Bath & North East Somerset Council

MEETING: Planning Committee
AGENDA
ITEM
MEETING 12th February 2020 NUMBER
DATE:
RESPONSIBLE Simon de Beer — Head of Planning
OFFICER:
TITLE: APPLICATIONS FOR PLANNING PERMISSION

WARDS: ALL

BACKGROUND PAPERS:

AN OPEN PUBLIC ITEM

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:
(0] Sections and officers of the Council, including:

Building Control

Environmental Services

Transport Development

Planning Policy, Environment and Projects, Urban Design (Sustainability)

(i) The Environment Agency

(i)  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/
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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.

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.

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.

INDEX
APPLICATION NO. APPLICANTS NAME/SITE ADDRESS WARD: OFFICER: REC.:
& TARGET DATE: and PROPOSAL
20/00111/TCA GT Tree Services Moorlands Jane Brewer NO
21 February 2020 67 Englishcombe Lane, Southdown, OBJECTION
Bath, Bath And North East Somerset,
BA2 2EE
Leyland Cypress 13m (T1) - Fell
19/04914/FUL Mrs Helen Franklin Saltford Rae PERMIT
13 January 2020 Rosemere, Homefield Road, Saltford, Mepham

Bristol, Bath And North East Somerset
Erection of a new dwelling and gate
house following the demolition of
existing dwelling.

19/04598/FUL Mr M Davies Keynsham Rae PERMIT
14 February 2020 Amenity Green, Glebe Walk, North Mepham

Keynsham, ,

Erection of two semi-detached

dwellings.

19/05107/FUL Mr Richard Hardy Kingsmead Christopher ~ PERMIT
14 February 2020 4 Audley Avenue, Lower Weston, Bath, Masters

Bath And North East Somerset, BA1

3BL

Erection of two-storey side and rear and

single-storey rear extension following

removal of existing rear extension and

garage together with removal of part of

front garden wall and increase in width

of driveway
19/04452/FUL Mr Campbell Gregg Chew Valley Hayden PERMIT
30 January 2020 Poole Farm, Sunnymead Lane, Bishop Foster

Sutton, Bristol, Bath And North East

Somerset

Erection of a triple garage for domestic
use.



06 19/04486/FUL Karina Klein & Robert Causon Newbridge Samantha PERMIT
16 January 2020 9 Partis Way, Lower Weston, Bath, Mason
Bath And North East Somerset, BA1
3QG
Erection of new 4 bedroom detached
dwelling, garage and associated hard
and soft landscape works on land
adjacent to No. 9 Partis Way.
Proposed variations to consented
scheme Ref: 17/03603/FUL

REPORT OF THE HEAD OF PLANNING ON APPLICATIONS FOR DEVELOPMENT

Item No: 01
Application No:  20/00111/TCA
Site Location: 67 Englishcombe Lane Southdown Bath Bath And North East

Somerset BA2 2EE
[ | |

Ward: Moorlands Parish: N/A LB Grade: N/A
Ward Members:  Councillor Jess David
Application Type: Tree Works Notification in Con Area

Proposal: Leyland Cypress 13m (T1) - Fell
Constraints: Conservation Area,

Applicant: GT Tree Services

Expiry Date: 21st February 2020

Case Officer: Jane Brewer

To view the case click on the link here.

REPORT

REASON FOR REPORTING NOTIFICATION TO COMMITTEE:


http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='20/00111/TCA'&SearchLayer=DCApplications

The notification relates to a Councillor's tree.

It is relevant to note that a previous notification was submitted to planning. In that
submission the agent had not identified that it related to a Councillor and so the response
was issued on that basis. Upon becoming aware of this the Councillor requested that the
notification be reconsidered at Committee to meet the Councillors Code of Conduct and
Scheme of Delegation.

DESCRIPTION:
This notification relates to a tree located within the Bath Conservation Area.

The proposal is to remove a Leyland Cypress which is growing within the rear garden of
the property.

Six weeks notice must be given to the Council for tree works or tree felling within a
conservation area if the tree has a trunk diameter of 7.5cm or over (when measured 1.5m
above ground level) and where exceptions do not apply.

The purpose of a tree notification is to give the Council the opportunity to consider
whether a Tree Preservation Order should be made to protect the tree.

The following criteria are used to assess whether trees are worthy of a Tree Preservation
Order:

1. visibility to the general public

2. overall health, vigour and appearance

3. suitability of their location and anticipated future management

4. special factors such as contribution to the character of a conservation area, World
Heritage Site setting or overall green infrastructure; their rarity; their ecological
contribution and whether they have historical significance such as in the case of veteran
trees.

Further information regarding trees in conservation areas can be found on the Council's
website at:

https://www.bathnes.gov.uk/services/environment/trees-and-woodlands/trees-
conservation-areas

SUMMARY OF CONSULTATIONS/REPRESENTATIONS

No public comments have been received.

POLICIES/LEGISLATION

Town and Country Planning Act 1990 (in particular sections 197-214 as amended)

Town and Country Planning (Tree Preservation)(England) Regulations 2012



OFFICER ASSESSMENT
The tree is located centrally within the rear garden of the property.

The tree can be viewed between properties but is not considered to be a significant
feature from the public domain.

The tree appears to be in average health and vigour.

The tree is not considered to be a good representative of the variety or contribute
sufficiently towards the local character of the area.

An aerial view of the property indicates that the canopy spread of the tree may be
considered to dominate the garden so is likely to require regular management if retained.

CONCLUSION:

The tree is not considered to be a suitable candidate for a Tree Preservation Order.

RECOMMENDATION
No objection
Advisory notes:

While this letter refers to planning controls, your attention is drawn to the Wildlife and
Countryside Act 1981 as amended and the Countryside and Rights of Way Act 2000.
Under these Acts all species of wild birds, their eggs, nests and chicks, are legally
protected until the young have fledged. Tree work is best carried out outside the bird
nesting season, which typically extends from March until September, although it may
begin earlier than this. If work must be carried out within the bird nesting season, a
gualified ecological consultant should carry out a detailed inspection to ensure that birds
are not nesting in the trees that you are proposing to work on. If nesting birds are present
the work must not proceed.

Trees provide numerous benefits towards our health and wellbeing so replacement
planting when trees are removed is vitally important, particularly in our urban
environments. Please contact the tree officer if you would like some advice regarding
replacement planting. A comprehensive list of tree species for green infrastructure is
available on line from the Trees and Design Action Group at http://www.tdag.org.uk/

RECOMMENDATION
NO OBJECTION



Item No: 02
Application No:  19/04914/FUL

Site Location: Rosemere Homefield Road Saltford Bristol Bath And North East
Somerset
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Ward: Saltford Parish: Saltford LB Grade: N/A

Ward Members:  Councillor Duncan Hounsell Councillor Alastair Singleton

Application Type: Full Application

Proposal: Erection of a new dwelling and gate house following the demolition of
existing dwelling.

Constraints: Saltford Airfield 3km buffer, Agric Land Class 1,2,3a, British

Waterways Major and EIA, Conservation Area, Policy CP9 Affordable
Housing Zones, Housing Development Boundary, MOD Safeguarded
Areas, Policy NE1 Green Infrastructure Network, Public Right of Way,
Railway, River Avon and Kennet & Avon Canal, SSSI - Impact Risk
Zones, Tree Preservation Order,

Applicant: Mrs Helen Franklin
Expiry Date: 13th January 2020
Case Officer: Rae Mepham

To view the case click on the link here.

