTIAL/C - FLATS PRIVATELY OWNED

CYCLISTS

Calculation factor: 1 DWELLS

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

35 71 0.002 35 71 0.008 35 71 0.01007:00 - 08:00

35 71 0.004 35 71 0.015 35 71 0.01908:00 - 09:00

35 71 0.002 35 71 0.004 35 71 0.00609:00 - 10:00

35 71 0.004 35 71 0.008 35 71 0.01210:00 - 11:00

35 71 0.003 35 71 0.002 35 71 0.00511:00 - 12:00

35 71 0.001 35 71 0.002 35 71 0.00312:00 - 13:00

35 71 0.004 35 71 0.001 35 71 0.00513:00 - 14:00

35 71 0.004 35 71 0.002 35 71 0.00614:00 - 15:00

35 71 0.003 35 71 0.002 35 71 0.00515:00 - 16:00

35 71 0.003 35 71 0.001 35 71 0.00416:00 - 17:00

35 71 0.006 35 71 0.003 35 71 0.00917:00 - 18:00

35 71 0.005 35 71 0.003 35 71 0.00818:00 - 19:00

10 92 0.016 10 92 0.003 10 92 0.01919:00 - 20:00

10 92 0.005 10 92 0.001 10 92 0.00620:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.062   0.055   0.117

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  01 - RETAIL

Category :  G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

VEHICLES

Selected regions and areas:

02 SOUTH EAST

BU BUCKINGHAMSHIRE 1 days

KC KENT 2 days

04 EAST ANGLIA

SF SUFFOLK 1 days

06 WEST MIDLANDS

HE HEREFORDSHIRE 1 days

WM WEST MIDLANDS 4 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

NY NORTH YORKSHIRE 1 days

SY SOUTH YORKSHIRE 1 days

WY WEST YORKSHIRE 1 days

08 NORTH WEST

LC LANCASHIRE 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 290 to 7900 (units: sqm)

Range Selected by User: 290 to 16600 (units: sqm)

Parking Spaces Range: All Surveys Included

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/00 to 14/03/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 2 days

Tuesday 1 days

Wednesday 1 days

Thursday 1 days

Friday 8 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 13 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys

are undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 9

Edge of Town 4

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Industrial Zone 2

Commercial Zone 3

Residential Zone 1

Retail Zone 5

No Sub Category 2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,

Out of Town, High Street and No Sub Category.
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Secondary Filtering selection:

Use Class:

   A 1    13 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:

1,001  to 5,000 3 days

5,001  to 10,000 1 days

10,001 to 15,000 2 days

15,001 to 20,000 3 days

20,001 to 25,000 2 days

25,001 to 50,000 2 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

50,001  to 75,000 3 days

125,001 to 250,000 9 days

500,001 or More 1 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.5 or Less 1 days

0.6 to 1.0 8 days

1.1 to 1.5 4 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Petrol filling station:

Included in the survey count 0 days

Excluded from count or no filling station 13 days

This data displays the number of surveys within the selected set that include petrol filling station activity, and the

number of surveys that do not.

Travel Plan:

Not Known 8 days

No 5 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 13 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 BU-01-G-01 COURTS BUCKINGHAMSHIRE

CAIRNGORM GATE

MILTON KEYNES

WINTERHILL

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   7 9 0 0 sqm

Survey date: FRIDAY 08/03/02 Survey Type: MANUAL

2 HE-01-G-01 PETS AT HOME HEREFORDSHIRE

COMMERCIAL ROAD

HEREFORD

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:    7 1 4 sqm

Survey date: MONDAY 17/10/11 Survey Type: MANUAL

3 KC-01-G-01 PREMUS HOMEMAKER KENT

SEA STREET

HERNE BAY

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   1 2 4 8 sqm

Survey date: FRIDAY 21/06/02 Survey Type: MANUAL

4 KC-01-G-02 D&A TOYS KENT

BROADOAK ROAD

CANTERBURY

Edge of Town

Commercial Zone

Total Gross floor area:   1 5 0 0 sqm

Survey date: FRIDAY 06/12/02 Survey Type: MANUAL

5 LC-01-G-01 CURRYS PC WORLD LANCASHIRE

BLACKPOOL ROAD

PRESTON

RIBBLETON

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   4 1 0 0 sqm

Survey date: TUESDAY 06/11/18 Survey Type: MANUAL

6 NY-01-G-03 DUNELM MILL NORTH YORKSHIRE

STIRLING ROAD

YORK

CLIFTON MOOR 

Edge of Town

Retail Zone

Total Gross floor area:   3 5 0 0 sqm

Survey date: WEDNESDAY 16/09/09 Survey Type: MANUAL

7 SF-01-G-01 NEVADA BOB'S GOLF SUFFOLK

FELIXSTOWE ROAD

IPSWICH

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:    2 9 0 sqm

Survey date: FRIDAY 17/11/00 Survey Type: MANUAL

8 SY-01-G-01 DUNELM MILL SOUTH YORKSHIRE

WOMBWELL LANE

BARNSLEY

BARNSLEY RETAIL PARK

Edge of Town

Retail Zone

Total Gross floor area:   3 1 2 7 sqm

Survey date: MONDAY 21/06/10 Survey Type: MANUAL

9 WM-01-G-01 STAPLES WEST MIDLANDS

ROCKY LANE

BIRMINGHAM

ASTON

Suburban Area (PPS6 Out of Centre)

Commercial Zone

Total Gross floor area:   1 8 8 0 sqm

Survey date: FRIDAY 17/11/00 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

10 WM-01-G-02 PC WORLD WEST MIDLANDS

STRATFORD ROAD

SOLIHULL

SHIRLEY

Edge of Town

Residential Zone

Total Gross floor area:   2 8 0 0 sqm

Survey date: FRIDAY 14/09/01 Survey Type: MANUAL

11 WM-01-G-03 DFS WEST MIDLANDS

HIGHGATE MIDDLEWAY

BIRMINGHAM

HIGHGATE

Suburban Area (PPS6 Out of Centre)

Commercial Zone

Total Gross floor area:   3 6 0 0 sqm

Survey date: FRIDAY 26/10/01 Survey Type: MANUAL

12 WM-01-G-04 COMET WEST MIDLANDS

MARSHALL LAKE ROAD

SOLIHULL

SHIRLEY

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   2 1 0 0 sqm

Survey date: FRIDAY 12/10/01 Survey Type: MANUAL

13 WY-01-G-02 SUPA SOFA WEST YORKSHIRE

CLARENCE ROAD

LEEDS

HUNSLET

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   1 1 4 0 sqm

Survey date: THURSDAY 14/03/19 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

3 2231 0.224 3 2231 0.015 3 2231 0.23907:00 - 08:00

11 2832 0.270 11 2832 0.061 11 2832 0.33108:00 - 09:00

13 2608 1.006 13 2608 0.531 13 2608 1.53709:00 - 10:00

13 2608 1.413 13 2608 1.201 13 2608 2.61410:00 - 11:00

13 2608 1.552 13 2608 1.531 13 2608 3.08311:00 - 12:00

13 2608 1.584 13 2608 1.558 13 2608 3.14212:00 - 13:00

13 2608 1.764 13 2608 1.758 13 2608 3.52213:00 - 14:00

13 2608 1.643 13 2608 1.614 13 2608 3.25714:00 - 15:00

13 2608 1.327 13 2608 1.392 13 2608 2.71915:00 - 16:00

13 2608 1.097 13 2608 1.260 13 2608 2.35716:00 - 17:00

13 2608 0.903 13 2608 1.050 13 2608 1.95317:00 - 18:00

11 2832 0.613 11 2832 0.806 11 2832 1.41918:00 - 19:00

10 3001 0.370 10 3001 0.606 10 3001 0.97619:00 - 20:00

9 2946 0.098 9 2946 0.313 9 2946 0.41120:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:  1 3.864  1 3.696  2 7.560

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 290 - 7900 (units: sqm)

Survey date date range: 01/01/00 - 14/03/19

Number of weekdays (Monday-Friday): 13

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

3 2231 0.000 3 2231 0.000 3 2231 0.00007:00 - 08:00

11 2832 0.019 11 2832 0.010 11 2832 0.02908:00 - 09:00

13 2608 0.012 13 2608 0.018 13 2608 0.03009:00 - 10:00

13 2608 0.015 13 2608 0.012 13 2608 0.02710:00 - 11:00

13 2608 0.018 13 2608 0.015 13 2608 0.03311:00 - 12:00

13 2608 0.009 13 2608 0.009 13 2608 0.01812:00 - 13:00

13 2608 0.021 13 2608 0.009 13 2608 0.03013:00 - 14:00

13 2608 0.021 13 2608 0.027 13 2608 0.04814:00 - 15:00

13 2608 0.003 13 2608 0.006 13 2608 0.00915:00 - 16:00

13 2608 0.003 13 2608 0.015 13 2608 0.01816:00 - 17:00

13 2608 0.000 13 2608 0.003 13 2608 0.00317:00 - 18:00

11 2832 0.003 11 2832 0.003 11 2832 0.00618:00 - 19:00

10 3001 0.000 10 3001 0.000 10 3001 0.00019:00 - 20:00

9 2946 0.000 9 2946 0.000 9 2946 0.00020:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.124   0.127   0.251

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

3 2231 0.000 3 2231 0.000 3 2231 0.00007:00 - 08:00

11 2832 0.000 11 2832 0.000 11 2832 0.00008:00 - 09:00

13 2608 0.000 13 2608 0.000 13 2608 0.00009:00 - 10:00

13 2608 0.000 13 2608 0.000 13 2608 0.00010:00 - 11:00

13 2608 0.000 13 2608 0.000 13 2608 0.00011:00 - 12:00

13 2608 0.000 13 2608 0.000 13 2608 0.00012:00 - 13:00

13 2608 0.000 13 2608 0.000 13 2608 0.00013:00 - 14:00

13 2608 0.000 13 2608 0.000 13 2608 0.00014:00 - 15:00

13 2608 0.000 13 2608 0.000 13 2608 0.00015:00 - 16:00

13 2608 0.003 13 2608 0.003 13 2608 0.00616:00 - 17:00

13 2608 0.000 13 2608 0.000 13 2608 0.00017:00 - 18:00

11 2832 0.000 11 2832 0.000 11 2832 0.00018:00 - 19:00

10 3001 0.000 10 3001 0.000 10 3001 0.00019:00 - 20:00

9 2946 0.000 9 2946 0.000 9 2946 0.00020:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.003   0.003   0.006

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

3 2231 0.015 3 2231 0.000 3 2231 0.01507:00 - 08:00

11 2832 0.003 11 2832 0.003 11 2832 0.00608:00 - 09:00

13 2608 0.009 13 2608 0.003 13 2608 0.01209:00 - 10:00

13 2608 0.003 13 2608 0.000 13 2608 0.00310:00 - 11:00

13 2608 0.009 13 2608 0.000 13 2608 0.00911:00 - 12:00

13 2608 0.006 13 2608 0.006 13 2608 0.01212:00 - 13:00

13 2608 0.006 13 2608 0.009 13 2608 0.01513:00 - 14:00

13 2608 0.003 13 2608 0.009 13 2608 0.01214:00 - 15:00

13 2608 0.006 13 2608 0.003 13 2608 0.00915:00 - 16:00

13 2608 0.003 13 2608 0.003 13 2608 0.00616:00 - 17:00

13 2608 0.003 13 2608 0.003 13 2608 0.00617:00 - 18:00

11 2832 0.000 11 2832 0.000 11 2832 0.00018:00 - 19:00

10 3001 0.000 10 3001 0.000 10 3001 0.00019:00 - 20:00

9 2946 0.000 9 2946 0.000 9 2946 0.00020:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.066   0.039   0.105

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.



