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BACKGROUND PAPERS 

List of background papers relating to this report of the Head of Planning about applications/proposals for Planning Permission etc.  The 
papers are available for inspection online at http://planning.bathnes.gov.uk/PublicAccess/. 

[1] Application forms, letters or other consultation documents, certificates, notices, correspondence and all drawings submitted by 
and/or on behalf of applicants, Government Departments, agencies or Bath and North East Somerset Council in connection 
with each application/proposal referred to in this Report. 

[2] Department work sheets relating to each application/proposal as above. 

[3] Responses on the application/proposals as above and any subsequent relevant correspondence from: 

(i) Sections and officers of the Council, including: 

Building Control 
Environmental Services 
Transport Development 
Planning Policy, Environment and Projects, Urban Design (Sustainability) 
 

(ii) The Environment Agency 
(iii) Wessex Water 
(iv) Bristol Water 
(v) Health and Safety Executive 
(vi) British Gas 
(vii) Historic Buildings and Monuments Commission for England (English Heritage) 
(viii) The Garden History Society 
(ix) Royal Fine Arts Commission 
(x) Department of Environment, Food and Rural Affairs 
(xi) Nature Conservancy Council 
(xii) Natural England 
(xiii) National and local amenity societies 
(xiv) Other interested organisations 
(xv) Neighbours, residents and other interested persons 
(xvi) Any other document or correspondence specifically identified with an application/proposal 
 

[4] The relevant provisions of Acts of Parliament, Statutory Instruments or Government Circulars, or documents produced by the 
Council or another statutory body such as the Bath and North East Somerset Local Plan (including waste and minerals policies) 
adopted October 2007  

The following notes are for information only:- 

[1] “Background Papers” are defined in the Local Government (Access to Information) Act 1985 do not include those disclosing 
“Exempt” or “Confidential Information” within the meaning of that Act.  There may be, therefore, other papers relevant to an 
application which will be relied on in preparing the report to the Committee or a related report, but which legally are not required 
to be open to public inspection. 

 

http://planning.bathnes.gov.uk/PublicAccess/


[2] The papers identified or referred to in this List of Background Papers will only include letters, plans and other documents 
relating to applications/proposals referred to in the report if they have been relied on to a material extent in producing the 
report. 

[3] Although not necessary for meeting the requirements of the above Act, other letters and documents of the above kinds 
received after the preparation of this report and reported to and taken into account by the Committee will also be available for 
inspection. 

[4] Copies of documents/plans etc. can be supplied for a reasonable fee if the copyright on the particular item is not thereby 
infringed or if the copyright is owned by Bath and North East Somerset Council or any other local authority. 
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001 19/00902/LBA 
19 June 2019 

Mr Simon Hand 
11 Quarry Vale, Combe Down, Bath, 
Bath And North East Somerset, BA2 
5JZ 
Internal & external alterations to include 
installation of 1st to 2nd floor staircase. 
Installation of 2 conservation roof 
windows on rear roof slope. Board up 
roof void over joists. Install plaster 
board under rafters with skim finish. 
Covert bathroom to bedroom. 

Combe 
Down 

Caroline 
Waldron 

REFUSE 

 

 

REPORT OF THE HEAD OF PLANNING ON APPLICATIONS FOR DEVELOPMENT 

 

Item No:   001 

Application No: 19/00902/LBA 

Site Location: 11 Quarry Vale Combe Down Bath Bath And North East Somerset 
BA2 5JZ 

 



 

Ward: Combe Down  Parish: N/A  LB Grade: II 

Ward Members: Councillor Gerry Curran Councillor Bharat Ramji Nathoo 
Pankhania  

Application Type: Listed Building Consent (Alts/exts) 

Proposal: Internal & external alterations to include installation of 1st to 2nd floor 
staircase. Installation of 2 conservation roof windows on rear roof 
slope. Board up roof void over joists. Install plaster board under 
rafters with skim finish. Covert bathroom to bedroom. 

Constraints: Article 4 Bath Demolition Wall, Article 4 Reg 7: Estate Agent, Article 4 
HMO, Agric Land Class 3b,4,5, Policy B4 WHS - Indicative Extent, 
Policy B4 WHS - Boundary, Conservation Area, Policy CP9 
Affordable Housing Zones, Listed Building, Policy NE1 Green 
Infrastructure Network, Policy NE5 Ecological Networks, SSSI - 
Impact Risk Zones,  

Applicant:  Mr Simon Hand 

Expiry Date:  19th June 2019 

Case Officer: Caroline Waldron 

To view the case click on the link here. 

 
REPORT 
The former chair of the Development Management Committee agreed the application be 
considered at committee at the request of Cllr Goodman. This application was deferred at 
the last meeting of Committee to enable Members to visit the premises.  
 
Quarry Vale Cottages comprises two terraces of former quarry workers cottages in Combe 
Down. The terraces are grade II listed and located   within the Bath World Heritage Site 
and the designated conservation area. 
 