REPORT
Reason application going to committee

The application was referred to the Vice Chairman and Chairman following an objection
from Saltford Parish Council. The Chair decided that the application should be heard by
the Planning Committee for the following reason:

| have looked at this application and noted the officer's comments regarding the objections
raised. However, given the prominence of this site | feel that the decision should be taken
in the public domain at Committee.


http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='19/04914/FUL'&SearchLayer=DCApplications

Site and description of proposal

This application relates to a property within the Saltford Housing Development Boundary,
adjacent to the Saltford Conservation Area. This application is for the erection of a
detached dwelling and gatehouse following the demolition of the existing dwelling.

Relevant history

DC - 17/03084/FUL - RF - 6 December 2017 - Construction of a new dwelling & gate
house following the demolition of an existing dwelling

DC - 18/02326/FUL - RF - 23 July 2018 - Erection of a dwelling and gate house following
the demolition of an existing dwelling.

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
Consultation responses

Saltford Parish Council - Objection - Compared to the existing dwelling, the plans
represent a substantial increase in width making such a large and wide dwelling visually
intrusive in this elevated position overlooking dwellings in and being seen from Saltford's
Conservation Area and also when viewed from the Cotswold AONB; the resulting over-
development of the skyline at this sensitive location therefore remains a strong concern.
Saltford Parish Council asks B&NES Council to pay careful regard to this aspect as well
as to (i) the impact of the proposed Gate House on the street scene of Homefield Road,
(ii) the impact of the proposed demolition and construction works on trees protected by
tree preservation orders, and (i) any adverse effect on the structural integrity of the
adjacent narrow and sloping access lane due south of the proposed re-positioned
swimming pool.

If this application is permitted the construction management plan (pre commencement), as
requested by the B&NES Senior Highways Development Control Engineer, should take
account of the need to protect access and highway safety for neighbouring properties at
all times.

However, if the case officer is minded to approve this planning application, Saltford Parish
Council requests that it be referred to the Planning Committee for determination for the
planning policy reasons given in this response including but not exclusively contravention
of B&NES Placemaking Plan policies D2 (Local Character and Distinctiveness), D6
(Amenity), HE1 (Historic Environment), NE2 (Landscape and Landscape Setting), and
NE6 (Trees and Woodland Conservation).

Highways - No objection subject to conditions relating to retention of garaging and
parking, provision of bicycle storage, submission of a construction management plan and
ancillary use of the annexe.

Arboriculture - No objection subject to a pre-commencement meeting, compliance with the
submitted arb method statement and submission of a landscape scheme.

Third party representations

21 objections have been submitted, summarised as:



- Previous applications have been refused

- Gatehouse is not in character with the area

- Gatehouse is inappropriate

- Proposed property is double the original footprint

- Property will be visible within the hillside

- Reflected light from glazing will make property more prominent
- Property will be visible from the Conservation Area

- Lights and noise from swimming pool would be detrimental to residential amenity
- Proposal has potential to cause slippage and subsidence

- Access to property is shared access and not adopted highway
- Access includes Public Right of Way

- Any vehicles parked in the cul-de-sac can cause access issues
- Proposal must not impact on visibility

- Access for heavy machinery is a concern

- Disturbance to roots or draining water can cause soil migration
- Proposal is not sympathetic to surrounding properties

- Habitats may be destroyed

- Property may be let on Air B&B if permission is given

- Loss of privacy to properties in the Shallows

- Scheme is a poor, weak attempt a modern idiom of architecture
- Existing damage to trees

- Gatehouse is a dwelling

- Disruption and pollution issues from traffic

- Out of keeping with Conservation Area

- Plans fail to overcome previous reasons for refusal

- No guarantee trees will survive

- Overdevelopment

- Owner is frequently away

- Enforcement of ancillary use would require considerable enforcement action
- Gatehouse and house could be enlarged using permitted development rights
- Inaccuracies on drawings

- Flat roof could be used as terrace

Cllr request
Clir Singleton:

| refer to the above referenced Planning Application at Rosemere, Homefield Road,
Saltford, BS31 3EQ.

Should the Case Officer be minded to recommend approval, | request that the application
is referred to the Planning Committee for determination.

This is a highly controversial application in a conservation area and in a visually prominent
elevated position overlooking an area of significant beauty. The application may be
considered to be in contravention of policies D2, D6, HE1, NE2 and NE6 among others in
the BANES place-making plan.



Officer note - the request from ClIr Singleton was not included within the referral to the
Vice Chair and Chair. As the Chair determined that the application should be decided by
the Planning Committee, as per ClIr Singleton's request, it was not considered necessary
to re-refer the application.

POLICIES/LEGISLATION

On 13th July 2017 the Council adopted the B&NES Placemaking Plan. It now becomes
part of the statutory Development Plan for the district, against which planning applications
are determined.

The statutory Development Plan for B&NES now 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

The following Core Strategy policies are applicable:

DW1 - District Wide Spatial Strategy
CP2 - Sustainability

CP5 - Flood Risk Management

CP7 - Green Infrastructure

The following B&NES Placemaking Plan policies have been considered:

D1 General Urban Design Principles

D2 Local Character & Distinctiveness

D3 Urban Fabric

D4 Streets and Spaces

D5 Building Design

D6 Amenity

D10 Public Realm

HE1 Historic Environment

H7 - Housing Accessibility

LCR9 Increasing the Provision of Local Food Growing
NES3 Sites, species and habitats

NES5 Ecological networks

NEG6 Trees and woodland conservation

SCR5 Water Efficiency

ST7 Transport requirements for managing development

Consideration has been given to the National Planning Policy Framework and the National
Planning Practice Guidance.

LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,



mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

OFFICER ASSESSMENT
Principle of development

The proposal is sited within the Housing Development Boundary of Keynsham. A
replacement dwelling in this location is considered to be acceptable, subject to other
material considerations.

Character, appearance and impact on landscape

The proposal is similar in size and design terms to that applied for under previously
refused application ref. 18/02326/FUL. Whilst the proposal is larger than the existing
property, the proposal does not fill the plot and leaves a large amenity area around the
dwelling, and would not be considered overdevelopment.

The surrounding area is characterised by a variety of dwelling styles the buildings are of a
traditional aesthetic and include pitched roofs of one to two stories. The proposed dwelling
has been designed with a contemporary built form. The proposed materials are
characteristic of the surrounding area, including a tiled roof with stone and rendered walls.
The proposed built form being only a two storey property will not appear visually
prominent within the streetscene.

The proposed dwelling will sit adjacent to the Conservation Area. The existing property is
visible from The Shallows which sits below the site. Whilst the proposal has not been
significantly altered in terms of size and design the revised scheme sits further back within
the site than both the existing and previously submitted dwellings. The property will
therefore not appear overly prominent within the hillside.

The proposed gatehouse includes living space, 2 bedrooms, a bathroom and a kitchen. It
is noted that the previous application considered this to be a dwelling in its own right, and
the application was refused on this basis amongst other things. Since the previous
application appeal decisions have clarified the position regarding annexes situated within
the curtilages of dwellinghouses. Following these appeal decisions, it is considered in this
instance that the size and location of the gatehouse could be considered as an ancillary
building, providing a condition was attached to any permission given ensuring that it is
used only in an ancillary nature. The provision of a residential outbuilding in this location
would not appear out of character or incongruous within the local area, and as such this
part of the development is now considered to be acceptable.