 TRICS 7.7.2 250720 B19.45 Database right of TRICS Consortium Limited, 2020. All rights reserved Friday 21/08/20

 Page  1

Iceni Projects     114-116 Charing Cross Road     London                                                                                     Licence No: 751001

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  01 - RETAIL

Category :  G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

VEHICLES

Selected regions and areas:

02 SOUTH EAST

BU BUCKINGHAMSHIRE 1 days

EX ESSEX 1 days

KC KENT 2 days

06 WEST MIDLANDS

WM WEST MIDLANDS 4 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

NY NORTH YORKSHIRE 1 days

WY WEST YORKSHIRE 1 days

08 NORTH WEST

GM GREATER MANCHESTER 2 days

09 NORTH

CB CUMBRIA 1 days

TV TEES VALLEY 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 300 to 7900 (units: sqm)

Range Selected by User: 290 to 16600 (units: sqm)

Parking Spaces Range: All Surveys Included

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/00 to 14/03/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Saturday 14 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 14 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys

are undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 9

Edge of Town 5

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Commercial Zone 3

Residential Zone 2

Retail Zone 5

Built-Up Zone 1

No Sub Category 3

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,

Out of Town, High Street and No Sub Category.
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Secondary Filtering selection:

Use Class:

   A 1    14 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:

1,000 or Less 1 days

1,001  to 5,000 3 days

5,001  to 10,000 2 days

10,001 to 15,000 3 days

15,001 to 20,000 3 days

20,001 to 25,000 1 days

25,001 to 50,000 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

50,001  to 75,000 2 days

75,001  to 100,000 1 days

100,001 to 125,000 1 days

125,001 to 250,000 6 days

250,001 to 500,000 2 days

500,001 or More 2 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.6 to 1.0 9 days

1.1 to 1.5 5 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Petrol filling station:

Included in the survey count 0 days

Excluded from count or no filling station 14 days

This data displays the number of surveys within the selected set that include petrol filling station activity, and the

number of surveys that do not.

Travel Plan:

Not Known 8 days

No 6 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 14 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 BU-01-G-01 COURTS BUCKINGHAMSHIRE

CAIRNGORM GATE

MILTON KEYNES

WINTERHILL

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   7 9 0 0 sqm

Survey date: SATURDAY 09/03/02 Survey Type: MANUAL

2 CB-01-G-01 CARPHONE WAREHSE CUMBRIA

KINGSTOWN ROAD

CARLISLE

KINGSTOWN

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:    3 0 0 sqm

Survey date: SATURDAY 07/09/02 Survey Type: MANUAL

3 EX-01-G-01 MFI ESSEX

LONDON ROAD

COLCHESTER

LEXDEN

Edge of Town

No Sub Category

Total Gross floor area:   1 0 0 0 sqm

Survey date: SATURDAY 19/07/08 Survey Type: MANUAL

4 GM-01-G-03 PC WORLD GREATER MANCHESTER

CHESTER ROAD

MANCHESTER

GORSE HILL

Suburban Area (PPS6 Out of Centre)

Built-Up Zone

Total Gross floor area:   4 3 2 5 sqm

Survey date: SATURDAY 12/06/04 Survey Type: MANUAL

5 GM-01-G-04 DECATHLON GREATER MANCHESTER

GEORGES ROAD

STOCKPORT

HEATON NORRIS

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   5 0 0 0 sqm

Survey date: SATURDAY 21/11/09 Survey Type: MANUAL

6 KC-01-G-01 PREMUS HOMEMAKER KENT

SEA STREET

HERNE BAY

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   1 2 4 8 sqm

Survey date: SATURDAY 22/06/02 Survey Type: MANUAL

7 KC-01-G-03 TOY SUPERSTORE KENT

BROADOAK ROAD

CANTERBURY

Edge of Town

Commercial Zone

Total Gross floor area:   1 5 0 0 sqm

Survey date: SATURDAY 07/12/02 Survey Type: MANUAL

8 NY-01-G-02 CURRY'S NORTH YORKSHIRE

HURRICANE WAY

YORK

CLIFTON MOOR

Edge of Town

Retail Zone

Total Gross floor area:   3 0 3 0 sqm

Survey date: SATURDAY 19/09/09 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

9 TV-01-G-01 GO OUTDOORS TEES VALLEY

ASCOT DRIVE

STOCKTON-ON-TEES

PORTRACK

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   4 1 8 1 sqm

Survey date: SATURDAY 18/06/11 Survey Type: MANUAL

10 WM-01-G-01 STAPLES WEST MIDLANDS

ROCKY LANE

BIRMINGHAM

ASTON

Suburban Area (PPS6 Out of Centre)

Commercial Zone

Total Gross floor area:   1 8 8 0 sqm

Survey date: SATURDAY 18/11/00 Survey Type: MANUAL

11 WM-01-G-02 PC WORLD WEST MIDLANDS

STRATFORD ROAD

SOLIHULL

SHIRLEY

Edge of Town

Residential Zone

Total Gross floor area:   2 8 0 0 sqm

Survey date: SATURDAY 15/09/01 Survey Type: MANUAL

12 WM-01-G-03 DFS WEST MIDLANDS

HIGHGATE MIDDLEWAY

BIRMINGHAM

HIGHGATE

Suburban Area (PPS6 Out of Centre)

Commercial Zone

Total Gross floor area:   3 6 0 0 sqm

Survey date: SATURDAY 27/10/01 Survey Type: MANUAL

13 WM-01-G-04 COMET WEST MIDLANDS

MARSHALL LAKE ROAD

SOLIHULL

SHIRLEY

Suburban Area (PPS6 Out of Centre)

Retail Zone

Total Gross floor area:   2 1 0 0 sqm

Survey date: SATURDAY 13/10/01 Survey Type: MANUAL

14 WY-01-G-01 CURRYS PC WORLD WEST YORKSHIRE

HOLDEN ING WAY

BATLEY

BIRSTALL

Edge of Town

Retail Zone

Total Gross floor area:   4 7 5 5 sqm

Survey date: SATURDAY 20/10/18 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the

week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

1 1000 0.000 1 1000 0.000 1 1000 0.00007:00 - 08:00

11 3688 0.335 11 3688 0.079 11 3688 0.41408:00 - 09:00

14 3116 1.199 14 3116 0.669 14 3116 1.86809:00 - 10:00

14 3116 2.084 14 3116 1.518 14 3116 3.60210:00 - 11:00

14 3116 2.655 14 3116 2.277 14 3116 4.93211:00 - 12:00

14 3116 2.609 14 3116 2.520 14 3116 5.12912:00 - 13:00

14 3116 2.820 14 3116 2.717 14 3116 5.53713:00 - 14:00

14 3116 3.212 14 3116 3.104 14 3116 6.31614:00 - 15:00

14 3116 2.726 14 3116 3.097 14 3116 5.82315:00 - 16:00

14 3116 1.985 14 3116 2.432 14 3116 4.41716:00 - 17:00

14 3116 0.990 14 3116 1.820 14 3116 2.81017:00 - 18:00

11 3688 0.180 11 3688 0.564 11 3688 0.74418:00 - 19:00

4 3303 0.000 4 3303 0.015 4 3303 0.01519:00 - 20:00

2 2015 0.000 2 2015 0.000 2 2015 0.00020:00 - 21:00

1 1000 0.000 1 1000 0.000 1 1000 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:  2 0.795  2 0.812  4 1.607

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published

by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published

work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the

data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights

and other proprietary notices, and any disclaimer contained thereon.

The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.

[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary

Trip rate parameter range selected: 300 - 7900 (units: sqm)

Survey date date range: 01/01/00 - 14/03/19

Number of weekdays (Monday-Friday): 0

Number of Saturdays: 14

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

1 1000 0.000 1 1000 0.000 1 1000 0.00007:00 - 08:00

11 3688 0.002 11 3688 0.002 11 3688 0.00408:00 - 09:00

14 3116 0.009 14 3116 0.009 14 3116 0.01809:00 - 10:00

14 3116 0.009 14 3116 0.005 14 3116 0.01410:00 - 11:00

14 3116 0.000 14 3116 0.005 14 3116 0.00511:00 - 12:00

14 3116 0.005 14 3116 0.000 14 3116 0.00512:00 - 13:00

14 3116 0.007 14 3116 0.005 14 3116 0.01213:00 - 14:00

14 3116 0.000 14 3116 0.007 14 3116 0.00714:00 - 15:00

14 3116 0.000 14 3116 0.000 14 3116 0.00015:00 - 16:00

14 3116 0.000 14 3116 0.002 14 3116 0.00216:00 - 17:00

14 3116 0.005 14 3116 0.005 14 3116 0.01017:00 - 18:00

11 3688 0.000 11 3688 0.000 11 3688 0.00018:00 - 19:00

4 3303 0.000 4 3303 0.000 4 3303 0.00019:00 - 20:00

2 2015 0.000 2 2015 0.000 2 2015 0.00020:00 - 21:00

1 1000 0.000 1 1000 0.000 1 1000 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.037   0.040   0.077

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

1 1000 0.000 1 1000 0.000 1 1000 0.00007:00 - 08:00

11 3688 0.000 11 3688 0.000 11 3688 0.00008:00 - 09:00

14 3116 0.000 14 3116 0.000 14 3116 0.00009:00 - 10:00

14 3116 0.000 14 3116 0.000 14 3116 0.00010:00 - 11:00

14 3116 0.000 14 3116 0.000 14 3116 0.00011:00 - 12:00

14 3116 0.002 14 3116 0.002 14 3116 0.00412:00 - 13:00

14 3116 0.000 14 3116 0.000 14 3116 0.00013:00 - 14:00

14 3116 0.002 14 3116 0.002 14 3116 0.00414:00 - 15:00

14 3116 0.000 14 3116 0.000 14 3116 0.00015:00 - 16:00

14 3116 0.000 14 3116 0.000 14 3116 0.00016:00 - 17:00

14 3116 0.000 14 3116 0.000 14 3116 0.00017:00 - 18:00

11 3688 0.000 11 3688 0.000 11 3688 0.00018:00 - 19:00

4 3303 0.000 4 3303 0.000 4 3303 0.00019:00 - 20:00

2 2015 0.000 2 2015 0.000 2 2015 0.00020:00 - 21:00

1 1000 0.000 1 1000 0.000 1 1000 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.004   0.004   0.008

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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TRIP RATE for Land Use 01 - RETAIL/G - OTHER INDIVIDUAL NON-FOOD SUPERSTORE

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

1 1000 0.000 1 1000 0.000 1 1000 0.00007:00 - 08:00

11 3688 0.010 11 3688 0.000 11 3688 0.01008:00 - 09:00

14 3116 0.005 14 3116 0.002 14 3116 0.00709:00 - 10:00

14 3116 0.011 14 3116 0.005 14 3116 0.01610:00 - 11:00

14 3116 0.011 14 3116 0.016 14 3116 0.02711:00 - 12:00

14 3116 0.000 14 3116 0.005 14 3116 0.00512:00 - 13:00

14 3116 0.002 14 3116 0.002 14 3116 0.00413:00 - 14:00

14 3116 0.011 14 3116 0.005 14 3116 0.01614:00 - 15:00

14 3116 0.007 14 3116 0.011 14 3116 0.01815:00 - 16:00

14 3116 0.002 14 3116 0.007 14 3116 0.00916:00 - 17:00

14 3116 0.002 14 3116 0.005 14 3116 0.00717:00 - 18:00

11 3688 0.000 11 3688 0.005 11 3688 0.00518:00 - 19:00

4 3303 0.000 4 3303 0.000 4 3303 0.00019:00 - 20:00

2 2015 0.000 2 2015 0.000 2 2015 0.00020:00 - 21:00

1 1000 0.000 1 1000 0.000 1 1000 0.00021:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   0.061   0.063   0.124

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals

plus departures). Within each of these main columns are three sub-columns. These display the number of survey days

where count data is included (per time period), the average value of the selected trip rate calculation parameter (per

time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the

foot of the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.