The application relates to No 11 Quarry Vale Cottages and proposes converting the 
roofspace to a bedroom with the associated insertion of two rooflights in the rear roof 
slope and a new staircase in the rear first floor room to facilitate access. An existing 
partition in the first floor front room used to create the bathroom would be removed and 
the remaining portion of the rear firt floor room converted into a bathroom. 
 
A Design and Access Statement and photographs submitted by the applicant in support of 
the application is available on the file. 
 
Planning history 
Listed building consent granted under 05/03652/LBA to partition the front room to create a 
bathroom. 
Application 18/04935/LBA for an almost identical scheme refused on the grounds that the 
proposal to insert rooflights to light the converted roofspace would dominate the plain and 
simple appearance of the roofslope and the proposal to partition a room and install a 
staircase to access the converted roofspace would compromise the legibility of the 
historical plan form in a way which harms the character and significance of the listed 
building. 
 

http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='%5eND,REFVAL.DCAPPL;'&SearchLayer=DCApplications


SUMMARY OF CONSULTATIONS/REPRESENTATIONS 
Parish Council: NA 
Historic England: NA 
Other representations: Cllr Goodman when requesting the application be considered at 
committee commented; 
The applicant has taken on board many of the concerns of the previous application. 
Listed buildings have to evolve as long as this does not adversely effect historical 
significance. 
The application allows the front bedroom to be returned to its original form with minimal 
alteration elsewhere. 
Other consents have been granted to adjoining properties. 
The proposal meets the requirements of the Act. 
 
POLICIES/LEGISLATION 
The Council has a statutory requirement under Section 16(2) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 in considering whether to grant listed building 
consent for any works to have special regard to the desirability of preserving the building 
or its setting or any features of special architectural or historic interest which it possesses. 
  
With respect to any buildings or other land in a conservation area the Council has a 
statutory requirement under Section 72(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 to pay special attention to the desirability of preserving or 
enhancing the character or appearance of that conservation area. 
  
The Revised National Planning Policy Framework (NPPF) 2018 is national policy in the 
conservation and enhancement of the historic environment which must be taken into 
account by the Council together with the related guidance given in the Planning Practice 
Guidance (PPG).  
  
The Council must have regard to its development plan where material in considering 
whether to grant listed building consent for any works. 
  
The statutory Development Plan for B&NES comprises: 
-           Core Strategy (July 2014) 
-           Placemaking Plan (July 2017) 
-           B&NES Local Plan (2007) - only saved Policy GDS.1 relating to 4 part 
implemented sites 
-           Joint Waste Core Strategy 
-           Made Neighbourhood Plans 
  
Core Strategy: 
The Core Strategy for Bath and North East Somerset was formally adopted by the Council 
on 10th July 2014. The following policies of the Core Strategy are relevant to the 
determination of this application:  
-   CP6 - Environmental quality 
  
Placemaking Plan: 
The Placemaking Plan for Bath and North East Somerset was formally adopted by the 
Council on 13th July 2017. The following policies of the Placemaking Plan are relevant to 
the determination of this application:  



  
HE1 Historic Environment 
 
Historic Environment Good Practice Advice in Planning Notes issued by Historic England 
 
OFFICER ASSESSMENT 
No 1 is Quarry Vale is one of a longer early 19th century grade II listed terrace. Its modest 
size and internal layout - basically two over two rooms - reflects the original purpose as a 
quarry workers cottage. 
 
The historical floor plan is an important aspect of the buildings character and significance. 
This is reflected in paragraph 45 from Historic England Advice Note 2 (Making Changes to 
Heritage Assets) which states that "The planform of a building is frequently one of its most 
important characteristics ................. Proposals to remove or modify internal arrangements 
.......... will be subject to the same considerations of impact on significance as for 
externally visible alterations". This advice was also published in previous English Heritage 
documents.   
 
The current application now proposes converting the roof space to a bedroom which will 
entail inserting a new staircase to a facilitate access and a pair of rooflights into the rear 
roofslope to light the room. 
 
Due to the local topography the rear elevation is largely below the level of the surrounding 
land. As a result the most visible and prominant part of the cottage is the roof slope. 
Inserting rooflights will dominate the appearance of the small simple plain roof in a way 
which harms the character and significance of the listed building and its contribution to the 
rest of the terrace.  
 
The rear bedroom room currently has a fireplace recess which together with the flanking 
alcoves forms part of the fabric and character of the listed building. Regrettably the 
fireplace and alcoves have already been obscured behind built in wardrobes and shelves 
installed without consent. However the method of construction is flimsy and could easily 
be reversed. To install the staircase the existing rear bedroom will be subdivided to create 
the necessary enclosure. The enclosure will run across the width of the room and into the 
recess adjacent to the fireplace/chimney breast. Partitioning the room in this way will 
compromise the integrity of the historical planform in way which harms the character and 
significance of the listed cottage. 
 
The proposal to remove the bathroom partitioning from the front room and convert the 
remaining portion of the rear room to a bathroom will not compensate for the degree of 
harm that would still be caused by the staircase and enclosure and the roof lights. Indeed 
the proposed bathroom layout shows the shower cubicle concealing the right hand alcove 
when facing the fireplace opening which would further harm the historical plan form and 
character of the listed cottage.  
 