Highways

Currently vehicular access to the application site is taken via a narrow private drive, part of
which highway records identify as being existing Public Right of Way BA27/46 (PRoW
BA27/46). PRoW BA27/46 must remain clear at all times during and post-construction of
the new dwelling and gate house.



The proposed three-bed dwelling and one-bed gate house require the combined provision
of four off-street car parking spaces and the applicant proposes to provide six off-street
car parking spaces, which is acceptable. HDC also acknowledges that the applicant
proposes to provide on-plot turning facilities allowing cars to be manoeuvred such that
they are able to enter the adopted public highway in a forward gear.

Highways development have no objection to the scheme, subject to conditions relating to
parking, bicycle storage, the submission of a construction management plan and a
condition requiring the annexe to remain ancillary to the main dwelling. A condition has
been requested to retain the garaging on site however the property benefits from a
substantial on-site parking area and as such this condition would not be reasonable in this
case.

Residential amenity

Concerns have been made by nearby residents in regards to residential amenity,
particularly noise. The proposal is a replacement dwelling and as such the same use class
as what is currently on site. Statements regarding the property being let on Air B&B are
unsubstantiated, and in any case many properties let on Air B&B are still within C3 use.
Should the property be used as a large scale commercial holiday let this would be
investigated by the Planning Enforcement Team. The fact that the owner is frequently
away is not a material planning consideration.

The proposal sits within a large plot and is set down lower than neighbouring properties.
The proposal is closer to the boundaries of the plot than the existing however not to an
extent that would cause an overbearing impact on neighbouring properties.

There are some side windows within the proposal but these are located at a substantial
distance away from neighbouring boundaries, around 15m and 16m, and as such this
would not case significant harm due to overlooking.

Concern has been raised that the provision of an outdoor pool will result in unwanted
noise. The use of a pool is considered to result in noise typical of an existing garden use
and therefore is not considered to warrant refusal of the application.

Arboriculture

The site has been the subject of two previous applications (references 17/03084/FUL and
18/02326/FUL), as well as discussions. As mentioned, the previous application was
refused due to concerns regarding the potential impact of the proposed demolition and
construction on the adjacent trees; of particular concern was the lack of any tree survey or
arboricultural impact assessment dealing with issue.

The current application incorporates significant alterations to address previous
arboricultural issues relating to the protection of the protected trees and their future
relationship with the occupants and their reasonable use of the property.

The application is supported by an Arboricultural report incorporating an Arboricultural
Method Statement and Tree Protection Plans for both demolition and construction phases.



No objection is raised to the removal of the Cherry to the front of the property subject to
replacement planting.

There is no Arboricultural objection to the scheme subject to conditions relating to a pre-
commencement meeting, compliance with the submitted arboricultural method statement,
and submission of a landscape plan.

Ecology

Concerns have been raised that heavy construction vehicles within this site would prevent
wildlife from returning, however construction or works of any kind, including renovation etc
would have the same impact. In terms of habitats the proposals relate to the existing
dwelling and immediate areas around which comprise of lawn or patio. The areas to the
north of the proposal which are more heavily vegetated are largely within the root
protection zones of protected trees and as such development would be prevented in these
areas in any case. Concerns regarding lightspill are noted however the site does contain
an existing dwelling within a residential area,where some light spill is to be expected.

There is not considered to be impact upon protected species caused by this proposal.
Increasing the provision of local food growing

Policy LCR9 states that all residential development will be expected to incorporate
opportunities for informal food growing where possible. The proposal site benefits from
garden areas where future occupiers could grow food if they wished.

Water efficiency

All dwellings will be expected to meet the national optional Building Regulations
requirement for water efficiency of 110 litres per person per day.

Rainwater harvesting or other methods of capturing rainwater for use by the residents
(e.g. water butts) will be required for all residential development, where technically
feasible.

Sustainable Construction

A Sustainable Construction Checklist has been submitted, confirming the CO2 reduction
to be 21.6%. The application also proposes to use Structural Insulated Panels
manufactured from industry waste, flat roof mounted photovoltaic panels, underfloor
heating and cooling and triple glazing, amongst other energy saving measures. The
proposal is considered to be inline with policy CP2.

Other matters

There have been comments submitted during the application process relating to deliberate
damage to protected trees on site. An enforcement investigation was carried out prior to
the submission of the application, and has been closed with no further action taken. Whilst
damaging a protected tree is an offence this is a separate matter in this case and is not a
material consideration for the overall determination of this application.



Where a site is affected by land stability issues, responsibility for securing a safe
development rests with the developer and/or landowner. It is not apparent that the existing
site suffers from stability issues.

During assessment of the application the submitted drawings have been found to be
correctly scaled.

Conclusion

The proposal is considered to be in compliance with the current Development Plan. The
application is therefore recommended for approval.

RECOMMENDATION
PERMIT

CONDITIONS

1 Standard Time Limit (Compliance)
The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permission.

2 Materials - Submission of Schedule and Samples (Bespoke Trigger)

No construction of the external walls of the development shall commence until a schedule
of materials and finishes, and samples of the materials to be used in the construction of
the external surfaces, including roofs, have been submitted to and approved in writing by
the Local Planning Authority. The development shall thereafter be carried out only in
accordance with the approved details.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with Policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and Policy CP6 of the Bath and North East Somerset Core Strategy.

3 Ancillary Use (Compliance)

The "gatehouse" shall not be occupied at any time other than for purposes ancillary to the
residential use of the main dwelling and shall not be occupied as an independent dwelling
unit.

Reason: The accommodation hereby approved is not capable of independent occupation
without further consideration by the Local Planning Authority.

4 Bicycle Storage (Pre-occupation)

No occupation of the development shall commence until bicycle storage for at least four
bicycles has been provided in accordance with in accordance with details which have
been submitted to and approved in writing by the Local Planning Authority. The bicycle
storage shall be retained permanently thereafter.



Reason: To secure adequate off-street parking provision for bicycles and to promote
sustainable transport use in accordance with Policy T.6 of the Bath and North East
Somerset Local Plan.

5 Construction Management Plan (Pre-commencement)

No development shall commence until a Construction Management Plan has been
submitted to and approved in writing by the Local Planning Authority and shall include
details of deliveries (including storage arrangements and timings), contractor parking,
traffic management, working hours, site opening times, wheel wash facilities and site
compound arrangements. The development shall thereafter be undertaken in accordance
with the approved details.

Reason: To ensure that safe operation of the highway and in the interests of protecting
residential amenity in accordance with Policy ST7 of the Bath and North East Somerset
Placemaking Plan. This is a condition precedent because any initial construction or
demolition works could have a detrimental impact upon highways safety and/or residential
amenity.

6 No Terrace/Balcony Use (Compliance)

The flat roof area of the development hereby approved shall not be used as a balcony,
terrace, roof garden or similar amenity area, other than the specified "patio" areas on
submitted plan 700:003.

Reason: To safeguard the amenities of adjoining occupiers from overlooking and loss of
privacy in accordance with Policy D6 of the Bath and North East Somerset Placemaking
Plan.

7 Arboricultural meeting (Pre-commencement)

No demolition or development or other operations shall take place prior to a pre-
commencement meeting has taken place between the Appointed Contractor/Site
Manager, Architect, Client, Local Planning Authority Senior Arboricultural Officer and
Project Arboriculturalist to discuss and agree

site operations programme and tree protection.

Reason: To ensure that the approved method statement is understood and is complied
with for the duration of the development to protect the trees to be retained in accordance
with policy NE.6 of the Placemaking Plan.

