X X
South Gloucestershire

Council

LIST OF PLANNING APPLICATIONS AND OTHER PROPOSALS
SUBMITTED UNDER THE PLANNING ACTS TO BE DETERMINED BY
THE DIRECTOR OF ENVIRONMENT AND COMMUNITY SERVICES

CIRCULATED SCHEDULE NO. 30/13

Date to Members: 26/07/13

Member’s Deadline: 01/08/13 (5pm)

The reports listed over the page form the ‘Circulated Schedule’ a procedure agreed by the
Planning and Transportation Committee on 21 November 1996. The procedure is designed
to increase the effectiveness and efficiency of the Development Control Service. Under the
arrangement reports are circulated on a weekly basis.

The reports assess the application, consider representations which have been received, and
make a recommendation regarding the proposal. The procedure is designed to ensure that
Members are aware of any concern expressed by interested parties in their ward and
indicate a recommendation.

Having considered the reports, those applications that Councillors feel should be referred to
an appropriate Area Development Control Committee must be notified to the Development
Control section by email within five working days of the publication of the schedule (by
5pm). If there has been no member request for referral within the time period, the decision
notices will be issued in line with the recommendation in this schedule. Before referring an
item to the Committee, Members may wish to speak to an officer about the issue, in
order that any problems can perhaps be resolved without the need for referral to a
Committee

PLEASE NOTE: THE CIRCULATED SCHEDULE PROCESS IS ONLY OPEN
TO THE ELECTED MEMBERS OF SOUTH GLOUCESTERSHIRE COUNCIL.
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NOTES FOR COUNCILLORS - FORMAL ARRANGEMENTS

If any Member requires any of the proposals listed in the Schedule to be considered by the appropriate
Development Control Committee, please let the Director of Planning, Transportation and Strategic
Environment know within 5 working days of the date of this Schedule (e.g., if the schedule is published
on a Friday, comments have to be received by the end of Thursday) (see cover page for the date).

To refer an application(s) members are asked to email MemberReferral@southglos.qgov.uk providing

details of

e Application reference and site location

e |Indicate whether you have discussed the application(s) with the case officer and/or area planning
manager

e |Indicate whether you have discussed the application(s) with ward member(s) if the site is outside of
your ward

e The reason(s) for the referral

The following types of applications may be determined by this Circulated Schedule procedure:

All applications and related submissions not determined either by the Development Control
Committees or under delegated powers including:
a) Any application submitted by or on behalf of the Council.

b) Any application requiring either new or a modification to an existing planning agreement,
provided that the application is not required to be determined by Committee.

c) Any footpath diversion required to implement an approved scheme.

d) Applications, except those where approval is deemed to be granted upon the expiry of a defined
period, where a representation contrary to the Officers recommendation are received.

e) Applications for Certificates of Appropriate Alternative Development where a representation
contrary to the Officer's recommendation is received.

f) Applications for Certificates of Lawful Use of Development

GUIDANCE FOR ‘REFERRING’ APPLICATIONS

Members are entitled to refer any application for consideration by the relevant DC Committee or Sites
Inspection Committee, before a decision has been made. However as call-ins will delay the decision on
an application and in the interests of improving the effectiveness and efficiency of the Development
Control service, this option should only be exercised after careful consideration. Members are therefore
asked to take account of the following advice:

e Before referring an application always speak to the case officer or Area Planning Manager first to
see if your concerns can be addressed without the application being referred.

e |f you are considering referring in an application outside the ward you represent, as a courtesy,
speak to the ward member(s) to see what their views are, before referring the application.

e Always make your referral request as soon as possible, once you have considered all the
application details and advice of the case officer. Please do not leave it to the last minute

o Always make your referral request by e-mail to MemberReferral@southglos.gov.uk, where referrals
can be picked up quickly by the Development Management Technical Support Team. If in
exceptional circumstances, you are unable to e-mail you request, please contact 01454 863519, well
in advance of the deadline, to discuss alternative arrangements to ensure your response can be
received.

e When you refer an application, make clear what the planning reasons are for doing so. This will help
the case officer and other members give attention to the specific issues you have raised.

e |t may also allow officers to seek to negotiate with the applicant to overcome the Member's
concerns and therefore removing the need for a Committee determination.
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CIRCULATED SCHEDULE —26 JULY 2013

ITEM NO.