WASTE MINIMISATION STATEMENT 

IN SUPPORT OF A PLANNING APPLICATION FOR DEMOLITION OF THE 
EXISTING BUILDINGS AND CONSTRUCTION OF A NEW BUILDING TO PROVI
DE A RETAIL UNIT AT GROUND FLOOR WITH 21 UNITS WITHIN 5 HMOs (HO
USE IN MULTIPLE OCCUPATION) ON THE FIRST, SECOND AND THIRD FLOO

RS 

AT 35 WORCESTER STREET, GLOUCESTER. 

ON BEHALF OF HERITAGE HOUSING DEVELOPMENTS. 

 

1.0  Introduction 

 

1.1  AC  Planning  Solutions  Limited  is  instructed  by  Heritage  Housing  Developments  

to submit a full planning application for the demolition of existing buildings and the 

erection  of  a  building  to  provide  a  retail  unit  at  ground  floor,  with  21  units  within  5 

HMOs  (House  in  Multiple  Occupation)  on  the  first,  second  and  third  floors  at  35 

Worcester Street, Gloucester. 

 

1.2 This statement demonstrates how the proposed development accords with the  

G louces tersh i re  W as te  Loca l  P lan  adopted in  Oc tober  2004,  i n  minimising 

waste production during the demolition, construction of development and during its 

subsequent occupation in accordance with Local Plan Policy 36.  

 

1.3 In addition to this, this statement has been drafted in accordance with the Waste 

Minimisat ion in Development Projects Supplementary Planning Document 

adopted in September 2006.  

 

1.4 The proposed development includes: the demoli t ion of  the exist ing buildings, 

with a wholly new structure to replace it . 

 

1.5 This  s ta tement  wi l l  ident i f y how waste  ar is ing  dur ing the  demol i t ion ,  

construction and occupation of the development will be minimised and managed 

and demonstrate how recycling during the occupation of the development has 

been incorporated. 

 

 

 

 

 

 



2.0 Project Planning and Design Stage 

 

DEVELOPMENT 

 

2.1 The applicant conf irms that they support the concept that waste is to be  

managed in accordance wi th a "waste h ierarchy" a imed to prevent ,  reduce, 

reuse and recycle in preference to direct disposal.  

 

2.2 As  an  ex is t ing  schem e wi th  an  e lem en t  o f  new bu i l d ,  t he  p roposed  

d e v e l o p m e n t  w i l l  e n a b l e  m a x i m u m  o p p o r t u n i t y  t o  i m p r o v e  t h e  

sustainability of the existing site, whilst creating a new sustainable building that 

reduces waste and energy consumption at the source.  

 

2.3 It is l ikely that the proposed the new build will be constructed principally using 

concrete block with cladding. Any other materials to be incorporated into the built 

fabric have been chosen in part owing to their ability to be recycled. These materials 

will be obtained from sustainable sources. 

 

2.4 Modern methods of  construct ion (MMC) are l ikely to be employed here,  with 

many of  the component parts manufactured of f -s i te in a waste eff ic ient 

product ion environment. In addit ion, the modules wil l  al low faster erection with 

reduced waste and reliance on machinery as a way of securing a reduction in energy 

use during construction. 

 

3.0 Construction Activities 

 

3.1 Dur ing the demoli t ion/construct ion phases of the project "best pract ice  means" 

will ensure that waste items will be segregated and emphasis through proper site 

management will encourage the re-use of materials (for example aggregates for 

over-site and timber for formworks). This will include methods for the segregation for 

different types of waste material into different skips, and for the auditing of the 

waste created. As a part of this auditing, a member of the construction team will be 

identified as the individual who has responsibility for the management of this process.  

 

3.2 All trades attending site will be encouraged to bring to site only what is required 

for that day/shif t  of  work . W here th is is  not poss ib le then agreement wil l be 

reached to ensure that the correct amount for that aspect of work is delivered to 

site with waste kept to a minimum. Each trade will be made responsible for its own 

waste and will be expected to commit to the appropriate skip at the end of each 

day/shift. 

 



3.3 The appl icant  is  fu l ly commit ted to the re -use of  waste mater ia ls .  Al l  waste 

material possible will be crushed on-site and re-utilized where appropriate to 

minimize transportation to land f i l l  si tes. Where re -use of material cannot be 

done on site every opportunity will be investigated for their re -use off site. 

 

3.4 Suitable fixtures from the existing building will be removed and sold for re-use prior to 

demolition. 

 

3.5 Should any hazardous materials be identified during the demolition or  construction phase, 

they will be dealt with in line with current regulation and procedures. Any hazardous waste 

will be transferred using Special Waste systems including 72 hours notice of the 

movement to the Environment Agency. Copies of all transfer notes will be retained on site 

for purposes of checking and audit. A copy must be forwarded to head office before invoices 

will be paid. 

 

3.6 The use of excessive amounts of packaging will be discouraged unless its absence may 

result in product damage or deterioration. Where this is the case the packaging, upon removal, 

must be committed to the correct skip to ensure its reuse/recycling. 

 

3.7 As a last resort, waste material that cannot be reused or recycled will be disposed of in 

the appropriate manner. 

 

4.0 Operational Life 

 

4.1 Space for recycling facilities will be provided within each of the proposed HMO units, generally in the 

form of 'under sink bins".  A separate bin store in provided in the western frontage. 

 

4.2 Provision of these facilities results in the integration of the waste  management 

process without having an adverse impact on the street scene. 

 

4.3 Owing to the scale of the site, its location, along with the adjacent hardstanding owned 

by the applicant, access can be gained to waste storage facilities by waste collection 

operatives. 

 

4.4 In addit ion to al l the above, future occupiers of al l the units wi ll  be provided with 

an information pack. This will specify not only the facilities available to occupiers, 

but set out the Local Authorit ies procedures for collections (including details of 

segregation required and dates/times).
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Complete Energy Consultancy – Complete Building Regulation compliance 
under one roof.  
 
 
Energy Statement – Mixed use development at 35 Worcester Street, 
Gloucester, GL1 3AJ  
 
 
Policy SD3: Sustainable Design and Construction 
 

Sustainable Design and Construction  
 
 
Waste and recycling 

 
 Suitable provision has been made externally for the storage of refuse and recycling 

containers.  
 
Materials 
 

 The scheme will show consideration of the need to use materials with a reduced 
energy input e.g. considering the re-use of existing onsite materials, recycled 
materials, or through reference to BRE Green Guide. BRE Green Guide A rated 
materials will be specified wherever possible.  

 
 
 
Flexibility and adaptability 
 

 The scheme shows consideration of the need to design buildings which will be 
adaptable in future in terms of their use and the future incorporation of energy 
saving technologies. 

 
 
 

Air testing 

SAP/SBEM calculations 

EPC 

Code for sustainable homes 

Solar & day lighting calculations 

 

 
 

 
www.completeenergyconsultancy.co.uk 

 

 

 

 

 



ICT 
 

 The new residential & commercial units will be provided with a connection for high 
speed Internet usage.  

 
 

Reducing Surface Water Runoff  

 
 Soakaways are not suitable for this site.   

 
 All hard landscaping surrounding the new units will be semi permeable.  

 
 
 

Reducing Water Consumption  

 The potable water usage will be restricted to 110l per person per day for residential 
units. 

 
 
 
Waste management 
 

 A site waste management plan compliant with WRAP standards will be formulated 
and adhered to on site during construction.  

 
 
 
Site layout and building design 
 

 The proposed site layouts include the potential for passive solar gain with a higher 
proportion of glazing orientated within 30° of south. Avoidance of over shadowing 
of south elevation of buildings has also been considered.  

 
 The landform and landscape has been designed to provide shelter and shade. Fully 

landscaped boundary tree and shrubs have been specified.  
 

 The internal layout of uses has been designed to maximise the capture and use of 
passive solar energy with more glazing on south east elevation, a suitable level of 
thermal mass, locating living rooms on sunnier south east side and heat generating 
equipment/ kitchens on the cooler north side.  

 
 Excessive solar gain in summer is not anticipated but will be modelled to check for 

compliance. If measures are required they may include external shading, additional 
natural ventilation, secure ventilation for night cooling, additional thermal mass.  

 
 
 
 



 
Building Regulations  
 

 The development will be designed to meet the increasingly challenging energy 
performance standards required by Building Regulations. Full SBEM calculations 
have been provided as part of the Building Control process which will demonstrate 
compliance with current standards.  

 
 
Building for the future 
 

 Measures have been taken to make sure the development will be resilient to 
predicted future climate conditions, e.g. hotter summers, wetter winters, more 
storms and flooding, increased risk of soil subsidence. This has been achieved 
through the specification and modelling to prove suitable thermal mass and SUDS 
to process surface water runoff.  

 
 The scheme shows consideration of the need to use materials with a reduced 

energy input e.g. considering the re-use of existing buildings onsite materials, 
recycled materials, or through reference to BRE Green Guide. This will be achieved 
through the production and implementation of a Site Waste Management Plan 
whereby at least 50% of waste will be diverted from landfill. BRE Green Guide A 
rated materials will be specified wherever possible.  

 
 The scheme shows consideration of the need to design buildings which will be 

adaptable in future in terms of their use and the future incorporation of energy 
saving technologies. The Lifetime Homes Standard will be adhered to wherever 
possible with provision to enable simple retro fitting of ground floor showering 
provision and hoist.  

 
 
 
Sustainable Energy 
 
 
Technologies to be considered 
 
Solar water heating systems are one of the more familiar renewable technologies. They 
use the energy from the sun to heat water, most commonly for hot water needs. Solar 
heating systems use a heat collector that is usually mounted on a roof in which a fluid is 
heated by the sun. This fluid is used to heat water that is stored in either a separate hot 
water cylinder or in a twin coil hot water cylinder (the second coil is used to provide 
additional heating from a boiler or other heat source). Solar hot water panels could be 
mounted to roofs but would have an obvious visual impact. 
 
Wind turbines convert the kinetic energy in wind into mechanical energy that is then 
converted to electricity. Turbines are available in a range of sizes and designs and can 
either be free-standing, mounted on a building or integrated into a building structure. For 
a development in this location only a building mounted turbine could be considered 
however due to the character, aesthetics and location of the building it would not be 
feasible. In addition the windspeed in the area is under the advised minimum.  
 