8 Arboricultural method statement (Bespoke trigger)

No demolition or development or other operations shall take place except in complete
accordance with the approved Arboricultural Method Statement. Site visit records and
certificates of completion for each phase of the works ( demolition and construction
activities ) shall be provided to the local planning authority.

A signed certificate of compliance with the statement for the duration of the development
shall be provided by the appointed arboriculturalist to the local planning authority within 28
days of completion and prior to the first occupation of the dwelling.



Reason: To ensure that the approved method statement is complied with for the duration
of the development to protect the trees to be retained in accordance with policy NE.6 of
the Placemaking Plan.

9 Soft landscape scheme (Bespoke trigger)

Within six month of the date of this decision or within two months of the commencement of
development (whichever occurs first) a soft landscape scheme with plan and a
programme of implementation shall be submitted to and approved in writing by the Local
Planning Authority showing the species, planting size and location of six replacement
trees.

Reason: to secure replacement tree planting on site in accordance with Policy NE6 of the
Placemaking Plan and the fixed number tree replacement policy within the Planning
Obligations Supplementary Planning Document.

10 Replacement tree works (Compliance)

All replacement tree planting works shall be carried out in accordance with the approved
details contained within the submitted arboricultural documents. The works shall be
carried out during the next available planting season following completion. Any trees or
plants indicated on the approved scheme which, within a period of five years from the date
of the development being completed, die, are removed or become seriously damaged or
diseased shall be replaced during the next planting season with other trees or plants of a
species and size to be first submitted to and approved in writing by the Local Planning
Authority.

Reason: To ensure replacement trees are provided and to provide an appropriate
landscape setting for the development in accordance with Policy NE6 of the Bath and
North East Somerset Placemaking Plan.

11 Water Efficiency - Rainwater Harvesting (Pre-occupation)

No occupation of the approved dwellings shall commence until rainwater harvesting or
other methods of capturing rainwater for use by the residents (e.g. Water butts) has been
provided.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the
Placemaking Plan.

12 Water Efficiency (Compliance)
The approved dwellings shall be constructed to meet the national optional Building
Regulations requirement for water efficiency of 110 litres per person per day.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the Bath
and North East Somerset Placemaking Plan.

13 Sustainable Construction (Pre-occupation)

Prior to first occupation of the development hereby approved the following tables (as set
out in the Council's Sustainable Construction Supplementary Planning Document,
Adopted November 2018) shall be completed in respect of the completed development
and submitted to the local planning authority together with the further documentation listed
below:



- Table 2.4 (Calculations);
- Building Regulations Part L post-completion documents

Reason: To ensure that the approved development complies with Policy CP2 of the Core
Strategy (sustainable construction).

14 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.

PLANS LIST:

This decision relates to:

12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
12 Nov 2019
AND BB

12 Nov 2019
AND DD

18 Nov 2019
18 Nov 2019
18 Nov 2019

700-004 PROPOSED ELEVATIONS
700-1-000 LOCATION PLAN
700-1-001 PROPOSED SITE PLAN
700-1-002- PROPOSED GROUND FLOOR PLAN
700-1-003- PROPOSED FIRST FLOOR PLAN
700-1-006 PROPOPSED SECTION AA
700-1-007 PROPOSED NORTH ELEVATION
700-1-008 PROPOSED SOUTH ELEVATION
700-1-009 PROPOSED WEST ELEVATION
700-1-010 PROPOSED EAST ELEVATION
700-1-011 PROPOSED EAST ELEVATION FROM FOOTPATH
700-1-012 PROPOSED NORTH ELEVATION FROM FOOTPATH
700-1-013 PROPOSED SOUTH ELEVATION FROM THE ROAD
700-1-014 PROPOSED SITE ELEVATION WEST
700-A-90-1 TREE CONSERVATION METHODOLOGY SECTIONS AA
700-A-90-2 TREE CONSERVATION METHODOLOGY SECTIONS CC
700-01-016 ANNEX ELEVATIONS
700-01-017 ANNEX PLANS
700-01-018 WASTE MANAGEMENT PLAN



ltem No: 03
Application No:  19/04598/FUL
Site Location:

Ward: Keynsham North Parish: Keynsham Town Council LB Grade: N/A
Ward Members:  Councillor Brian Simmons Councillor Vic Clarke

Application Type: Full Application

Proposal: Erection of two semi-detached dwellings.

Constraints: Bristol Airport Safeguarding, Agric Land Class 3b,4,5, Policy CP9
Affordable Housing Zones, Housing Development Boundary, SSSI -
Impact Risk Zones, Policy ST8 Safeguarded Airport & Aerodro,

Applicant: Mr M Davies
Expiry Date: 14th February 2020
Case Officer: Rae Mepham

To view the case click on the link here.

REPORT
Reason application going to committee

The application was referred to the Vice Chairman and Chairman following an objection
from Keynsham Town Council and ClIr Alan Hale. Both decided that the application should
be heard by the Planning Committee for the following reasons:

Vice Chair: | have studied the application & all comments, many of which are concerned
about the loss of the space as used now & in the past, KTC has objected as has a nearby
Ward Clir however other statutory consultees have not raised objections.

The proposal has been assessed against relevant planning policies as the report explains
however | recommend due the impact on the area the proposal be debated in the public
arena due to the concerns raised so a clear understanding of the position of the land as it
is now is known.



http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='19/04598/FUL'&SearchLayer=DCApplications

Chair: Given the loss of amenity, | feel that this decision should be made at Committee
Site and description of proposal

This application relates to an area of grassed land within Glebe Walk, Keynsham. This
application is for the erection of 2no. semi-detached dwellings and the provision of parking
spaces.

Relevant history
None.

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
Consultation responses

Keynsham Town Council - Objection - The proposed two bed semi-detached dwelling is
an over development of the site. The space has been historically used as a green space
and should remain available for use of local residents in this densely populated area of
Keynsham. This application would therefore fail to respond to the local context. The
proposal is therefore contrary to B&NES Placemaking Plan 2017 Policy D2.

Third party representations
28 objections have been received, summarised as:

- Loss of children's play area

- Loss of open space

- Loss of original builders foresight for good outlook for residents
- Sell out for profit

- Land cared for by BaNES for 53 years until it was discovered land was never
adopted

- Owner put up land for auction when maintenance ceased

- Overdevelopment

- Loss of light to adjacent properties

- Construction over main drain

- No access for builders

- Impact on privacy

- Proposal not environmentally friendly

- Damaging to health and wellbeing

- Loss of grass to parking area

- Water will be unable to drain

- Council should compulsory purchase the site to prevent development
- Children will be forced to cross roads to access green space

- Street lights may need removing to facilitate construction

- Concerns regarding construction vehicles outside of houses

- Views from adjacent houses will be compromised

- Lays Drive already overcrowded with vehicles

- May set precedent for other green spaces

- No road access to green

- Plans are not in-keeping with other houses



- Parking is too far away

- Proposed parking will obscure view from a dangerous junction
- Detrimental to property values

- Area should be designated as Village Green

- Proposal could cause blockages in sewers, rats etc

- Noise and pollution from overdevelopment

Cllr request

Cllr Alan Hale - Objection - The title of the location would seem to indicate why so many
people are objecting to this development. This parcel of land known as the ‘amenity green'
would immediately be removed as an amenity should the application be granted.