PARISH
1 PK13/1116/F
2 PK13/1813/F
3 PK13/1918/F
4 PK13/1919/LB
5 PK13/2020/F
6 PK13/2114/RV
7 PT13/1435/F
8 PT13/2043/F
9 PT13/2112/CLE
10 PT13/2223/CLP
11 PT13/2234/CLP

APPLICATION NO RECOMMENDATION

Approve with
Conditions

Approve with
Conditions

Approve with

Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Approve with
Conditions

Land Adjacent To Brittons Farm
Beach Lane Upton Cheyney
South Gloucestershire

57 Bath Road Bitton
South Gloucestershire BS30 6HT

Collyns Mead Back Street
Hawkesbury Upton Badminton
South Gloucestershire GL9 1BB

Collyns Mead Back Street
Hawkesbury Upton Badminton
South Gloucestershire GL9 1BB

7 School Road Oldland Common
South Gloucestershire
BS30 6PH

Ash View House 30E Cock Road
Kingswood South Gloucestershire
BS15 9SH

Thornbury Police Station Rock
Street Thornbury South
Gloucestershire BS35 2BA

Melita Crossways Lane Thornbury
South Gloucestershire
BS35 3UE

The Barn Cleve Wood Farm
Grovesend Road Thornbury
South Gloucestershire BS35 3TS

8 Charborough Road Filton
South Gloucestershire

2 Denny lIsle Drive Severn Beach
South Gloucestershire
BS35 4PZ

LOCATION

Bitton

Bitton

Cotswold Edge

Cotswold Edge

Oldland

Parkwall

Thornbury North

Thornbury North

Thornbury

South And

Filton

Pilning And
Severn Beach

WARD

Bitton Parish
Council

Bitton Parish
Council

Hawkesbury
Parish Council

Hawkesbury
Parish Council

Bitton Parish
Council

Oldland Parish
Council

Thornbury Town
Council

Thornbury Town
Council

Thornbury Town
Council

Filton Town
Council

Pilning And
Severn Beach
Parish Council



ITEM 1

CIRCULATED SCHEDULE NO. 30/13 — 26 JULY 2013

App No.: PK13/1116/F Applicant: Mrs T McGowan
Site: Land Adjacent To Brittons Farm Beach Date Reg: 11th June 2013
Lane Upton Cheyney Bristol
Proposal: Change of use of land from agricultural Parish: Bitton Parish
to land for the keeping of horses Council

(retrospective). Conversion of existing
agricultural building to form stables.

Map Ref: 370604 170743 Ward: Bitton
Application Minor Target 30th July 2013
Category: Date:

© South Gloucestershire Council 2007.all rights reserved.

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright
and may lead to prosecution or civil proceedings.

100023410, 2008. N.T.S. PK13/1116/F
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REASON FOR REPORTING TO CIRCULATED SCHEDULE

The application has been referred to the circulated schedule as a representation has
been made by a local resident, which is contrary to the Officer's recommendation.

THE PROPOSAL

11

1.2

1.3

1.4

The application seeks permission for the change of use of the land from
agricultural to the keeping of horses, and the conversion of the existing
agricultural building to create stables. The change of use of the land has
already taken place and as such the application seeks retrospective approval
for this element. The proposal is for private use only and does not include any
business use.

The application site consists of a plot of land equating to approximately 2.95
hectares, located within the adopted Bath/Bristol Green Belt, the Cotswolds
AONB, and the Beach Conservation Area. The site has an existing timber
agricultural building situated on the west boundary of the site, and an existing
access and track from Beach Lane.

During the course of the application the description of the proposal has
changed in order to provide a more accurate description of the proposal. A re-
consultation period of 7 days was undertaken. There were not, however, any
changes in the proposed development.

Discrepancies in the submitted design and access statement relating to the
size of the land have been clarified. It is confirmed that the application site
equates to approximately 2.95 hectares and not 26.71 hectares as previously
stated. A plan showing the extent of the existing post and rail fence has also
been submitted.