 
Biomass Heating Biomass is any plant-derived organic material that renews itself over a 
short period. Biomass energy systems are based on either the direct or indirect 
combustion of fuels derived from those plant sources. The most common form of biomass 
is the direct combustion of wood in treated or untreated forms. The use of biomass is 
becoming increasingly common in some European countries (some countries such as 
Austria are heavily dependent on biomass). The environmental benefits relate to the 
significantly lower amounts of energy used in biomass production and processing 
compared to the energy released when they are burnt. This can range from a four-fold 
return for biodiesel to an approximate 20-fold energy return for woody biomass. Biomass-
fuels can be used to produce energy on a continuous basis (unlike renewables such as 
wind or solar energy) and it can be an economic alternative to fossil fuels as it is a 
potential source of both heat and electricity. However Biomass systems have particular 
design management and maintenance requirements associated with sourcing, 
transportation and storage and are therefore more commonly used in commercial 
developments rather than domestic installations. It can be less convenient to operate than 
mains-supplied fuels such as natural gas and are more management intensive and require 
expertise in facilities management. Sources of biomass can also fluctuate, so boilers 
should be specified to operate on a variety of fuels without risk of overheating or tripping 
out. A communal biomass system would not be feasible for this development due to use, 
space and maintenance issues. The system would be quite large and there is very little 
space around the property to locate the boiler, hopper and fuel store that is suitable for 
deliveries but also appropriate for feeding the boiler.  
 
A heat pump is a device that takes up heat at a certain temperature and releases it at a 
higher temperature. The essential components of a heat pump are heat exchangers 
(through which energy is extracted and emitted) and a means of pumping heat between 
the exchangers. The effectiveness of the heat pump is measured by the ratio of the 
heating capacity to the effective power input, usually known as the coefficient of 
performance (COP).  
 
Ground-source heat pumps (GSHP) extract heat from the ground. They are classified as 
either water to-air or water-to-water units depending on whether the heat distribution 
system in the building uses air or water. Ground source heat pumps either use long 
shallow trenches or deep vertical boreholes to take low grade heat from the ground and 
then compress it to create higher temperatures. Ground source heat pumps would not be 
suitable due to the lack of land space around the property.  
 
Air Source Heat pumps Air source heat pumps absorb heat from the outside air. This is 
usually used to heat radiators, under floor heating systems, or warm air convectors and 
hot water in your home. An air source heat pump extracts heat from the outside air in the 
same way that a fridge extracts heat from its inside. The system performs down to air 
temperatures of -20°c which means that they are more than suitable for installations 
within the UK. Hot water and Heating can be provided 365 days a year. The hot water is 
produced without the aid of electrical immersions and at 55°c is more than hot enough for 
baths and showers. 
  
There are two main types of air source heat pump system:  An air-to-water system 
distributes heat via your wet central heating system. Heat pumps work much more 
efficiently at a lower temperature than a standard boiler system would. So they are more 
suitable for under-floor heating systems or larger radiators, which give out heat at lower 
temperatures over longer periods of time.  An air-to-air system produces warm air which 



is circulated by fans to heat your home. They are unlikely to provide you with hot water 
as well. An Air Source heat pump would not be feasible due to the lack of land space 
around the property and external condensers would be unsightly and experience shows, 
could have noise implications. 
 
Photovoltaic (PV) modules convert sunlight directly to DC electricity. The solar cells 
consist of a thin piece of semiconductor material, in most cases of silicon. Through a 
process called doping, a very small amount of impurities are added to the semiconductor, 
which creates two different layers called n-type and p-type layers. Certain wavelengths of 
light are able to ionise the silicon atoms, which separates some of the positive charges 
(holes) from the negative charges (electrons). The holes move into the positive or p-layer 
and the electrons into the negative or n-layer. These opposite charges are attracted to 
each other, but most of them can only re-combine by the electrons passing through an 
external circuit, due to an internal potential energy barrier. This flow of electrons 
produces a DC current. PV panels could be mounted to roofs.  
 
 
Report Summary 
 

1. A fabric first approach has been taken with a 25% improvement over Building 
Regulations for fabric U values along with high levels of air tightness.  

2. 100% energy efficient lighting will be provided to all internal & external areas 
3. State of the art controls will be provided to heating & hot water systems to include 

full time & temperature controls and weather compensation. Direct electric heating 
& hot water at point of use has been selected.  

4. Full SBEM calculations have been carried out to calculate the predicted energy 
demand and associated CO2 emissions. Renewable technologies have been 
considered and it is proposed to install a large PV array to the roof. This system is 
designed to be 33 kW peak. CO2 savings are estimated to be circa 14,784 CO2 
kg/per year, expressed as kWh 28,479 kWh/per year.  

 
 
 
Report complied by: 
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1.0 INTRODUCTION 

 

1.1 AC Planning Solutions Limited is instructed by Heritage Housing Developments to 

submit a revised full planning application for demolition of the existing building at 35 

Worcester Street, Gloucester and a replacement building to provide a retail unit at 

ground floor, with 21 units contained within 5 HMOs (House in Multiple Occupation) 

on the first, second and third floors. 

 

1.2 This statement demonstrates how the proposed development accords with the 

provisions of the development plan and sets out why planning permission should be 

granted. To this end the statement is structured as follows: 

 

• Site Context and Planning History 

• Description of Development 

• Planning Policy Context 

• Heritage Assessment  

• Design and Planning Considerations 

• Access 

• Conclusions 
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2.0 SITE, SURROUNDINGS AND PLANNING HISTORY 

 

2.1 This section of the statement sets out the description of the site, its surrounding 

physical context and any relevant planning history. Photographs referred to in the 

description are located in Appendix 1.  

 

The Site 

2.2 The site covers an area of around 573 sq.m., within a relatively central location in the 

City of Gloucester.  The site is occupied by an existing building but is in a very poor 

state of repair and has suffered from a lot of vandalism and theft over recent times. 

 

Worcester Street Frontage 

2.3 The site is located at the northern end of Worcester Street, and has a direct road 

frontage to the east, onto Worcester Street, with a width of just under 13 metres (see 

photo 1).  At ground floor level it is largely glazed, with a large, glazed roller shutter 

door taking up half of the width of the frontage.  Above this the frontage is finished in 

brick, with a horizontal emphasis window at first floor on the left-hand side, and a 

vertical emphasis window at first floor on the right-hand side - these are both in an ‘art 

deco’ style.  Directly above both these windows is a recessed window blank, at 

second floor, with a parapet wall along the entire frontage above. 

 

Park Street Frontage 

2.4 The site has a direct access to the adopted highway that is the remnant of Hare Lane 

to the west, with a frontage of around 9.5 metres.   

2.5 At the western end is a 20 metre long single storey building, which has a dual pitch, 

concrete fibre sheeted roof.  The western facing walling is rendered and painted, 

while the southern facing walling is red brick - with six visually different areas (see 

photo 2). 

2.6 Attached to the eastern end of this is another single storey element, with a low, dual 

pitch roof.  On the southern side of this section is a tall concrete block wall, which 

serves to obscure any public views. 

2.7 Attached to the eastern end of this is the rear wall of a former chapel building, 

finished in red brick with a large ‘arched’ ecclesiastical type stone mullioned window 

occupying the second floor and up.  Unfortunately the stone in this window has 

deteriorated, and is in a poor condition.  There is a lot of ivy growth at the northern 

side, which obscures a proportion of this window.  The accompanying ‘Building 

Recording’ report goes into greater depth, and since the submission of the previous 

application there has been a very notable deterioration in the structure of this window. 
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Its surroundings 

 

Worcester Street 

2.8 Immediately to the south of the site, on the Worcester Street frontage, is a large flat 

roof office building (see photo 3).  It has a frontage of around 23 metres, with 

windows over four storeys.  At ground floor is a brick dwarf wall, above which is 

ribbon glazing across the frontage (ordinarily this would provide a ‘live’ frontage, but 

advertisements have been erected covering all the windows).  At first and second 

floor, is ribbon glazing along the entire frontage.  At third floor, set back around a 

metre and a half from the first and second floors, is a row of individual vertical 

emphasis windows, across the entire building frontage.  Above, at a fourth floor, this 

is a single storey flat roof element that has no fenestration. 

2.9 Beyond the office building is a long terrace of three storey properties (most of which 

are listed buildings).  The design and height of these properties slightly varies 

throughout the whole terrace.  Initially there are three largely identical brick dwellings 

with a parapet wall at the top of their frontage.  Then there is a terrace of four 

properties (each with a shop front at ground floor level) externally finished in brick or 

render, with a nominally higher parapet wall at the top of their frontage.  Next is a 

terrace of what was originally five properties (again each has a shop frontage at 

ground floor level), these are externally finished in render and there is a parapet wall 

that is nominally lower than the adjacent terrace to the north. Beyond these there is 

more variety, including one two storey property. 

2.10 On the eastern side of Worcester Street at the northern side, opposite the site and 

the office building, is a modern apartment block occupying the end plot with a 

frontage to the north, and east as well as west onto Worcester Street (see photo 4).  

It is located directly at the back edge of the pavement.  It has a flat roof has 

accommodation over five storeys at is northern end, reducing to four storeys at the 

southern end.  Four storeys are brick, with a lot of window blanks.  The fifth floor is 

set back around a metre and a half from the floors below and is finished in coloured 

cladding panels. 

 

Gouda Way 

2.11 Immediately to the north of the site is a four-storey modern apartment building, which 

has its main frontage onto Gouda Way (see photo 5).  It is finished in with a mixture 

of multi-stock and black brick, render and dark grey cladding panels (see photo 5).  

The rear of this building overlooks the site and can be seen in photo 2.  It is located a 

short distance back from the back edge of the pavement, behind what will be a border 

of soft landscaping.  A small corner of the building currently on site is visible, but this 

solely comprises a section of blank brick walling, with concrete fibre roofing sheets 

above. 

2.12 The elevation of the modern apartment block onto Gouda Way can be more clearly 

seen in photo 6. 

2.13 The northern side of Gouda Way is dominated by the mainline railway, which sits atop 

a causeway and bridges through to both Kingsholm Road and Park Street (see photo 

7).  That said to the west of Kingsholm Road is a small commercial unit, although it is 

largely obscured from view by a tall brick wall. 



Planning, Design and Access Statement   Heritage Housing Developments 
35 Worcester Street, Gloucester 

AC Planning Solutions Limited  ©  AC / 381 
Final Version 

4 

Park Street 

2.14 Just off Gouda Way, at the northern section of the western part of Park Street are 

some dwellings (see photo 8).  These are two storey and finished in brick or painted 

render, under slate roofs.  They are located with their front elevations directly abutting 

the back edge of the pavement, and with their roofs running parallel to the road. 

2.15 Immediately to the south of these dwellings is the Park Street Mission Room (see 

photo 9). Historically it was an ecclesiastical building, but has been deemed surplus 

to requirements and has recently been sold.  It is a tall single storey building, finished 

in red brick and has its front elevation directly abutting the back edge of the 

pavement.  It comprises two sections with the roofs running perpendicular to the road 

and a valley in between. 

2.16 To the south of the Mission Room are buildings ancillary to King’s School (an 

independent school catering for boys and girls aged 3 - 18).  Close to the road is a 

relatively modern three storey building, finished in red brick with a slate roof.  

Attached to the south of this are a series of single storey flat roof buildings, finished in 

a yellowish brick, and to the rear of these is a taller flat roof building, finished in a 

brown brick (see photo 10).  To the south west of the school buildings, and visible in 

the background on the left hand side of photo 10 is Gloucester Cathedral. 

2.17 On the eastern side of this part of Park Street is a large, tarmacked public car park 

(see photo 11).  Some relatively recent housing development has occurred directly 

adjacent to the car park, and there is a supermarket within a flat roof building, finished 

in red brick at the right hand side of the photo. 