This amenity has been available to residents ever since the overall development known as
Queens Acre was established. As a previous resident of 6 Glebe Walk | can say that
children frequently played on the green.

| believe that the proposal is an over development of the land and would adversely affect
the street scene in this part of Glebe Walk completely removing the amenity and closing
down the open aspect for all of the houses from 6 Glebe Walk through to where Glebe
Walk abuts the rear of houses on Charlton Road.

It is not clear how access will be gained to the proposed development site for the purpose
of building the two houses. The parcel of land is 'land locked' with no vehicular access to
the site only pedestrian ways.

Within my deeds it specifically grants me right of way together with others subject to their
original deeds to use the pedestrian lane to the rear of my property in Lays Drive and to
the rear of 7, 8 and 9 Glebe Walk. This raises the question as to whether the purchaser of
the amenity green has legal right of way through that footpath to access the proposed
parking spaces or vice versa the proposed houses from the parking spaces and this would
| suggest prevent the use of the lane for access for building. It would also, | suggest
prevent the use of the parking spaces at the commencement of the lane opposite the
garages to the north of 9 Glebe Walk. Further the deeds extend to me the right to park on
the parking area off of Lays Drive just east of Caroline Close and fronting 1 to 3 or 4 Glebe
Walk. This parking area is already fully used and the likelihood is that should the
development be permitted the new residents are likely to also try to make use of the area
contrary to the deeds held by the current house owners whose deeds extend permission.

In making reference to parking spaces that are proposed | believe that the creation of the
two parking areas would detract from the street scene which currently is softened by the
presence of the two parcels of grass land at the northern end of the garage block. What is
proposed would deliver an area of tarmacadam thus hardening and detracting from the
street scene.

There would also be additional vehicular traffic added to an already busy Lays Drive.

| strongly object and would ask that this development is brought before the planning
committee and not dealt with by delegated authority.



POLICIES/LEGISLATION

On 13th July the Council adopted the B&NES Placemaking Plan. It now becomes part of
the statutory Development Plan for the district, against which planning applications are
determined. The statutory Development Plan for B&NES now 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

The following Core Strategy policies would be applicable:

CP2 - Sustainable Construction
DW1 - District Wide Spatial Strategy
KE1 - Keynsham Spatial Strategy

The following B&NES Placemaking Plan policies should be considered:

D1 - General Urban Design Principles

D2 - Local Character & Distinctiveness

D3 - Urban Fabric

D4 - Streets and Spaces

D5 - Building Design

D6 - Amenity

D10 - Public Realm

H7 - Housing Accessibility

LCRS9 - Increasing the Provision of Local Food Growing
SCR5 - Water Efficiency

ST1 - Promoting sustainable travel

ST7 - Transport requirements for managing development

Consideration has been given to the National Planning Policy Framework and the National
Planning Practice Guidance.

LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

OFFICER ASSESSMENT
Principle of development

The proposal is sited within the Keynsham Housing Development Boundary, and as such
the principle of residential development is accepted subject to other material
considerations.



Character and appearance

The existing site is located within Glebe Walk and presents as an open grassed area.
Whilst other similar areas of land nearby have been designated as amenity areas this is
not the case here, and a search of the planning history reveals that the area has not been
protected via condition or legal agreement. As such, there are no constraints upon the
land that would necessarily prevent development. It should be noted that the word
"amenity" in the site address is a name chosen by the Council's mapping team, and does
not denote a designation or constraint. The area of land is privately owned, and as such
any users would require the owner's consent to enter or use the land. The land could also
be fenced off without requiring permission.

The surrounding area is formed of 2no. storey terraced properties, typically of a tight grain
and mostly accessed from pedestrian footpaths. Most properties are constructed with
external materials of pebbledash render, cladding or red and yellow bricks.

The proposal is for the erection of a pair of semi-detached dwellings. The plot is larger
than many neighbouring properties and as such 2no dwellings have been proposed.
These are slightly narrower than their neighbours but not so such an extent that would
appear out of context when the properties had been completed. The defined building line
across the frontages of 1-6 Glebe Walk has been retained.

The proposal emulates its neighbours in design and appearance, using a mixture of
reconstituted stone, yellow brick, render and cedar, and would not appear incongruous.

Suitable amenity areas have been supplied to each property, and the application does not
constitute overdevelopment of the plot.

Highways

The application includes the provision of 2no. spaces per dwelling and 1no. additional
visitors space. This complies with the minimum parking standards set out in Placemaking
Plan policy ST7.

Some concern has been raised regarding the distance the spaces are from the dwellings.
Given that the proposal can only be accessed by footway there is no other option for the
provision of parking. The existing dwellings surrounding the site are similarly landlocked,
with parking situated at parking areas at a similar distance away to the one proposed.
Parking in other areas, i.e. Lays Drive, is not considered to be more convenient for
prospective owner/occupiers and as such the proposal is unlikely to cause significant
harm to the surrounding highway network.

Both properties have cycle parking proposed within the rear gardens.

A Construction Management Plan will be required prior to the commencement of
development, given the relatively restricted access to the site

Residential amenity



Concerns have been raised in relation to residential amenity. The front of the dwelling is
approximately 9m away from the dwelling to the west, 16m away from the dwelling to the
north, 18m away from the dwelling to the east and immediately adjacent to the dwelling to
the south.

The most harm to residential amenity is likely to be caused by overlooking between
dwelling 1 and the existing property to the west. The front of each dwelling would face the
other, and some observation between each dwelling would be possible. The front of a
property is generally the most active area and some overlooking would be expected. The
area is very tightly knit in terms of residential density and overlooking is over and above
what would normally be expected. As such, although the proposed dwellings will introduce
some overlooking, it is not considered that this would be over and above that already
experienced in this area, and would not cause significant harm to residential amenity.

Arboriculture

The proposal includes the removal of a tree to provide part of the parking area. The tree is
not high quality, is not protected, and could be removed by the owner of the land at any
point. There is therefore no objection to its removal.

Drainage and flooding

Concerns have been raised in regards to the proposal causing issues with the existing
drainage system under the land. The applicant will need to ensure that all appropriate
consents are in place, including consent from the water board if drains are required to be
moved for access etc. The proposal will be required to provide suitable drainage in
accordance with Building Regulations.

Increasing the provision of local food growing

Policy LCR9 states that all residential development will be expected to incorporate
opportunities for informal food growing where possible. The proposal site benefits from
garden areas where future occupiers could grow food if they wished.

Water efficiency

All dwellings will be expected to meet the national optional Building Regulations
requirement for water efficiency of 110 litres per person per day.

Rainwater harvesting or other methods of capturing rainwater for use by the residents
(e.g. water butts) will be required for all residential development, where technically
feasible.

Sustainable Construction

A Sustainable Construction Checklist has been submitted, confirming the CO2 reduction
to be 20.28%. The proposal also proposes to use solar PV, thermal fabric standards,
thermal bridging, insulated lintels and smart meatures will be used, amongst other energy
saving measures. The proposal is considered to be inline with policy CP2.

RECOMMENDATION



PERMIT
CONDITIONS

1 Standard Time Limit (Compliance)
The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permission.

2 Materials - Submission of Schedule and Samples (Bespoke Trigger)

No construction of the external walls of the development shall commence until a schedule
of materials and finishes, and samples of the materials to be used in the construction of
the external surfaces, including roofs, have been submitted to and approved in writing by
the Local Planning Authority. The development shall thereafter be carried out only in
accordance with the approved details.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with Policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and Policy CP6 of the Bath and North East Somerset Core Strategy.