POLICY CONTEXT

2.1

2.2

National Guidance
National Planning Policy Framework March 2012
Planning (Listed Buildings and Conservation Areas) Act 1990

Development Plans

South Gloucestershire Local Plan (Adopted) January 2006

D1  Achieving a Good Quality Design

GB1 Development in the Green Belt

L1 Landscape Protection and Enhancement

L2 Cotswolds AONB

L12 Conservation Areas

E10 Horse Related Development

LC5 Proposals for Outdoor Sports and Recreation outside Existing Urban
Area and Defined Settlement Boundary

T12 Transportation Development Control Policy for New Development

South Gloucestershire Local Plan Core Strateqy incorporating Inspector

Preliminary Findings and Draft Main Modifications September 2012.
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2.3

CS1 High Quality Design
CS9 Managing the Environment and Heritage
CS34 Rural Areas

Supplementary Planning Guidance

South Gloucestershire Design checklist SPD (Adopted) 2007
Development in the Green Belt SPD (Adopted) 2007

RELEVANT PLANNING HISTORY

3.1

3.2

3.3

3.4

PK10/1980/F - Formation of vehicular track (Retrospective). Approved 27
September 2010

PK09/0777/F - Erection of 1no. agricultural building for the housing of livestock
and the storage of fodder. (Resubmission of PK08/2520/F). Approved 17"
June 2009

PK09/0158/PNA - Prior notification of the intention to erect an agricultural
building for the storage of agricultural equipment and fodder. Objection

PKO08/2520/F - Erection of 1 no. agricultural building for the housing of livestock
and the storage of fodder. Refused 17" October 2008

CONSULTATION RESPONSES

No objections provided that a condition is imposed limiting the use of the
facilities to non-commercial use by the owners.

No objection subject to conditions relating to number of horses and no business

No objection. Condition recommended relating to number of horses.

No objection subject to conditions relating to prevention of ‘*horsiculture’.

4.1 Bitton Parish Council
4.2 Transportation DC
use.
4.3 Highway Drainage
No comment
4.4 Landscape Officer
45 Conservation Officer
46  Tree Officer
No objection
Other Representations
4.7 Local Residents

One letter of objection has been received from a local resident. The comments
are summarised as follows:
- Wording of description implies use wider than equestrian.



5.
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- Statement referring to landscaping inaccurate.

- Previous works have directly led to the flooding of adjoining land and
properties — Issues with water management. Further investigation relating to
flood risk is required.

- lIssues with dogs coming through boundaries causing nuisance to
neighbours. Acoustic survey requested and condition relating to boundary
treatment requested.

- Parking is along the boundary directly opposite the windows of the
neighbouring property — impacting on privacy and wellbeing of residents.

- Reference to statement relating to lack of stabling locally — there are stables
at Britton’s Farms.

- Condition requested relating to effective management.

- Reference made to Transport Officer's comments — R.e number of horses
and prevention of business use.

ANALYSIS OF PROPOSAL

5.1

5.2

5.3

Principle of Development

Policy E10 of the adopted South Gloucestershire Local Plan states that

proposals for horse related development outside of the established the urban

areas is acceptable in principle subject to the following provisions:

- It would not have an unacceptable environmental impact.

- It would not prejudice neighbouring residential amenity.

- Adequate provision is made for vehicular access, parking and manoeuvring
and would not give rise to traffic conditions to the detriment of highway
safety.

- Safe and convenient access to bridleways/ riding ways is available.

- There are no existing underused buildings available for conversion.

- The number of buildings, the size of the site and the number of horses to be
accommodated has proper regard to the safety and comfort of horses.

As the site falls within the adopted Green/Belt boundary consideration is given
to policy GB1 of the adopted Local Plan. The existing agricultural building has
already been deemed acceptable under application PK10/1980/F and as such
the pertinent issue for this application is the impact of the change of use on the
openness of the green belt. As the site also falls within the Beach Conservation
Area and Cotswolds AONB weight is given to the impact of the proposal on the
character or the Conservation Area and the landscape.