2.18 The rear of the modern office block, immediately to the south of the site, is clearly 

visible from the public car park and other public viewpoints (see photo 12).  Ribbon 

glazing can be seen wholly across three levels. 
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Relevant Planning History 

 

 For the site 

2.19 Planning application 08/00391/FUL for “Demolition of existing retail unit and 

warehouse, redevelopment of site to provide 12 x 1 bed and 10 x 2 bed flats” was 

refused on 11th April 2008.  Two refusal reasons were cited:  

• The proposed development by virtue of it’s uniform design and scale has 

failed to account for the distinct and varying character areas surrounding 

the site.  The proposal would result in a development which by virtue of 

it’s design scale and use of materials, would be overly prominent and 

detrimental to the character and appearance of the Conservation Area 

and the setting of the adjacent Ancient Monument.  Further more, the 

block fronting onto Park Street would result in the loss of prominent views 

of the cathedral from the junction of Gouda Way and Worcester Street... 

• The proposed development of 22 units is well in excess of the threshold 

of 15 or more dwellings for the provision of affordable housing... The 

applicant has failed to demonstrate why a reasonable contribution 

towards the provision of on site affordable housing cannot be provided as 

part of this major residential development... 

 

2.20 Conservation Area Consent application 08/00392/CON for “Demolition of existing 

retail unit and warehouse, redevelopment of site to provide 12 x 1 bed and 10 x 2 bed 

flats” was refused on 22nd May 2008. One refusal reason was cited: 

• The application proposal would result in the loss of the former 19th 

Century Methodist Chapel, which is defined as a positive building within 

the Worcester Street Conservation Area, as set out within the 

Conservation Area Appraisal.  The proposed new development would fail 

to preserve or enhance the character and appearance of the 

Conservation Area, and would not warrant the removal of this positive 

building... 

2.21 Copies of the elevational drawings for this application, as refused, are included in 

appendices 2 & 3. 

2.22 Application 21/00564/FUL for “Demolition of the existing buildings and erection of a 

building of up to 4 storeys to provide a retail unit (Class E) at ground floor, with 25 no. 

bedspaces within 5 no. HMOs (House in Multiple Occupation) on the first, second and 

third floors, vehicular drop off area to rear (access off Park Street), photo voltaic 

panels to roof” was withdrawn prior to a decision being made. 

 

For the adjacent site 

2.23 Planning application 18/01395/FUL for “Demolition of a single storey building. 

Erection of new four-storey building incorporating an existing Grade 2 listed structure 

and accommodating 19 no. one-bedroom apartments and 5 no. two-bedroom 

apartments” was approved on 8th February 2009. 
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2.24 Relevant pre-commencement conditions were discharged, and a couple of minor 

amendments were granted.  The scheme has now been built out and a copy of the 

approved elevations is included at appendix 4. 
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3.0 DESCRIPTION OF THE PROPOSAL 

 

3.1 The proposed development involves the demolition of the existing building at 35 

Worcester Street, Gloucester and a replacement four storey building to provide a 

retail unit at ground floor, with 21 residential units accommodated within 5 HMOs 

(House in Multiple Occupation). 

 

3.2 The ground floor is largely made up of a single retail unit, occupying the vast majority 

of the floor space.  It has a glazed shop front onto Worcester Street, visually sub-

divided into three elements.  To the rear it has double doors providing access to the 

rear of the retail unit and its ancillary accommodation.  There is a pedestrian access 

to both the front and rear elevations, providing access to the stairwells which in turn 

provide access to the residential accommodation above ground floor.  To serve the 

residential accommodation, there are independent, secure, enclosed areas for both 

cycle and refuse storage (which have been redesigned to take account of consultee 

comments on the first application).  At the rear of the built form is a ‘drop-off’ area, 

along with a wide space for deliveries to the retail unit and pedestrian access to the 

residential units. 

 

3.3 The first floor built form is in the form of two separate elements.  Directly fronting onto 

Worcester Street, the built form covers the entire frontage and is around 16 metres in 

depth.  On this revised application the front element has had a ‘chunk’ removed from 

its rear where it is close to windows on the Tanners Hall site.  There is a gap of 

around 10 metres at the back of the front element between the two elements.  The 

rear element again occupies the width of the site and is around 19 metres deep.  The 

rear of this element is located around seven metres back from the boundary of the 

site and has a ‘chunk’ taken out where there is a protrusion on the adjacent building.  

Since the previous application the window serving the communal space has been 

modified and access to each level of the staircase is controllable via lockable doors.  

In terms of use, at this level, the front element comprises four residential units, along 

with communal living room.  The rear contains four residential units, along with a 

communal living room. 

 

3.4 The second floor built form is the same at that at first floor and is in the form of two 

separate elements.  The staircases previously referred to again providing access to 

one each.  At this level the front element comprises five residential units, along with 

communal living room.  The rear contains four residential units, along with a 

communal living room. 
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3.5 The third floor built form of the front element is recessed significantly from the lower 

floors.  While the proposed built form still comprises of two separate elements, the 

rear element is reduced to 10 metres, so that it is set back around 9 metres from the 

lower floors.  The staircases previously referred to again providing access to one 

each.  At this level the front element comprises three residential units, along with 

communal living room.  The rear contains two residential units, and it is envisaged 

that those occupants of those two units use the communal space on the second floor 

of the rear element. 

 

3.6 An upstand is proposed around the roof, which serves two key purposes: 1) it is an 

intrinsic part of the drainage system, and 2) it will enable roof mounted solar panels to 

be visually hidden.  The photovoltaic panels will be arranged in an east-west 

arrangement on all the roof elements of the proposal (other than the very front 

section). 

 

3.7 In terms of materials, it is proposed principally with a with a reddish multi stock brick 

on the ground, first, second floors, with a roughly central panel finished in cladding 

panels, and surrounded by black brick detailing.  At the top floor it is proposed to 

have zinc clad walling. 

 

3.8 In summary the floor areas of the proposal are as follows: 

Floor Use Area (sq.m.) 

Ground Floor Retail and ancillary residential 472 

First Floor Residential 308 

Second Floor Residential 308 

Third Floor Residential 199 

Total  1287 
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4.0 PLANNING POLICY CONTEXT 

 

4.1 Having set out the physical context of the site and its surroundings, the following 

section will focus on the relevant planning policies that influence the sites context.  

 

4.2 For information, adopted planning designations for the site and near vicinity are: 

 

• The site is located within the designated City Centre boundary. 

• The site is within the Worcester Street Conservation Area. 

• The Worcester Street frontage of the property is located within the Secondary 

Shopping Frontage (which continues the entire length of this 

part of both sides of Worcester Street). 

• Most of the site is located within Flood Zone 1, but according to the 

Environment Agencies ‘Flood map for Planning’, there is a 

section through the site and the frontage onto Worcester 

Street are located within Flood Zone 2. 

 

 National Guidance 

 

• National Planning Policy Framework (NPPF) 

• National Planning Policy Guidance (NPPG) 

• Manual for Streets 

 

 The Development Plan 

 

The Development Plan for the area comprises: 

 

• The Gloucester, Cheltenham and Tewkesbury Joint Core Strategy - adopted 

December 2017,  

• Gloucester Local Plan - adopted 1983 

• Worcester Street Conservation Area - Appraisal & Management Proposals 

 

• The Council currently uses the Second Stage Deposit City of Gloucester Local 

Plan (2002) for Development Management purposes. 

• The Pre-Submission Gloucester City Plan has been submitted for Examination, 

but progress appears to have stalled given the current circumstances. 
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4.3 It is important to note at this stage that Section 38(6) of the Planning & Compulsory 

Purchase Act 2004 (reinforced by paragraph 47 of the National Planning Policy 

Framework) says that a planning application or appeal shall be determined in 

accordance with the development plan unless material considerations indicate 

otherwise. 

National Guidance 

 

 National Planning Policy Framework 

 NPPF 
 

4.4 National planning guidance is principally contained within the National Planning 

Policy Framework, which was revised in July 2018.  Effectively it reinforces 

Sustainable Development as the key to all development.  Paragraph 8 specifies 3 

dimensions to this: economic, social and environmental.  It provides further guidance 

as to what each of these means for the planning system: 

 

a) an economic objective – to help build a strong, responsive and 

competitive economy, by ensuring that sufficient land of the right types is 

available in the right places and at the right time to support growth, 

innovation and improved productivity; and by identifying and coordinating 

the provision of infrastructure;  

b) a social objective – to support strong, vibrant and healthy communities, 

by ensuring that a sufficient number and range of homes can be provided 

to meet the needs of present and future generations; and by fostering a 

well-designed and safe built environment, with accessible services and 

open spaces that reflect current and future needs and support 

communities’ health, social and cultural well-being; and  

c) an environmental objective – to contribute to protecting and enhancing 

our natural, built and historic environment; including making effective use 

of land, helping to improve biodiversity, using natural resources 

prudently, minimising waste and pollution, and mitigating and adapting to 

climate change, including moving to a low carbon economy.  

 

4.5 Paragraph 11 places a presumption in favour of sustainable development, which for 

decision making means “approving development proposals that accord with an up-to-

date development plan without delay”. 

 

4.6 In making decisions paragraph 38 requires that Local Planning Authorities should 

approach decisions in a positive and creative way and should seek to approved 

applications for sustainable development where possible, using the full range of 

planning tools available. 
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4.7 In relation to significantly boost the supply of homes, paragraph 59 advises that it is 

important that sufficient land comes forward where it is needed that the needs of 

groups with specific housing requirements are addressed... 

 

4.8 The long term vitality and viability of town centres is protected by paragraph 85.  In 

part it recognises that residential development often plays an important role in 

ensuring the vitality of centres, and that residential development should be 

encouraged on appropriate sites. 

 

4.9 Paragraph 108 requires that safe and suitable access to the site can be achieved for 

all users, and it continues at paragraph 109 that development should only be refused 

on highway grounds if there is an unacceptable impact on highway safety. 

 

4.10 In making effective use of land, paragraph 117 requires that planning decisions 

promote the effective use of land in meeting the need for homes and other uses, and 

particularly that as much use is made of previously developed land as possible. 

 

4.11 In relation to the reuse of sites, paragraph 121 advises that local planning authorities 

take a positive approach for alternative uses of land which is currently developed but 

not allocated, where this would help to meet identified needs. 

 

4.12 Regarding design, paragraph 124 advises that good design is a key aspect of 

sustainable development.  It continues at paragraph 127 requiring that developments 

(amongst other things): are visually attractive; sympathetic to local character; and 

create places that are safe, inclusive and accessible. 

 

4.13 In relation to flooding, paragraph 155 steers inappropriate development away from 

areas at risk of flooding.  It continues at paragraph 164 advising that applications for 

changes of use should not be subject to the sequential or exception tests but should 

still meet the requirements for site-specific flood risk assessments. 

 

4.14 Paragraph 189 requires applicants to describe the significance of any heritage assets 

affected including any contribution made by their setting.  The level of detail should 

be proportionate to the asset’s importance and no more than is sufficient to 

understand the impact (see Heritage Assessment at Section 5 of this Statement).  It 

continues at paragraph 193 stating that great weight should be given to an asset’s 

conservation.  Paragraph 196 requires where there is less than substantial harm, that 

should be weighed against the public benefits of a proposal. 
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Manual for Streets 

 

4.15 Section 4.4.1 advises that walkable neighbourhoods are characterised by having a 

range of facilities within 10 minutes walking distance.  It specifies that this is up to 

about 800 metres but clarifies by saying this is not an upper limit and former National 

Guidance contained within PPS13 advised that walking offers the greatest potential to 

replace short car trips, particularly on those journeys under 2km. 