3 Parking (Compliance)

The areas allocated for parking and turning on the submitted plan shall be kept clear of
obstruction and shall not be used other than for the parking of vehicles in connection with
the development hereby permitted. The parking areas shall be provided prior to the
occupation of the development using a bound and compacted surfacing material (not
loose stone or gravel) and permanently retained thereafter.

Reason: To ensure sufficient parking and turning areas are retained at all times in the
interests of amenity and highways safety in accordance with Policy ST7 of the Bath and
North East Somerset Placemaking Plan. To prevent loose material spilling onto the
highway in the interests of highways safety in accordance with Policy ST7 of the Bath and
North East Somerset Placemaking Plan.

4 Construction Management Plan (Pre-commencement)

No development shall commence until a Construction Management Plan has been
submitted to and approved in writing by the Local Planning Authority and shall include
details of deliveries (including storage arrangements and timings), contractor parking,
traffic management, working hours, site opening times and site compound arrangements.
The development shall thereafter be undertaken in accordance with the approved details.

Reason: To ensure that safe operation of the highway and in the interests of protecting
residential amenity in accordance with Policy ST7 of the Bath and North East Somerset
Placemaking Plan. This is a condition precedent because any initial construction or
demolition works could have a detrimental impact upon highways safety and/or residential
amenity.

5 Water Efficiency - Rainwater Harvesting (Pre-occupation)



No occupation of the approved dwellings shall commence until rainwater harvesting or
other methods of capturing rainwater for use by the residents (e.g. Water butts) has been
provided.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the
Placemaking Plan.

6 Water Efficiency (Compliance)
The approved dwellings shall be constructed to meet the national optional Building
Regulations requirement for water efficiency of 110 litres per person per day.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the Bath
and North East Somerset Placemaking Plan.

7 Sustainable Construction (Pre-occupation)

Prior to first occupation of the development hereby approved the following tables (as set
out in the Council's Sustainable Construction Supplementary Planning Document,
Adopted November 2018) shall be completed in respect of the completed development
and submitted to the local planning authority together with the further documentation listed
below:

- Table 2.4 (Calculations);
- Building Regulations Part L post-completion documents

Reason: To ensure that the approved development complies with Policy CP2 of the Core
Strategy (sustainable construction).

8 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.
PLANS LIST:
This decision relates to:

22 Oct 2019 250/PA/02 C PROPOSED SITE PLAN

22 Oct 2019 250/PA/03 A PROPOSED FLOOR AND ROOF PLANS
22 Oct 2019 250/PA/04 B PROPOSED ELEVATIONS

22 Oct 2019 250/PA/06 PROPOSED PARKING

22 Oct 2019 250/PA/01 SITE LOCATION PLAN

ltem No: 04
Application No:  19/05107/FUL




Site Location: 4 Audley Avenue Lower Weston Bath Bath And North East Somerset
BA1 3BL

[ ] - 14

AUDLEY AVENUE

Ward: Kingsmead Parish: N/A LB Grade: N/A

Ward Members:  Councillor Sue Craig Councillor Andrew Furse

Application Type: Full Application

Proposal: Erection of two-storey side and rear and single-storey rear extension

following removal of existing rear extension and garage together with
removal of part of front garden wall and increase in width of driveway

Constraints: Article 4 Bath Demolition Wall, Article 4 Reg 7: Estate Agent, Article 4
HMO, Agricultural Land Classification, Policy B4 WHS - Indicative
Extent, Policy B4 WHS - Boundary, Conservation Area, Policy CP9
Affordable Housing Zones, MOD Safeguarded Areas, Policy NE1
Green Infrastructure Network, SSSI - Impact Risk Zones,

Applicant: Mr Richard Hardy
Expiry Date: 14th February 2020
Case Officer: Christopher Masters

To view the case click on the link here.

REPORT
Reason for referring to Committee:

The applicant has direct links with an employee within the Planning Service. According to
the scheme of delegation the application should therefore be referred to the Development
Management Committee.

The application refers to a semi-detached dwelling within the residential area of Lower
Weston. The site is located within a cul-de-sac which forms part of the City of Bath
Conservation Area and World Heritage Site.



http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='19/05107/FUL'&SearchLayer=DCApplications

Planning permission is sought for the erection of a two-storey side and rear and single-
storey rear extension following removal of existing rear extension and garage together
with removal of part of front garden wall and increase in width of driveway.

Relevant Planning History:

There is no relevant planning history on this site. However there have been a number of
similar schemes in the immediate area as listed below.

19/03257/FUL 31 Audley Avenue, Lower Weston, Bath BA1 3BL Erection of two storey
side extension and single storey rear and side extension following demolition of garage
and single storey lean-to rear extension Permitted

18/05141/NMA 34 Audley Avenue, Lower Weston, Bath BA1l 3BL Non-Material
Amendment (Erection of two storey side & rear extension and single storey rear infill
extension, and provision of side and rear dormers following removal of existing detached
garage and lean-to rear extension) Permitted

18/01093/FUL 34 Audley Avenue, Lower Weston, Bath BA1 3BL Erection of two storey
side and rear extension and single storey rear infill extension and provision of side and
rear dormers following removal of existing detached garage and leanto rear extension
Permitted

16/05615/FUL 5 Audley Avenue, Lower Weston, Bath BA1 3BL Erection of two-storey
side extension and single-storey rear extension Permitted

15/04932/FUL 6 Audley Avenue, Lower Weston, Bath BA1 3BL Erection of two-storey
side/rear extension following the demolition of existing rear conservatory and single storey
garage Permitted

17/00818/FUL 22 Audley Avenue, Lower Weston, Bath BA1 3BL Erection of two storey
side and single storey rear extension. Conversion of loft space to form new
bedroom.Permitted

17/05613/FUL 1 Audley Avenue, Lower Weston, Bath BA1 3BL Removal of front
boundary low wall and fence and formation of off-street parking (Resubmission) Refused
(Allowed at Appeal)

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
Consultation Responses :

Highways - No objection subject to standard conditions. Drawing 1870-CMS-XX-ZZ-DR-A-
0002 indicates the existing access will be widened and sufficient off street parking
provided.

Representations Received :

None received

POLICIES/LEGISLATION



The Core Strategy for Bath and North East Somerset was formally adopted by the Councll
on 10th July 2014. The Core Strategy now forms part of the statutory Development Plan
and will be given full weight in the determination of planning applications. The
Development Plan for Bath and North East Somerset comprises:

o] Bath & North East Somerset Core Strategy (July 2014)

o] Bath & North East Somerset Placemaking Plan (July 2017)

o] West of England Joint Waste Core Strategy (2011)

o] Bath & North East Somerset saved Local Plan policies (2007) not replaced by the
Core Strategy or the Placemaking Plan:

- Policy GDS.1 Site allocations and development requirements (policy framework)
- Policy GDS.1/K2: South West Keynsham (site)

- Policy GDS.1/NR2: Radstock Railway Land (site)

- Policy GDS.1/V3: Paulton Printing Factory (site)

- Policy GDS.1/V8: Former Radford Retail System's Site, Chew Stoke (site)

o] 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:

B1: Bath Spatial Strategy

B4: The World Heritage Site and its Setting
CP6: Environmental Quality

CP2: Sustainable Construction

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:

D1: General urban design principles
D2: Local character and distinctiveness
D.3: Urban fabric

D.5: Building design

D.6: Amenity

HE1: Historic environment

ST7: Transport requirements for managing development

The National Planning Policy Framework (NPPF) was published in February 2019 and is a
material consideration. Due consideration has been given to the provisions of the National

Planning Practice Guidance (NPPG).