Green Belt

As outlined above the application site falls within the adopted green belt
boundary, and has an existing agricultural building which was previously
approved under ref. PK09/0777/F. The proposal is to change the use of the
land and convert the existing building to form stables. There are no additional
structures or buildings proposed as part of this application. Accordingly the
issue to consider in this application is the impact of the change of use on the
openness of the green belt. Policy GB1 of the adopted Local Plan permits the
change of use of land and existing buildings in the green belt provided it would
not have a materially greater impact than the present use on the openness of
the green belt and would not conflict with the purpose of including the land on
it; the buildings are capable of conversion; and the overall design is in keeping
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5.4

5.5

5.5

5.6

with the surroundings. The proposed change of use from agricultural to the
keeping of horses is considered to remain in keeping with the overall character
of the locality and, as no additional buildings or changes are proposed, would
not detract from the visual amenity or openness of it. The proposal is therefore
considered acceptable in terms of policy GB1 of the adopted Local Plan.

Landscape/ Visual Amenity

The application site is located within the Cotswolds AONB and the Beach
Conservation Area and as such significant weight is given to the impact of the
proposal on the visual amenity of the landscape. The agricultural building,
approved under PK09/0777/F has been erected and appears unobtrusive in the
locality. The previous application was subject to a detailed landscaping
condition, which has been implemented and is in the process of maturing. The
site as existing has a post and rail fence on the west side of the site
demarcating the edge of the grazing area and the access track. The change of
use of the land has already taken place and further field divisions have been
installed through the use of electric fencing

The proposed use of the land for the keeping of horses is acceptable in
principle and is not considered to have a detrimental on the visual amenity of
the Cotswold’s AONB or the Beach Conservation Area. It is, however, noted
that the keeping of horses can bring additional pressures including overgrazing,
subdivision of fields and the introduction of other equestrian related equipment.
The Beach Conservation Area Appraisal refers to this particular issue and
states:

“It is important to ensure that the traditional fields and hedgerows are retained
and not broken up by field subdivision, the erection of stables and the other
trappings of ‘horsiculture’ which has detracted from the traditional rural
character of Golden Valley to the south.”

The proposal has been considered by the Council’s Conservation Officer and
Landscape Officer who raise no objection in principle to the proposed
development. However, in order to retain the visual amenity of the landscape
and Conservation Area, and in order to prevent the prevalence of ‘*horsiculture’,
it is recommended that the application is subject to a condition restricting the
installation of further field divisions, or the introduction of equestrian-related
paraphernalia such as jumps and horse boxes. In order to prevent overgrazing
or poaching of the land it is also considered necessary to restrict the number of
horses to be kept on the land in line with the advice of the British Horse
Society. Additionally a condition will be used to ensure that any external lighting
details are submitted to and agreed with the Local Planning Authority. Subject
to these conditions the proposal is considered acceptable in terms of policies
L1, L2 and L12 of the adopted Local Plan.

Highways
The site benefits from an existing vehicular access and track, which was

approved under application ref. PK10/1980/F. The proposed development is for
private use only and does not include any business. The proposal has been
considered by the Council’s Transportation Officer, who raises no objection to
the proposal on grounds of highway safety subject to a condition preventing the
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5.7

5.8

5.9

5.10

use of the site for business use, and a restriction on the number of horses to be
kept on the land.

The site is accessed from a single lane country road within a rural location. It is
understood that there is safe and convenient access to riding ways in the
locality in order to exercise the horses.

Residential Amenity

The application site shares a common boundary with ‘Beach Cottage’, which is
a residential dwelling to the east. During the course of the application concerns
were raised by the neighbouring resident relating to noise, disruption and loss
of privacy. These comments are noted and it is acknowledged that the
proposed change of use of the land would result in some additional
intensification of the site adjacent to this residential dwelling. However, given
the private use of the proposal it is anticipated that this would not be extensive
and therefore would not result in a significant level of noise or disruption over
long periods of time to the detriment of the residential amenity of the nearby
occupiers. The existing building is situated approximately 30 metres from the
dwelling and has an existing authorised agricultural use. The boundary
treatment directly to the side of Beach Cottage consists of a traditional
stonewall and wire fence, which is relatively low in height and inkeeping with
the overall rural character of the site. Whilst concern has been raised that this
IS not serving its purpose for maintaining privacy between the two sites it is on
reflection considered satisfactory. Additionally, an existing post and rail fence
ensures that grazing areas remain separate from the common boundary. A
condition relating to the installation of additional boundary treatments is not in
this instance considered necessary. A request has been made for an acoustic
survey, however given the nature of the proposed change of use, this is again
not considered necessary.