 

4.16 In relation to parking, section 8.3.6 says that parking provision below demand can 

work, typically in town and city centres where there is good public transport and ready 

access by bike or on foot. 

 

The Development Plan 

 

4.17 In relation to adopted planning policy, Gloucester City Council adopted a Joint Core 

Strategy (along with Cheltenham Borough Council and Tewkesbury Borough Council) 

in December 2017.  

 

4.18 Regarding overall development within the area, Policy SP1 sets out the need for 

14,359 new homes in Gloucester, by development within existing urban areas and 

urban extensions. 

 

4.19 In relation to City/Town Centres, Policy SD2 provides a hierarchy requiring the initial 

focus to be Gloucester City centre and Cheltenham Town centre.  Within Gloucester 

City Centre ‘proposals for leisure, entertainment and recreation, office, arts, culture, 

tourism, community facilities and residential development will be supported provided 

they would not have a significant adverse impact on the amenity of adjacent residents 

or businesses’.  It continues that within the Secondary Frontage of Gloucester City 

Centre: 

the change of use of premises from A1 retail use to use classes A2 

(financial institutions), A3 (restaurants and cafes), A4 (pubs), A5 

(hot food takeaway), D1 (non-residential institutions) and D2 

(assembly and leisure) will be permitted provided that it would not 

have a significant adverse impact on the amenity of adjacent 

residents or businesses. 

4.20 Section 5 of this policy sets out key principles, one of which is that “New residential, 

retail... development that contribute to the vitality and viability of designated centres 

will be promoted and supported”. 

 

4.21 All development proposals must demonstrate how they contribute to the aims of 

sustainability by increasing energy efficiency, minimising waste and avoiding 
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pollution, in line with the requirements of Policy SD3.  This also requires an Energy 

Statement to be submitted with any major planning applications. 

 

4.22 The Design Requirements for new development are set out in Policy SD4.  The 

relevant sections of this require new development to: respond to its context and 

respect the character of the area; enhance comfort through opportunities for light, 

privacy and external space; contribute to the safety of the community; and be 

accessible to all. 

 

4.23 In relation to the Historic Environment, Policy SD8 requires development to make a 

positive contribution to local character and distinctiveness, it continues that 

designated heritage assets will be conserved and enhanced as appropriate. 

 

4.24 Residential development is considered by Policy SD10.  The relevant sections state: 

 

... 
4. Housing development on other sites will only be permitted where:  
 
... 

ii. It is infilling within the existing built up areas of the City of Gloucester, the 
Principal Urban Area of Cheltenham or Tewkesbury Borough’s towns and 
villages except where otherwise restricted by policies within district plans, or  

... 
 
6. Residential development should seek to achieve the maximum density 
compatible with good design, the protection of heritage assets, local amenity, 
the character and quality of the local environment...  

 

4.25 In relation to Housing Mix, Policy SD11 requires that housing developments provide 

an appropriate mix of dwelling sizes, types and tenures and that new housing meets 

and where possible exceeds minimum space standards. 

 

4.26 Regarding Health and Environmental Quality, Policy SD14 seeks to ensure that new 

development has no unacceptable impact on amenity nor causes pollution. 

 

4.27 In terms of the transport network, Policy INF1 requires safe and efficient access to the 

highway network is provided for all transport modes and advises that “... planning 

permission will be granted only where the impact of development is not considered to 

be severe.” 

 

4.28 While the site outside the flood plain- as shown on the Pre-submission City Plan 

Policies Map - the Environment Agency Flood Map for Planning shows the Worcester 

Street frontage as being within Flood Zone 2.  Development must avoid areas at risk 
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of flooding, and not increase the level of risk to the safety of occupiers of a site, to 

accord with Policy INF2. 

 

Gloucester Local Plan 

 

4.29 It is considered that the Gloucester Local Plan is so dated and its content irrelevant to 

this current application. 

 

Pre-submission Gloucester City Local Plan 

 

4.30 The Pre-submission Gloucester City Local Plan has been through a number of stages 

of consultation and a Public Inquiry.  While it is not yet adopted, and so cannot be 

given full weight, it undoubtedly is a material consideration. 

 

4.31 Policy A1 requires that effective and efficient use is made of land and buildings.  

Developments need to result in overall improvements to the environment, be of a 

suitable scale for the site, not lead to saturation of intensified properties, provide 

adequate parking/access, provide outdoor amenity space that reflects the area, and 

provide adequate bin storage. 

 

4.32 Paragraph 3.1.12 states: 

 

Within the City Centre evidence, including the Heritage Strategy (2019), 
points to many vacant floors above the commercial uses that operate at 
ground floor level. These vacant floors represent an opportunity for 
conversion to active uses including residential and office repopulating the 
city centre and bringing back into positive use heritage assets. Residents 
and workers in the city centre create activity and help to support its viability 
and vitality. This enlivens the area and helps to reduce crime and the fear of 
crime by providing natural surveillance, particularly in the evenings. 

 

4.33 It continues at paragraph 3.1.13 saying: 

 

Where it is proposed to intensify an existing building (by conversion into flats 
or large House in Multiple Occupation) it is important to ensure that the 
proposal would not have a significant adverse impact on neighbouring 
properties or the wider area including its character. When assessing whether 
a proposed intensification of a dwelling would impact the character of the 
area consideration will be given to the number of existing of intensifications 
in the area. Applications that would result in a saturation of family homes 
converted into flats or HMOs will not be permitted. Saturation is deemed to 
be reached if:  

1. It would result in any residential property (C3 use) being ‘sandwiched’ 
between two intensified properties; or  

2. Intensified properties represent more than 10% of households within a 
100-metre radius of the application property.  
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4.34 Policy D1 seeks to ensure that the character, appearance and significance of 

designated and non-designated heritage assets are conserved.  This requires the 

conservation of features that contribute to the significance, and the retention of 

important views. 

 

4.35 In relation to non-designated heritage assets, Policy D2 requires: 

 

1. Development to be of a high quality and designed sympathetically to 

preserve the historic interest. 

2. Development to respect the surrounding setting. 

3. Development to seek to enhance the character of the asset. 

 

Proposals for demolition... will be subject to a balanced assessment taking 

into account the significance of the asset the scale of harm or loss and that 

all reasonable steps have been taken to retain the asset. 

 

4.36 Regarding Flooding, Policy E6 seeks to obtain flood risk betterment. 

 

4.37 Policy F1 requires development to have high quality materials and finishes. 

 

4.38 In relation to electric vehicle charging points, Policy G2 encourages charging points to 

be provided where it is reasonable and technically feasible. 
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5.0 HERITAGE ASSESSMENT 

 

Site Background and documentary evidence 

 

5.1 The site is not itself designated but is within a designated Conservation Area.  A copy 

of the Conservation Area map – updated to show recent developments in the vicinity 

is included within the accompanying ‘Character Assessment’.  The site physically 

comprises three structures: 

• The brick built (concrete fibre cement roofed) former chapel building 

fronting onto Worcester Street. 

• a low pitch single storey section (with steel profile sheeting roof) 

adjoining the former chapel. 

• a single storey section (with concrete fibre cement roof) fronting onto 

Park Street. 

 

5.2 On the Conservation Area map the bulk of the former chapel building is noted as a 

positive building, however it is important to note that this excludes the frontage onto 

Worcester Street and the two modern single storey sections.  The office block 

immediately to the south of the site is noted as a negative building.  The site 

immediately to the north is open (containing a listed building), with an important view 

across it (towards the cathedral). 

 

5.3 In April 2007 Gloucestershire County Council, Archaeology Service provided a report 

on the redevelopment of the Tanners Hall site (extract included at Appendix 6). This 

highlights the modern interventions that have undermined any value that the building 

may have had.  It is notable that nearly 15 years have passed since this time and the 

building has notably deteriorated in terms of condition and there has been a lot of ivy 

growth on the north-west corner.  In particular the natural stone in the arched window 

is now in a condition where the glass is considered to be holding it together and that 

removal is its only safe/viable option. 

 

5.4 An assessment of historic maps that are readily available has been undertaken.  The 

1st Edition Ordnance Survey plan (1880s) includes the chapel building but shows a 

range of other buildings to the west, which no longer exist. The 2nd and 3rd Editions 

include other that also no longer appear to exist.  The 1852 Board of Health map 

doesn’t show the chapel building.  The conclusion from this is that the chapel was 

built some time between 1852 and the 1880s, and both of the single storey elements 

are late 20th Century.  It is understood that the chapel was founded in 1857, which 

ties in with this, and never had a graveyard (as it was constructed after the Burial Act 

of 1853). 
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5.5 The Historic Environment Record includes several features on the site immediately to 

the north. 

 

Analysis 

5.6 The chapel building was significantly altered in the 1930s when it was changed to a 

theatre, and the Worcester Street frontage probably again in the mid 20th Century in 

order to accommodation the loading by and glazed shop front. 

 

5.7 It is notable that the Conservation Area statement was adopted in September 2007, 

and the adjacent development (immediately to the north) was approved subsequent 

to this.  This adjacent development is near to completion, and photo 5 in appendix 1 

shows the front of the building as visible from public viewpoints., the side elevation is 

now almost entirely hidden.  This front corner comprises two levels of brickwork (that 

differ in finish and colour to those on the frontage), the lower level up to a level 

halfway up the adjacent window.  The upper level is again a different brick, with a flat 

roof section of roof atop.  It is unknown whether any historic roof remains, but the roof 

is wholly externally clad in concrete fibre cement sheets.  It is expected that some of 

the historic chapel wall would be visible to the rear of this, but it is now almost entirely 

obscured by the adjacent residential development.  Consequently, it is considered 

that the remnants of the building, as can be seen from the east, are of no value. 

 

5.8 The rear of the chapel is visible from the west (see photo 2 in appendix 1).  This 

elevation of the former chapel building retains the rear arched window.  Unfortunately, 

the majority of this has lost its original glazing, having been re-glazed with modern 

materials - see appendix 6.  In addition, the passage of time and growth of ivy has 

meant that the stone window frame has substantially deteriorated, such that the stone 

is fairly soft and its removal is considered the only safe/viable option.  Further to this 

its location, sandwiched between taller modern buildings on either side, and recessed 

from their frontages means that in any event the window is tucked away.  

Consequently, it is considered that the window has no significant value, other than 

potentially reflecting the earlier use of the site, which could no doubt happen with 

some recording. 

 

5.9 As already noted, the two more recent buildings to the rear of the chapel are of no 

value. 

 

5.10 Overall, it is considered that the existing buildings on the site have negligible value, 

and subject to a suitable replacement building, their demolition and removal is 

acceptable, in accordance with Policy SD8.  Also see Building Recording report 

accompanying this application. 
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6.0 PLANNING CONSIDERATIONS 

 

6.1 Following the examination of the background to the site and proposal, and the 

assessment of the context various issues arise.  The following section will consider 

these issues in turn making reference to current policy through the following: 

 

• Principle of the proposed mixed use development 

• Impacts on sustainability and highways 

• Effect on Secondary Shopping Frontage 

• Demolition of the existing buildings 

• Visual Impact of the proposal on the surroundings 

• Effect on neighbouring properties 

• Flooding 

• Noise 

 

Principle of the proposed development 

6.2 The site is located within the designated City Centre for the City of Gloucester.  This 

is one of the initial focal points for development of Policy SD2.  The site is clearly in a 

location that supports the overall provision of new housing etc. within the Joint Core 

Strategy area. 