Conservation Areas



In addition, there is a duty placed on the Council under Section 72 of the Planning (Listed
Buildings and Conservation Areas) Act to pay special attention to the preservation or
enhancement of the character of the surrounding Conservation Area.

SPD's

The City of Bath World Heritage Site Setting Supplementary Planning Document (August
2013) is also relevant in the determination of this planning application.

LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

OFFICER ASSESSMENT
The main issues to consider are:

The impact on the character and appearance of the site and its surroundings.
The impact on the setting of the Conservation Area.

The impact on the setting of the World Heritage Site.

The impacts on the residential amenity of surrounding properties.

The impact on the development on highways safety

© O O0OO0Oo

Principle of Development:

The site is within the built up area of Bath where the principle of development is
acceptable subject to other material planning considerations discussed below.

Character, Appearance and Conservation Area:

Policy D1, D2, D3 and D5 of the Placemaking Plan have regard to the character and
appearance of a development and its impact on the character and appearance of the host
dwelling and wider area. Development proposals will be supported, if amongst other
things they contribute positively to and do not harm local character and distinctiveness.
Development will only be supported where, amongst other things, it responds to the local
context in terms of appearance, materials, siting, spacing and layout and the appearance
of extensions respect and complement their host building. Furthermore, Policy HE1
requires development that has an impact upon a heritage asset, whether designated or
non-designated, will be expected to enhance or better reveal its significance and setting.

Audley close is a Cul-De-Sac which is accessed off Upper Bristol Road. The dwelling is
situated within a residential area and is in close proximity to public open space, services



and facilities. The houses in Audley Avenue appear to have been built during the 1940s
and 1950s. They are largely uniform in character being primarily two storey and semi-
detached. As evidenced by the relevant planning history above, it is clear many of the
properties have undergone extensions and alterations, numerous of which are similar to
that proposed herein. It is noted the appearance of the existing property is very simple
with few design details. The existing property has a render finish, concrete roof tiles on a
hipped roof and white UPVC windows. The existing rear extension comprises a flat felt
roof and walls clad with concrete tiles. The existing garage directly adjoins the
neighbouring property's extension (number 5), currently resulting in no gap between the
properties. It is proposed to remove the existing rear extension and garage which are both
of little architectural significance. The removal of these elements and the erection of the
two storey side extension is considered to redefine the semi-detached character of the
property, as a gap of approximately 0.9m will be created between the dwelling and the
adjacent property. Consequently, this will enhance the character of the street.
Furthermore, the proposed extension is stepped back from the principal elevation in a
manner similar to that of other properties in Audley Avenue. Subsequently, the proposal is
considered to positively reflect the existing character of surrounding dwellings. With
regards to the appearance of the property, it is noted the exterior is proposed to be clad in
painted render with Grey UPVC windows and grey rainwater goods. There are examples
of these materials being used on other properties within Audley Avenue and therefore
their use is considered acceptable. Subsequently it is considered that the proposal makes
a positive contribution to the character and appearance of the property, street scene and
wider Conservation Area.

There is a duty placed on the Council under Section 72 of the Planning (Listed Buildings
and Conservation Areas) Act to pay special attention to the preservation or enhancement
of the character of the surrounding Conservation Area. In this case by virtue of the design,
scale, massing, position and the external materials of the proposed development, it is
considered that the development would at least preserve the character and appearance of
this part of the Conservation Area and its setting. The proposal accords with policy CP6 of
the adopted Core Strategy (2014) and policies D1, D2, D3, D4, D5 and HE1 of the
Placemaking Plan for Bath and North East Somerset (2017) and Parts, 7, 12 and
paragraph 17 of the NPPF.

Impact on the World Heritage Site:

Policy B4 of the Placemaking Plan states there is a strong presumption against
development that would result in harm to the Outstanding Universal Value of the World
Heritage Site, its authenticity or integrity.

The proposed development is within the World Heritage Site, therefore consideration must
be given to the effect the proposal might have on the setting of the World Heritage Site. In
this instance, due to the size, location and appearance of the proposed development it is
not considered that it will result in harm to the outstanding universal values of the wider
World Heritage Site. The proposal accords with policy B4 of the adopted Core Strategy
(2014) and Policy HE1 of the Placemaking Plan for Bath and North East Somerset (2017)
and Part 12 of the NPPF.

Residential Amenity:



Policy D.6 sets out to ensure developments provide an appropriate level of amenity space
for new and future occupiers, relative to their use and avoiding harm to private amenity in
terms of privacy, light and outlook/overlooking.

With regards to the impact on neighbouring properties, it is noted that the extensions do
not protrude beyond the front or rear elevations of adjacent properties. To the rear, the
single storey element mirrors the scale and massing of no. 3's single storey rear
projection. It is noted that the proposed single storey extension is slightly set back from
the boundary which is demarcated by a timber fence abutting the neighbour's
conservatory. Given the existing situation and the southern orientation of the elevation, it
is therefore considered that the siting and scale of the proposed extension does not
significantly harm the amenity of occupiers at no.3 Audley Avenue. Given there are no
windows located in the western elevation of no. 5 Audley Avenue, the proposal is not
considered to have a harmful impact on the amenity of adjacent properties as it will not
constitute a loss of light or privacy, or have an impact with regards to being overbearing.

Given the design, scale, massing and siting of the proposed development the proposal
would not cause significant harm to the amenities of any occupiers or adjacent occupiers
through loss of light, overshadowing, overbearing impact, loss of privacy, noise, smell,
traffic or other disturbance. The proposal accords with policy D6 of the Placemaking Plan
for Bath and North East Somerset (2017) and paragraph 17 and part 7 of the NPPF.

Highways Safety and Parking:

Policy ST7 states that development will only be permitted provided, amongst other things,
the development avoids an increase in on street parking in the vicinity of the site which
would detract from highway safety and/ or residential amenity.

Whilst the existing garage is of an insufficient size to accommodate a motor vehicle, given
the proposed siting of the extensions, it is noted that there will be some loss of off-street
parking provision alongside the dwelling where the side extension is proposed. This has
been mitigated in part by proposing to remove part of front garden wall and increase in
width of driveway which is to be surfaced with permeable paving and gravel. Two spaces
are shown on drawing 1870-CMS-XX-ZZ-DR-A-0002 and it is noted that there is sufficient
hardstanding proposed on which additional vehicles could be parked if necessary.
Subsequently it is considered that the level of proposed parking provision is sufficient and
the means of access acceptable.

The means of access and parking arrangements are acceptable and maintain highway
safety standards. The proposal accords with policy ST7 of the Placemaking Plan for Bath
and North East Somerset (2017) and part 4 of the NPPF.

Other Matters:

Low Carbon and Sustainable Credentials

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,



mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

Conclusion:

It is therefore considered that the proposal complies with the relevant planning policies as
outlined above and the proposal is recommended for approval.

RECOMMENDATION
PERMIT

CONDITIONS

1 Standard Time Limit (Compliance)
The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permission.

2 Parking (Compliance)

The area allocated for parking, as indicated on submitted plan reference 1870-CMS-XX-
ZZ-DR-A-0002, shall be kept clear of obstruction and shall not be used other than for the
parking of vehicles in connection with the development hereby permitted.

Reason: To ensure sufficient parking and turning areas are retained at all times in the
interests of amenity and highways safety in accordance with Policy ST7 of the Bath and
North East Somerset Placemaking Plan.