Further concern has been raised in relation to the location of the parking on the
site. Whilst it is acknowledged that the cars using the vehicular access would
cause some disruption to the neighbouring resident, given the extent of the use
of the land it is again not anticipated that this would be significant and would
not take place over long periods of the day. Similarly, due to the private use of
the land the number of vehicles using the site would not be significant. A
condition preventing the parking of vehicles to the area of the site adjacent to
the residential dwelling is therefore in this case not considered necessary or
reasonable.

Horse Welfare

The application site consists of a plot of land equating to approximately 2.95
hectares. Guidance provided by the British Horse Society states that a
minimum of 0.4 - 0.6 hectares of permanent grazing should be available per
horse with additional land for exercising. Although the proposal includes
provision for 4 stables, the applicant has indicated that there would be a
maximum of 6 horses kept on the land at any one time. In accordance with
British Horse Society guidance the application site is capable of
accommodating a maximum of 6 horses. Therefore in the interest of horse
welfare a condition will be attached to restrict the use of the land to this
number. In terms of the stable size two of the proposed stables fall below the
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5.11

5.12

5.13

5.14

recommended size standards outlined by the British Horse Society. It is,
however, acknowledged that stable sizes can vary depending on the size of the
horse. This is therefore not considered to warrant a refusal of the application.
Subject to a condition restricting the number of horses to be kept on the land
there are no reasonable objections to the proposal on grounds of horse
welfare.

Drainage/ Flood Risk

The proposal does not include the erection of any buildings, hardstandings or
other engineering operations and as such would not have a material impact on
the existing drainage situation. The previously approved applications were not
subject to any drainage conditions and the Council’s Drainage Officer wishes to
make no comment in relation to this proposal. The site is not identified as being
within Flood Zones 1 or 2 on the Environment Agency records. Further
information relating to flooding associated with the proposed change of use, as
requested by the local resident, is therefore not considered necessary.

Other Matters

A number of concerns/ queries were made by a local resident. Concerns
relating to residential amenity, use, drainage, and landscaping have been
discussed above. In terms of the description of the proposal concern was
raised by a local resident relating to the original description of the proposal as
‘recreational’. The application description has since been changed in order to
remove the word ‘recreational’ and provide a more accurate description of the
proposed works, including the retrospective element. A re-consultation period
of 7 days was undertaken. It is highlighted that the use of site for business use
will be prevented through the use of a condition. The objection comment
requests additional conditions to be attached to the decision notice. It is
highlighted that planning conditions are subject to the tests contained within
Circular 11/95, and this forms the basis for the conditions outlined on the
decision notice.

Reference is made to the availability of alternative stabling facilities in the
locality. Whilst this is noted it is highlighted that the proposal seeks to re-use an
existing agricultural building, which is supported by policy E10 of the adopted
Local Plan. In policy terms an objection to the proposal on the grounds that
alternative stabling is available elsewhere would be unjustifiable.

The letter of objection also refers to management proposals and land
ownership. Although it is unclear of the management proposals referred to in
this comment it is highlighted that the application site is assessed as a planning
unit and is not specific to any individual or landowner. Conditions attached to
the decision notice would remain in perpetuity unless formally agreed by the
Local Planning Authority.

CONCLUSION

6.1

In accordance with Section 38(6) of the Planning and Compulsory Purchase
Act 2004, Local Planning Authorities are required to determine applications in
accordance with the policies of the Development Plan, unless material
considerations indicate otherwise.



6.2 The recommendation to grant permission has been taken having regard to the
policies and proposals in the South Gloucestershire Local Plan (Adopted)
January 2006 set out above, and to all the relevant material considerations set
out in the report.

RECOMMENDATION

7.1  That the application is APPROVED subject to the following conditions:

Contact Officer: Sarah Fordham

Tel. No. 01454 865207
CONDITIONS
1. The development hereby permitted shall be begun before the expiration of three years

OFFTEM

from the date of this permission.

Reason
To comply with the requirements of Section 91 of the Town & Country Planning Act
1990 (as amended).

At no time shall the stables and the associated land be used for livery, riding school or
other business purposes whatsoever.

Reason

In the interest of highway safety; to protect the amenities of the occupiers of the
nearby dwellings, and to accord with Policy E10 of the South Gloucestershire Local
Plan (Adopted) January 2006.