6.3 The site is currently occupied as a single planning unit, with the historic use being 

retail.  The footprint is wholly occupied by existing buildings which although 

dilapidated are permanent structures.  As such the site is previously developed land 

in with the definition within the NPPF. 

6.4 It is also an important consideration that both local and national policies require that 

the best use is made of sites.  In particular paragraph 117 of the NPPF that as much 

use is made of previously developed land as possible. 

 

Retail 

6.5 The existing authorised use of the site is retail.  It is proposed to provide a single retail 

unit at ground floor level, utilising all the space that is not necessary to serve upper 

floor accommodation.  There has already been interest from a premier convenience 

store operator.  

6.6 From these discussions, and discussions with others, it is clear that there is not a 

need for retail accommodation at first floor.  Given the need to make the best use of 

land, it is considered that the proposed redevelopment of the site requires more than 

a single storey building. 

 

 

 

 



Planning, Design and Access Statement   Heritage Housing Developments 
35 Worcester Street, Gloucester 

AC Planning Solutions Limited  ©  AC / 381 
Final Version 

19 

Residential 

6.7 There is a massive need for housing as a whole in the area and particularly to the 

lower end of the market.  Despite investigations, the only serious potential for 

providing accommodation above ground floor level is residential.  The applicant has 

been doing background work assessing the housing market in Gloucester City.  This 

analysis has concluded, amongst other things, that there is a lack of high quality 

(purpose built) HMO accommodation within the City Centre, and the proposal is 

specifically designed and targeted at this type of accommodation. 

6.8 The adjacent block offers a lot of flexible office accommodation and appears to have 

constant availability, which suggests that there is no need for further office 

accommodation.  In principle the site is located in a suitable location for housing and 

there is no other alternative use.  The proposal is in accordance with the 

requirements of Policy SD10 of the Development Plan. 

 

Impacts on sustainability and highways 

 

 Sustainability 

6.9 It is sufficient to say that the site is located in a very accessible location, and in terms 

of travel is very sustainable.  A separate transport assessment accompanies this 

application.  This concludes that the site is in a highly sustainable location, in line with 

the requirement of both local and national policies. 

6.10 A separate Energy Statement (and its associated documentation) accompanies this 

application, which sets out the approach to be used and uses modern technologies in 

order to make the construction and running of the building energy efficient.  This is in 

line with the requirements of Policy SD3 of the Development Plan. 

 

Highways 

6.11 There is an existing vehicular access from Hare Lane to the site, which provides 

access to the rear single storey building.   

6.12 It is considered that an effectively car free development is suitable in this location, 

particularly given the existing use and associated lack of parking. The Transport 

Assessment submitted in conjunction with the application concludes that the 

redevelopment of the site will have no detrimental impact of the local highway 

network. 

6.13 Further to this, the access has good visibility in both directions, and due to the nature 

of the road (junction/traffic lights/cul-de-sac) existing vehicular speeds are low. 

6.14 Crashmap.co.uk shows that in the last 22 years there have been no recorded 

accidents in this location on Hare Lane/Park Street, nor at the junction with Gouda 

Way. 

6.15 This is all in accordance with Policy INF1 of the Joint Core Strategy, guidance in the 

NPPF (particularly paragraphs 108 & 109), Manual for Streets, 
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Effect on Secondary Shopping Frontage 

6.16 The site is located with the Secondary Shopping Frontage on Worcester Street.  The 

Secondary Shopping Frontage is along both sides of Worcester Street from Northgate 

Street up to Gouda Way.   

6.17 The proposal includes the retention of the retail use at ground floor, and therefore 

would have no effect on the Secondary Shopping Frontage. 

6.18 In principle the location of the site in the City Centre is in accordance with Policies 

SP1, SD2 and is encouraged by Policy SD10 of the Joint Core Strategy, and 

paragraphs 59, 117 & 121 of the NPPF. 

 

Demolition of the existing buildings 

6.19 The existing buildings are located within a designated Conservation Area, and their 

demolition requires planning permission.  While within the Conservation Area 

Statement the original chapel building is noted as a positive building, it specifically 

excludes the Worcester Street frontage.   

6.20 A Structural Survey was carried out in May 2021 and accompanies this application.  It 

concludes that “The overall condition of the primary load bearing structural elements 

of the entire building is poor… It is concluded that its stability and integrity will not 

allow conversion into residential use and should be demolished”. 

6.21 Further to this a Building Recording report has been compiled by ‘Thames Valley 

Archaeological Services” in September 2021 and accompanies this application.  It 

concludes that “ 

 

6.22 Unfortunately, the building has suffered extensively with theft and vandalism over the 

winter months, and since these two reports were compiled and it has notably 

deteriorated further. 

6.23 Subsequent to the Conservation Area Statement, a substantial new building has been 

approved (and built) immediately to the north of the site.  This has had the effect of 

largely obscuring the site from the north, and due to the recessed nature of the sites 

built form it is certainly not prominent in the way that it was.  We have superimposed 
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the new development on the Conservation Area Statement map, see map in 

accompanying ‘Character Assessment’.  Undoubtedly this new building has 

obstructed views of the cathedral, as noted as an important view, in which the 

northern side of the site was visible.  It is considered that the relative importance of 

the chapel has decreased substantially because of this adjacent development, and 

the existing buildings have negligible value for the character and appearance of the 

Conservation Area. 

6.24 Overall, while the existing building could historically have been considered to have 

positive value, it has deteriorated to a point that it is not practically salvageable in any 

form and, unfortunately, it will inevitably continue to deteriorate.  As such the 

negligible remaining value, is not considered sufficient to warrant its retention – so 

long as a suitable replacement building is forthcoming. 

 

Visual Impact on the Surroundings 

 

Existing character and appearance 

6.25 The description of the site and the analysis for the Heritage Assessment (included at 

Section 5 of this statement) sets out the character and appearance of the existing 

site, suffice at this point to say that they are low key buildings of limited value. 

6.26 A separate Character Assessment has also been compiled, which provides 

background character analysis and a further update to the Conservation Area map. 

6.27 The site is now very enclosed by the tall commercial building on its southern side and 

the residential building to its north.  An overlay plan of the Conservation Area map 

including the new buildings to the north and east of the site is included with the 

Character Assessment accompanying this application.  This highlights how the 

existing buildings ‘recede’ into the built form, being ‘dominated’ by large buildings in 

all directions. 

 

Proposed character and appearance 

6.28 In terms of character and appearance, the proposed building height reflects the 

height of existing buildings to each side. 

6.29 The Worcester Street elevation (east) is proposed to be finished principally in a 

multistock brick (Weinerberger Pampas Red) at ground, first and second floors.  The 

windows proposed at the first to the third floors are vertical in emphasis and at ground 

floor are notably larger than those proposed on the higher floors.  Roughly in the 

middle is a full height vertical ‘tower feature’.  The top floor is recessed, by an amount 

matching the adjacent property, and is finished in a vertical zinc cladding. 

6.30 The rear elevation onto Park Street (west) is generally finished in a similar manner to 

the Worcester Street frontage, the ground, first and second floors being a multistock 

brick.  The windows have a vertical emphasis.  The side elevations are largely blank, 

given the outlook is directly onto adjacent buildings, but the materials (brick and 

cladding) continue in the same form.  That said, the rear nine metres has a reduction 

in height from three to two storeys. 
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Design Rationale 

6.31 Significant discussions have been had with the Case Officer and the Council’s Senior 

Conservation Officer in relation to the design and materials.  The following section 

explains the design process that has been gone through. 

6.32 The process began with an in-depth study of the existing character and appearance 

of the surrounding area, and particularly the front and rear street scenes – see 

accompanying Character Assessment.  Effectively the site has two frontages (one to 

the east and one to the west) which are considered to be key, and each was 

considered independently as part of this process. 

 

Eastern frontage 

6.33 While the character and appearance of Conway House (immediately to the south) is 

not what may be considered acceptable in modern times, its scale and massing are 

no doubt intrinsic to the character and appearance of the area. 

6.34 To its eastern side the site is effectively surrounded by four storey, flat roof buildings.  

As a result, it is considered that the eastern elevation undoubtedly needs to provide 

accommodation over four floors, in order that the site does not look out of place.  The 

existing character of the area is terraced buildings, with an almost continual frontage 

along the road frontage.  As a result, and partly due to the relatively limited width of 

the site, it is considered that the development needs to occupy the entire available 

frontage.  Hence, it is considered that the scale and overall massing of any proposal 

is thus set. 

6.35 Discussions with officers’ have advised that it is considered that there should be a 

similar set back to that on Conway House, which would reflect the parapeted three 

storey Georgian housing.  As a result, the top floor of the proposal has been set back 

by over 1.6 metres to match the set back on Conway House.  No balcony or ready 

access will be proposed to this set back area. 

6.36 The windows on the proposal are designed to match the orientation and proportions 

of the windows on the historic sections of Worcester Street, and those that were 

included in the Tanners Hall development.   

6.37 Initially the design was for a continuation of this form across the entire frontage, but it 

was considered that it lacked a ‘focal point’, which resulted in a bland overall 

appearance.  As a result, a central feature has been included to breakup what was 

otherwise a bland elevation.  At first this feature was only included on the lower three 

floors, but visually it was considered that this did not visually counter-balance the top 

floor set back, and to make the overall appearance more coherent and better 

balanced it has been continued up to the third floor. 

6.38 In terms of materials, it is considered that the principal material in the vicinity is a 

pinky/red multi stock brick. Similar materials have been used on both Conway House 

(immediately to the south) and Tanners Hall (immediately to the north).  That said, the 

brick work on the frontage of Worcester Street (while acknowledged as not being part 

of the positive building in the Council’s Conservation Statement) is redder than the 

adjacent buildings.  Council officers have requested a high quality brick and some 

variation from that used on Tanners Hall, as a direct result it is proposed to use a 

more red multistock (Weinerberger – pampas red).   
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6.39 It is proposed that the windows frames would be Aluminium and therefore have a 

small profile, finished in black.  Which would give clean and crisp outlines to the 

windows, which would individual be recessed by 100 millimetres. 

6.40 The set back element at the top floor is proposed to be finished in Rheinzink-Granum 

basalte (which has a dark grey matt finish).  It is considered that the us of this 

material is seen as common on roofs and so the use of this material, along with the 

substantial set back, should give a visual sub-division and proportions similar to the 

way that walling and roofing on traditional buildings does.  It is considered that 

handled in this way the top floor, when viewed from public viewpoints at ground level, 

would be perceived as a roof sloping up and away. 

6.41 Having discussed the height of the ‘tower feature’ before (and its justification for being 

full height), to accentuate it, it’s considered that visually different materials need to be 

used to the brick and zinc cladding used elsewhere on the elevation.  It is proposed in 

a cream coloured render, and while officers have suggested this might not be 

suitable, we consider that there are no water outlets, and by having the surroundings 

protruding will give a degree of protection, along with the fact that it is surrounded by 

tall buildings – as such it is considered that it is a suitable material.  To further 

enhance the appearance of the tower feature, the windows are proposed to be 

nominally wider, and for the tower feature to be surrounded by a black engineering 

brick, which protrudes by 450 millimetres on the front and 225millimetres on the rear 

from the main built form.  This helps to provide a degree of consistency along the 

street frontage, being similar to the feature on the front of the Tanners Hall site, and 

also serves the purpose of visually ‘anchoring’ the entrance to the retail unit at ground 

floor. 