Both the applicant and the local member have cited alterations to other cottages in Quarry 
Vale in support of the current application. The concept of precedent actually carries little 
weight in the determination of listed building consent applications where the starting point 
is the impact of the proposed work on the heritage significance of that specific building. 



Nevertheless a review of the planning history for the properties identified has established 
that the consented schemes are not comparable with 11 Quarry Vale. 
 
7 Quarry Vale - The rooflight is from a consented scheme thirty five years ago in 1984 
 
9 Quarry Vale 
The rooflight is also from a consented scheme in 1984. More recently listed building 
consent was granted (16/01887/LBA) for a single storey rear extension with a rooflight. 
The footprint of the extension was subsequently reduced under 16/04432/LBA. This 
scheme has no direct a parallel with the current application at 11 Quarry Vale. 
 
10 Quarry Vale 
Various work including the installation of a spiral staircase was carried out circa 1996. 
There is no report on the file explaining the reasoning behind the decision. However the 
staircase harmed the character of the listed cottage and in 2016 (16/05220/LBA) consent 
was granted to remove the spiral stair and install a traditional timber flight. (The Design 
and Access Statement incorrectly claims that consent was granted in 2016 to install the 
spiral staircase). At the same time consent was also granted to insert stairs into the 
roofspace. In the circumstances of this particular case the first floor plan had already been 
disrupted by the spiral stair and the loss of historic fabric caused by the attic stair was 
offset against the decisive heritage benefit of securing the removal of the visually 
inappropriate and intrusive spiral staircase. The scheme did not include inserting rooflights 
into the main roofslope. 
  
11a Quarry Vale 
Listed building consent (11/02752/LBA) was granted for internal alterations and an 
unobstrusive single storey extension. The officers report at the time clearly recognised the 
harmful impact of creating the bathroom but felt this was outweighed by the proposals to 
carry out essential repair work, replace the front door and the removal of an inferior 
building from the rear yard . Overall there was considered to be a net heritage benefit 
justifying the granting of consent.   
 
13 Quarry Vale - no planning history regarding the rooflight.  
 
There is nothing in the adjoining planning history that would lead to different conclusion on 
the main issues.  
 
The National Planning Policy Framework requires, when considering the impact of a 
proposed development on the significance of a designated heritage asset, that great 
weight should be given to the asset's conservation.  The proposed staircase and rooflights 
would cause harm to the character and significance of the listed cottage which would in 
the context of the significance of the asset as a whole and in the language of the National 
Planning Policy Framework, be less than substantial. In those circumstances, paragraph 
196 of the Framework says that this harm should be weighed against the public benefits of 
the proposal. In this case the scheme will not deliver any public benefit to outweigh the 
harm to the heritage asset.  
 
There is a duty under Section 16 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990, when considering whether to grant listed building consent for any works, 
to have special regard to the desirability of preserving the building or its setting or any 



features of special architectural or historic interest which it possesses. In this case the 
scheme of work proposed will harm the character of the listed building and the application 
is accordingly recommended for refusal. 
 
 
 

RECOMMENDATION 

REFUSE 
 
REASON(S) FOR REFUSAL 
 
 1 The proposal to insert rooflights to light the converted roofspace will dominate the plain 
and simple appearance of the roofslope in a way which harms the character and 
significance of the listed building contrary to the Planning (Listed Buildings and 
Conservation Areas) Act 1990, The National Planning Policy Framework and published 
advice from Historic England. 
 
 2 The proposal to partition a room and install a staircase to access the converted 
roofspace will compromise the legibility of the historical plan form in a way which harms 
the character and significance of the listed building contrary to the Planning (Listed 
Buildings and Conservation Areas) Act 1990, The National Planning Policy Framework 
and published advice from Historic England. 
 
PLANS LIST: 
 
Drawings 
01  EXISTING FLOOR PLANS      
02  EXISTING AND PROPOSED ROOF VOID       
03  RELOCATION OF BATHROOM AND FIRST FLOOR S...     
04  EXISTING ROOF VOID SECTION     
05  EXISTING REAR ELEVATION     
06  PROPOSED 1ST TO 2ND FLOOR STAIRCASE     
07  3D SHOWING NEW STAIRCASE       
SITE LOCATION PLAN     
 
Date stamped: 5th March 2019  
 
In determining this application the Local Planning Authority considers it has complied with 
the aims of paragraph 38 of the National Planning Policy Framework. Notwithstanding 
informal advice offered by the Local Planning Authority the submitted application was 
unacceptable for the stated reasons and the applicant was advised that the application 
was to be recommended for refusal. Despite this the applicant chose not to withdraw the 
application and having regard to the need to avoid unnecessary delay the Local Planning 
Authority moved forward and issued its decision. In considering whether to prepare a 
further application the applicant's attention is drawn to the original discussion/negotiation. 
 
 
 