The number of horses kept on the site edged in red shall not exceed 6.

Reason

In the interests of the welfare of horses, to accord with the guidance of the British
Horse Society; and Policy E10 of the South Gloucestershire Local Plan (Adopted)
January 2006.

Reason
To protect the character and appearance of the area, and to accord with Policies L1,
L2 and L12 of the South Gloucestershire Local Plan (Adopted) January 2006.

No jumps, fences, gates or any other structures for accommodating animals and
providing associated storage other than those identified on the approved plans shall
be erected on the land without prior permission from the local planning authority.

Reason
To protect the character and appearance of the area, and to accord with Policies L1,
L2, L12 and E10 of the South Gloucestershire Local Plan (Adopted) January 2006.
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At no time shall horse boxes, trailers, van bodies and portable buildings or other
vehicles be kept on the land other than for the loading and unloading of horses.

Reason

To protect the character and appearance of the area, and to accord with Policy E10,
L1, L2 and L12 of the South Gloucestershire Local Plan (Adopted) January 2006.

Prior to the commencement of development details of any floodlighting and external
illuminations, including measures to control light spillage, shall be submitted to the
Local Planning Authority. Development shall be carried out in accordance with the
approved details.

Reason

In the interests of visual amenity; to protect the character and appearance of the area;
to protect the residential amenity of the neighbouring occupiers and to accord with
policies E10, L1, L2 and L12 of the South Gloucestershire Local Plan (Adopted)
January 2006.



ITEM 2

CIRCULATED SCHEDULE NO. 30/13 — 26 JULY 2013

App No.: PK13/1813/F Applicant: Mrs Ellen Daly
Site: 57 Bath Road Bitton South Date Reg: 3rd June 2013
Gloucestershire BS30 6HT
Proposal: Erection of single storey rear extension Parish: Bitton Parish
to form additional living Council

accommodation. Installation of side
dormer window.

Map Ref: 367765 169890 Ward: Bitton
Application Householder Target 24th July 2013
Category: Date:

The

The Meadows

Primary School

Wes [over
Lollage

© South Gloucestershire Council 2007.all rights reserved.

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the
Controller of Her Majesty’s Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright
and may lead to prosecution or civil proceedings.

100023410, 2008. N.T.S. PK13/1813/F
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REASON FOR REPORTING TO CIRCULATED SCHEDULE

This application has been forwarded to the Council’'s Circulated Schedule of
applications as a representation has been received from the Parish Council raising
views contrary to the Officer recommendation.

1. THE PROPOSAL

11

1.2

The application site is situated on the north west side of Bitton village on the
north side of the A431. The site is bounded by residential development to the
east and west, open fields to the north and with vehicular access onto Bath
Road (A431) to the south. The site comprises a relatively modern two storey
detached dwelling with distinctive steep pitched roof providing first floor
accommodation with in the roof space. A single garage is located on the east
side of the dwelling with parking area in front.

The site is situated within the Bitton Conservation Area. The Bristol/Bath
Green Belt abuts the rear boundary of the site. The site is situated within the
settlement boundary of Bitton village as defined in the adopted Local Plan.

The application proposes erection of single storey rear extension to form
additional living accommodation. Installation of side dormer window.

POLICY CONTEXT

2.1

2.2

2.3

OFFTEM

National Guidance
National Planning Policy Framework March 2012

Development Plans

South Gloucestershire Local Plan (Adopted) January 2006
D1  Design

L12 Conservation Areas

GB1 Green Belt

H4  Development within Existing Residential Curtilages
T8 Parking Standards

T12 Transportation for New Development

South Gloucestershire Local Plan Core Strategy incorporating Inspector
Preliminary Findings and Draft Main Modifications — Sept 2012

CS1 High Quality Design

CS5 Location of Development

CS8 Improving Accessibility

CS9 Managing the Environment and Heritage

Supplementary Planning Guidance/Documents

South Gloucestershire Design Checklist — August 2007
South Gloucestershire Residential Parking Standards
Bitton Conservation Area SPG




3. RELEVANT PLANNING HISTORY

3.1

3.2

3.3

3.4

P80/4010 Erection of a single storey rear extension and
single detached garage (Previous ID: K3090)
Approved 04.03.1980