6.42 The top sections of the windows in the ground floor retail premises are shown as 

potentially containing the signage for the premises.  It is considered that this will 

contain the signage, so that it doesn’t ‘spread’ to alter the perception of the elevation 

as a whole. 

6.43 It is proposed that the parapet topping is Rheinzink-Granum basalte and matches the 

vertical cladding. 

 

Western frontage 

6.44 The western frontage was originally considered for relocation of the existing window 

on the western elevation.  However, unfortunately this has deteriorated to a point that 

it is considered it will fall apart on removal and is not considered capable of being 

moved. 

6.45 The design and materials largely follow around from the eastern frontage, with a 

continuation of the red multistock brick and the zinc cladding on the top floor.  On the 

top floor it has been set back by around 9 metres to mirror the set back on the 

adjacent Tanners Hall site. 

6.46 A tower feature has been included, with similar detailing to that on the eastern 

frontage, but with the key difference that this is a secondary frontage and so needs to 

be less strident, and there is no feature at the ground floor level on which a focus is 

sought.  The windows in the tower feature are of a smaller width to denote the lesser 

emphasis of the feature as a whole, which also helps with its prominence and visually 
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the extra storey (as shown on the eastern elevation) is not considered to be 

necessary to ‘balance’ the elevation. 

 

North and south frontages 

6.47 The north frontage is almost entirely obscured by the Tanners Hall development, with 

only a small element at the eastern end being visible.  As referred to above, it is 

considered that the zinc cladding will visually look like a roof element sitting atop the 

brick walling, which is really no different to the arrangement as currently exists. 

6.48 The south frontage is kept very simple with the brick continued around and the zinc 

cladding above, and the proportions of the windows maintained.  The existing ground 

floor wall which is of mixed material will be retained and integrated (this was a feature 

of value noted in the Building Report). 

 

Impact of the proposal on the character and appearance of the area 

6.49 It has already been noted that the existing buildings on site are of negligible value, 

and that the key consideration is the character and appearance of the proposal.  The 

proposed development has been carefully designed, taking into account the existing 

buildings on either side.  The height of the proposal is proposed to match the 

adjacent buildings. 

6.50 The existing buildings to either side have vastly differing visual orientations.  The 

commercial unit to the south has ribbon glazing across its full width, having a 

horizontal emphasis, while the glazing and features on the residential building to the 

north give it a vertical emphasis.  The resultant design is a direct reflection of these 

appearances.   

6.51 On the Worcester Street frontage, the fenestration is a continuation of the adjacent 

horizontal or vertical emphasis, with a visual ‘anchor’ in the central feature trying to 

link these two alternative appearances.   

6.52 On the rear elevation the end of the built form is all recessed by around seven metres 

from the residential block to the north, and a storey is removed for the next nine 

metres.  This gives the built form a substantial reduction in scale from the existing 

residential building, and the fenestration has tried to take the vertical and horizontal 

but as it is not a main frontage and is recessed no ‘anchor’ feature is proposed. 

6.53 It is considered that the form, scale and massing of the proposed development are in 

keeping with the adjacent buildings and the wider surrounding area, and would cause 

no harm to the character and appearance of the area, in accordance with Policies 

SD4 and SD8 paragraphs 189 to 196 of the NPPF. 

 

Effect on amenity 

 

6.54 An independent Daylight and Sunlight assessment has been done and following this 

some revisions have been made to the scheme.  It concludes that “a closer inspection 

of the internal daylight conditions for Conway House and Tanners Hall indicates that the 

internal daylight levels achieved in the affected spaces, are still above the relevant 

thresholds set by BRE. So even if daylight is impacted, it is still within acceptable limits… In 
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summary, the proposed building at 35 Worcester Street is not expected to cause a 

significant impact on the visual comfort of occupied spaces of Conway House and Tanners 

Hall.” 

6.55 Future occupiers of the site are located in the city centre and will rely on the amenities 

available in the area.  The scheme has been designed in order to give an acceptable 

amount of light and outlook to all the principle rooms. 

6.56 The scheme has been carefully designed with a large ‘light well’ in the middle in order 

to make the best use of the site.  This arrangement enables sufficient light to all the 

proposed windows, and it is considered satisfactory outlook for future occupiers. 

6.57 The proposal will have no significant adverse effect on the amenities of occupiers in 

accordance with Policy SD2 and SD14 of the Development Plan or the principles of 

the NPPF. 

6.58 While the emerging plan doesn’t yet have full weight associated with it, the proposal 

would not result in an over-intensification of HMO uses. 

 

Flooding Considerations 

6.59 A separate Flood Risk Assessment has been carried out by tumu Consulting for the 

proposal, and accompanies this application.  This concludes that there would be no 

increased risk of flooding or increased risk to the occupiers of the site, in accordance 

with Policy INF2 of the Joint Core Strategy and paragraph 155 of the NPPF. 

 

Noise Considerations 

6.60 A separate Noise Assessment Report has been carried out by Aran Acoustics for the 

proposal, and accompanies this application.  This concludes that a suitable glazing 

system should be installed on all facades of the building. 
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7.0 ACCESS 

 

7.1 The site is largely flat and has good level access onto the surrounding road network. 

 

7.2 There are bus stops a short way from the site, in the city centre, that provide 

convenient access to public transport.  

 

7.3 The site is fully accessible by emergency service vehicles. 

 
7.4 It is the policy of the applicant to actively encourage equal accessibility for all 

potential site users.  
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8.0 CONCLUSIONS  

 

8.1 The proposed development is for full planning application for demolition of the 

existing building at 35 Worcester Street, Gloucester and a replacement building to 

provide a retail unit at ground floor, with 21 units within 5 HMOs (House in Multiple 

Occupation) on the first, second and third floors. 

 

8.2 It is considered that the site is in a sustainable location and in a sustainable form of 

development, which should benefit from the presumption in favour of sustainable 

development.  The proposal will contribute to the vitality and viability of the City 

Centre. 

 

8.3 The Heritage Assessment has considered the value of the existing buildings on site 

and concluded that there is negligible value to them, and no harm would result from 

their loss. 

 

8.4 Given the existing adjacent developments and the ‘recessive’ nature of the proposed 

development it will be fully in keeping with the character and form of the surrounding 

area.  The proposal is a high quality design that takes into account the surrounding 

context and will enhance the character and appearance of the area. 

 

8.5 In conclusion, the proposal is in accordance with the relevant policies in the 

Development Plan, and national guidance, and accordingly permission should be 

granted.  

 

AC Planning Solutions Ltd. 

March 2022 



 

 

 

 

 

 

 

 

 

 

APPENDIX 1 

Photos of the site and surroundings 
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The site 
 

 
Photo 1 - Front elevation of the site onto Worcester Street. 
 

 
Photo 2 - Rear of the site onto Park Street/Hare Lane. 
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Its surroundings 
 
Worcester Street 
 

 
Photo 3 - View south up western side of Worcester Street, with the site at the 

right hand side. 
 

 
Photo 4 - View of the buildings on the northern end of the eastern side of 

Worcester Street. 
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Gouda Way 
 

 
Photo 5 - View of the western side at the northern end of Worcester Street. 
 

 
Photo 6 - New residential building immediately to the north of the site. 
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Photo 7 - View along northern side of Gouda Way. 
 
Park Street 
 

 
Photo 8 - Houses on the western side of the northern end of Park Street, 

adjacent to Gouda Way. 
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Photo 9 - Park Street Mission, a vacant church to the south of the dwellings 

on the western side of Park Street, to the west of the site. 
 

 
Photo 10 - View of Kings School buildings on the western side of Park Street, 

with the Cathedral in the background. 
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Photo 11 - View of the car park immediately to the south of the site, and east 

of Park Street, with some new housing and a brick built 
supermarket at the right hand side. 

 

 
Photo 12 - Rear elevation of adjacent office building, as seen from the public 

car park. 



 

 

 

 

 

 

 

 

APPENDIX 2 

North and East elevations of refused 2008 scheme 

 





 

 

 

 

 

 

 

 

APPENDIX 3 

South and West elevations of refused 2008 scheme 

 





 

 

 

 

 

 

 

 

APPENDIX 4 

Elevations as approved on the adjacent site immediately 

to the north 
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NOTES:
1. ALL BUILDING DRAINAGE WORKS SHALL BE CARRIED OUT IN ACCORDANCE

WITH THE CURRENT BRITISH/EUROPEAN STANDARDS BSEN752, THE CURRENT
BUILDING REGULATIONS AND THE LOCAL AUTHORITY BUILDING CONTROL
SPECIFICATIONS AND REQUIREMENTS.

2. EXACT LOCATION OF RAINWATER DOWNPIPES AND ALL INTERNAL DRAINAGE
POINTS TO BE CONFIRMED BY ARCHITECT. RAINWATER PIPE OUTLETS TO BE
ROD-ABLE.

3. ALL DRAINAGE WORKS TO BE CONSTRUCTED FROM THE OUTFALL TOWARDS
THE HEAD OF RUN TO ENSURE THE OUTFALL CAN BE ACHIEVED.

4. CONTRACTOR TO VERIFY LOCATIONS OF ALL EXISTING SERVICES PRIOR TO
COMMENCEMENT & ARRANGE FOR ANY NECESSARY PROTECTION,
DIVERSION/LOWERING WORKS AS REQUIRED.

5. ALL FOUL PRIVATE DRAINAGE TO BE 100mm DIAMETER UNLESS OTHERWISE
MIN GRADIENT 1:80 WHERE CONNECTED TO A MINIMUM OF 1WC,
OTHERWISE MIN 1:40. ALL SURFACE PRIVATE DRAINAGE PIPES TO BE 100mm
DIAMETER UNLESS OTHERWISE STATED WITH A MIN GRADIENT OF 1:100
UNLESS OTHERWISE STATED.

6. CONTRACTOR TO VERIFY LOCATION & LEVEL OF RECEIVING DRAINS PRIOR TO
COMMENCEMENT.

7. ANY WORKS REQUIRED TO PUBLIC SEWER TO BE SUBJECT TO PRIOR
AGREEMENT WITH WATER AUTHORITY. CONTRACTOR TO NOTIFY IN ADVANCE
OF WORKS AND ARRANGE TIME FOR INSPECTION AS REQUIRED.

8. ALL SURFACE WATER DRAINAGE & SUDS FEATURES HAVE BEEN DESIGNED TO
ENSURE THAT THERE IS NO FLOODING AND ALL RUNOFF IS CONTAINED
UNDERGROUND FOR ALL STORM EVENTS UP TO AND INCLUDING THE
100-YEAR RETURN PERIOD WITH 40% ALLOWANCE FOR FUTURE CLIMATE
CHANGE.

EXISTING PUBLIC COMBINED SEWER

EXISTING PRIVATE SW SEWER (INDICATIVE)

EXISTING PRIVATE FOUL SEWER (INDICATIVE)

EXISTING PRIVATE COMBINED SEWER (INDICATIVE)

EXISTING RAINWATER DOWNPIPE

EXISTING DRAINAGE

FOUL DRAIN

COMBINED DRAIN

SURFACE WATER DRAIN

RAINWATER PIPE (INDICATIVE)

FLOW CONTROL CHAMBER

PERMEABLE BLOCK PAVING (FORMPAVE OR SIMILAR
APPROVED UNDERLAIN BY MIN. 450mm DEPTH OF COARSE
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