P90/4175 Proposed pitched roof to existing flat roof rear
extension (Previous ID: K3090/1)
Approved 30.04.1990

PKO05/3102/TCA Fell 2no. Fir Trees within Bitton Conservation
Area.
No objection 29.11.2005

PK11/0274/F Erection of single storey side and two storey
rear extensions to form additional living
accommodation. (Resubmission of PK10/3569/F).
Refused 29.03.2011
Refusal reasons:
1) The proposed first floor extension by virtue of its poor design, incorporating a
flat roof and having an incongruous relationship to the existing dwelling
particularly to the existing flat roofed rear dormer, would result in an
inappropriate development in its context, which fails to respect or enhance the
character distinctiveness and amenity of both the application site and the
locality.
2) 57 Bath Road is located within Bitton Conservation area, the character and
appearance of which it is desirable to preserve or enhance. The proposed
extensions, due to their form, and the combination of roof pitches and materials
proposed, would result in additions of an inappropriate design, which relate
poorly to the host building, and create a discordant element of built form within
an otherwise relatively consistent group of buildings.

4. CONSULTATION RESPONSES

4.1

4.2

4.3

OFFTEM

Bitton Parish Council

Objection. While content with proposals relating to the rear extension

They (the Members) felt that the dormer window, which would be very apparent
from the front of the property, was out of keeping with the street scene.

Other Consultees

Conservation Officer — Initially raised concerns in relation to the proposed
dormer in the west roofslope. The design, proportions and materials were
considered not to be acceptable. The application was subsequently amended
and the amended design was considered to be acceptable. No objection was
raised to the rear extension.

Drainage Engineer — No comment

Local Residents
None received




5. ANALYSIS OF PROPOSAL

5.1

5.2

OFFTEM

Principle of Development

The National Planning Policy Framework was published in March 2012. The

document replaces most PPG/PPS guidance providing a more simplified and

up to date advice in determination of planning applications. The NPPF
indicates that where the development plan is absent, silent or relevant policies
are out of date, granting permission unless:

- any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

- specific policies in this Framework indicate development should be
restricted.

It is considered that the relevant policies of the adopted Development Plan do

not materially depart from the NPPF. As such full weight can be afforded to the

Development Plan policies in this case.

Policy H4 of the South Gloucestershire Local Plan is supportive in principle of
proposals for alterations and extensions to existing dwellings within their
curtilage, providing that the design is acceptable and that there is no
unacceptable impact on residential and visual amenity. The site is situated
within a Conservation Area and policy L12 requires development proposals
therein to preserve or enhance the character and appearance of the
Conservation Area. Policy GB1 of the South Gloucestershire Local Plan and
the NPPF seek to ensure that development outside but conspicuous from the
Green Belt would not result in an adverse impact on the visual amenity of the
Green Belt.

The South Gloucestershire Core Strategy (CS) was submitted for Examination
in March 2011. The Examination was initially suspended by the CS Inspector to
allow for the submission of Post Submission Changes. Hearing sessions were
subsequently held in June and July 2012 and the CS Inspector published his
Preliminary Findings and Draft Main Modifications in September 2012. The
Inspector’s initial conclusion is that the Core Strategy is capable of being made
‘Sound’ subject to a number of Proposed Main Modifications (PMM). The PMM
have been subject to a further hearing session that was held on 7 March 2013.
The CS has reached an advanced stage of preparation. However, there are
unresolved objections to the housing requirements, including the means of
addressing the shortfall in the delivery of housing that accrued during the Local
Plan period. At this stage the Core Strategy therefore remains unadopted, but
is likely to be adopted in the near future once housing matters are resolved.
This document is therefore a material consideration in the determination of
planning applications, and the Core Strategy policies, which are not subject to
Inspector modification, will now carry considerable weight at this stage.

In determination of this application there are no significant differences between
the relevant adopted Development Plan policies and the Core Strategy.

Visual impact
Policy D1 of the Local Plan requires all new development to be well-designed.

The dwelling is situated within a residential context on the fringe of the
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settlement within a linear stretch of residential dwellings. The dwellings have
similar design and form. The application site is located within the Bitton
Conservation Area. The dwelling the subject of this application is a two storey
detached dwelling wit the first floor accommodation located in the roof space
but with the appearance of a two storey dwelling which viewed from the front.
The proposed rear extension would not be visible from public vantage points.
The dormer has been amended in design and the revised design is now better
proportioned and would use materials which reflect the existing dwelling.
Although there are no other examples of dormers in the distinctive side
roofslopes of the dwellings in the immediate area, there are other examples of
dormers in the street and as such the dormer as a feature would not appear
alien in relation to its surroundings. The design and materials of the dormer as
revised and extension would be of good quality in keeping with the character of
the existing dwelling and would respect the character distinctiveness and
amenity of the surrounding area and the character and appearance of the
conservation area. As such it is considered that the design of the proposal
accords with the criteria of Policy D1 and would accord with Policy L12.

Residential amenity

The rear extension would be screened from the neighbouring dwellings to the
east and west by an existing rear extension and the side garage. The
proposed rear extension would not prejudice to the amenity of neighbouring
occupiers in terms of loss of daylight/sunlight, overshadowing or
overbearing/bulky development.

The dormer would be located on the west roofslope facing towards the
neighbour’s roofslope at no.55. No.55 has a rooflight in their east facing
roofslope and the proposed dormer would be positioned opposite the rooflight.
The dormer would provide light into a new en suite. A condition is
recommended which would require the dormer window to be fitted with
obscured glazing and openable only from 1.7m above finish floor level. Subject
to this condition it would not be possible to view into the neighbour’'s windows
from the dormer and the proposed dormer would not prejudice to the amenity of
neighbouring occupiers in terms of loss of privacy/overlooking.

Green Belt

The site lies adjacent to the Bristol/Bath green belt, which abuts the north
boundary. The extension would be situated on the north side of the site some
distance from the boundary with the Green Belt and not significantly
conspicuous from views within the Green Belt. As such it is considered that the
proposal would not be detrimental to the visual amenity or openness of the
Green Belt.

Highway matters

Te proposal would not result in an increase to the number of bedrooms in the
dwelling and as such no additional off street parking will be required. There is
ample parking within the site for in excess of the required parking for a 3
bedroomed dwelling. The proposal would result in no significant highway
safety considerations.




CONCLUSION

6.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase
Act 2004, Local Planning Authorities are required to determine applications in
accordance with the policies of the Development Plan, unless material
considerations indicate otherwise.

6.2  The recommendation to grant permission has been taken having regard to the
policies and proposals in the South Gloucestershire Local Plan (Adopted)
January 2006 set out above, and to all the relevant material considerations set
out in the report.

RECOMMENDATION

7.1 Consent is GRANTED subject to the conditions and informatives as outlined in
the attached decision notice:

Contact Officer: Sean Herbert

Tel. No. 01454 863056
CONDITIONS
1. The development hereby permitted shall be begun before the expiration of three years

from the date of this permission.

Reason
To comply with the requirements of Section 91 of the Town & Country Planning Act
1990 (as amended).

The materials to be used in the construction of the external surfaces of the extension
and dormer hereby permitted shall match those used in the existing dwelling.

Reason

To ensure a satisfactory standard of external appearance in the Bitton Conservation
Area, and to accord with and Policy L12 of the South Gloucestershire Local Plan
(Adopted) January 2006.

Prior to the use or occupation of the extension hereby permitted, and at all times
thereafter, the proposed dormer window in the north west roofslope shall be glazed
with obscure glass to level 3 standard or above with any opening part of the window
being above 1.7m above the floor of the room in which it is installed.

Reason
To protect the privacy and amenity of neighbouring occupiers, and to accord with
Policy H4 and D1 of the South Gloucestershire Local Plan (Adopted) January 2006.
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ITEM 3

CIRCULATED SCHEDULE NO. 30/13 — 26 JULY 2013

App No.: PK13/1918/F Applicant: Mr | Macfadyen
Site: Collyns Mead Back Street Hawkesbury Date Reg: 7th June 2013
Upton Badminton South
Gloucestershire

Proposal: Erection of first floor rear and single Parish: Hawkesbury
storey rear extension to provide Parish Council
additional living accommodation.

Map Ref: 378190 187144 Ward: Cotswold Edge

Application Householder Target 30th July 2013

Category: Date:

Upton Cogmbe House
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