3 Bound/Compacted Vehicle Access (Compliance)

The vehicular access shall be constructed with a bound and compacted surfacing material
(not loose stone or gravel).

Reason: To prevent loose material spilling onto the highway in the interests of highways
safety in accordance with Policy ST7 of the Bath and North East Somerset Placemaking
Plan.

4 Drainage (Compliance)

Provision shall be made to direct run-off water from the hard surface to a permeable or
porous area or surface within the curtilage of the dwellinghouse, so as to prevent its
discharge onto the public highway.

Reason: To ensure that an appropriate method of surface water drainage is provided and
in the interests of flood risk management in accordance with Policy CP5 of the Bath and



North East Somerset Core Strategy and Policy SU1 of the Bath and North East Somerset
Placemaking Plan.

5 Materials - Render (Compliance)

The external walls of the development herby approved shall be rendered in accordance
with the details provided by email on the 27th January 2020 unless otherwise approved in
writing by the Local Planning Authority.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with Policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and Policy CP6 of the Bath and North East Somerset Core Strategy.

6 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.
PLANS LIST:

This decision relates to the following plans:

Received 22nd November 2019.
1870-CMS-XX-ZZ-DR-A-0001 EXISTING PLANS
1870-CMS-XX-ZZ-DR-A-0002 PROPOSED PLANS
1870-CMS-00 -XX-DR-A-LOCO0O1 SITE LOCATION PLAN
Received 27th January 2020

CONFIRMATION OF MATERIAL DETAILS

Condition Categories

The heading of each condition gives an indication of the type of condition and what is

required by it. There are 4 broad categories:

Compliance - The condition specifies matters to which you must comply. These conditions
do not require the submission of additional details and do not need to be discharged.

Pre-commencement - The condition requires the submission and approval of further
information, drawings or details before any work begins on the approved development.
The condition will list any specific works which are exempted from this restriction, e.g.
ground investigations, remediation works, etc.

Pre-occupation - The condition requires the submission and approval of further
information, drawings or details before occupation of all or part of the approved
development.

Bespoke Trigger - The condition contains a bespoke trigger which requires the submission
and approval of further information, drawings or details before a specific action occurs.



Please note all conditions should be read fully as these headings are intended as a guide
only.

Where approval of further information is required you will need to submit an application to
Discharge Conditions and pay the relevant fee via the Planning Portal at
www.planningportal.co.uk or post to Planning Services, Lewis House, Manvers Street,
Bath, BA1 1JG.

Community Infrastructure Levy

You are advised that as of 6 April 2015, the Bath & North East Somerset Community
Infrastructure Levy (CIL) Charging Schedule came into effect. Before commencing any
development on site you should ensure you are familiar with the CIL process. If the
development approved by this permission is CIL liable there are requirements to assume
liability and notify the Council before development commences, failure to comply with the
regulations can result in surcharges and additional payments. Full details about the CIL
Charge including, amount and process for payment will be sent out in a CIL Liability
Notice which you will receive shortly. Further details are available here:
www.bathnes.gov.uk/cil

Permit/Consent Decision Making Statement

In determining this application the Local Planning Authority considers it has complied with
the aims of paragraph 38 of the National Planning Policy Framework.

Item No: 05
Application No:  19/04452/FUL
Site Location: Poole Farm Sunnymead Lane Bishop Sutton Bristol Bath And North

East Somerset




Cenarth
# Cottage

Ward: Chew Valley Parish: Stowey Sutton LB Grade: N/A

Ward Members:  Councillor Vic Pritchard ~ Councillor Karen Warrington

Application Type: Full Application

Proposal: Erection of a triple garage for domestic use.

Constraints: Bristol Airport Safeguarding, Agric Land Class 1,2,3a, Coal - Standing
Advice Area, Policy CP9 Affordable Housing Zones, LLFA - Flood
Risk Management, Policy NE1 Green Infrastructure Network, Policy
NE2 AONB, Policy NE2A Landscapes and the green set, Policy NE5
Ecological Networks, Policy NE5 Strategic Nature Areas,
Neighbourhood Plan, SSSI - Impact Risk Zones, Policy ST8
Safeguarded Airport & Aerodro,

Applicant: Mr Campbell Gregg
Expiry Date: 30th January 2020
Case Officer: Hayden Foster

To view the case click on the link here.

REPORT
Reason for referral:

Objections have been received from the parish council and a local councillor. The
application has been referred to the chair and vice chair of the development management
planning committee in line with the planning scheme of delegation.

The vice chair has made the following comments:

| have studied the application including the comments from both statutory & third party
consultees & the Ward Clir planning committee request. The application has been
assessed against relevant planning policies but the impact of appearance & size of the
proposed garage on the Mendip AONB is controversial & should be debated in the public
arena therefore | recommend the application be determined by the planning committee.



http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='19/04452/FUL'&SearchLayer=DCApplications

The chair has made the following comments:

'l consider that given the size and appearance of this proposed building, this application
should be referred to committee.’

Site Description and Proposal:

The application relates to a detached building situated off Sunnymead Lane. The site is
located within the parish of Stowey Sutton but falls outside of a defined housing
development boundary. The site is situated within the Mendip Hills Area of Outstanding
Natural Beauty (AONB).

Planning permission is sought for the erection of a triple garage for domestic use.
Relevant Planning History:

DC - 00/00322/FUL - PERMIT - 31 May 2000 - Repairs and renovation of derelict
farmhouse and erection of front porch, as amended by revised plans received 8.5.00 and
22.5.00

DC - 01/01017/FUL - WITHDRAWN - 13 September 2001 - Detached stable block and
additional dormers in south elevation of house

DC - 01/02660/FUL - REFUSE - 13 June 2002 - Detached stable block, installation of 2
no. dormers in south

elevation of house and installation of 3 no. rooflights in the north elevation

DC - 07/01855/FUL - WITHDRAWN - 5 September 2007 - Conversion of barn to holiday
accommodation.

DC - 08/03290/FUL - REFUSE - 28 October 2008 - Conversion of barn to holiday
accommodation (Resubmission).

DC - 16/01408/NACOU - REFUSE - 22 April 2016 - Change of use from agricultural use to
provide 3no selfcontained holiday rental flats.

DC - 16/02554/QUASH - APPROVE - 21 July 2016 - Prior approval for the re-
development and conversion of existing barn comprising workshop and garage to provide
3no. self-contained holiday rental flats (Use Class C3).

DC - 18/02323/FUL - PERMIT - 10 September 2018 - Conversion of existing agricultural
barn into single residential dwelling.

DC - 19/02567/COND - DISCHG - 4 July 2019 - Discharge of conditions 4 & 7 of
application 18/02323/FUL (Conversion of existing agricultural barn into single residential
dwelling.)

DC - 19/03568/VAR - PERMIT - 1 October 2019 - Variation of condition 11 of application
18/02323/FUL.

(Conversion of existing agricultural barn into single residential dwelling.)

DC - 19/03994/COND - DISCHG - 3 December 2019 - Discharge of conditions 2 and 8 of
application

19/03568/VAR (Conversion of existing agricultural barn into single residential dwelling.).

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
Highways

No objection subject to conditions.



Stowey Sutton parish Council

Objection - The application does not meet the aims of policies SSHP01, SSHPO02,
SSHPO03, SSHP04 and SSHPO06 of the adopted Stowey Sutton Neighbourhood Plan, fails
to address concerns over access and offer no mitigation to address concerns over wildlife
such as the bats identified in a survey for application 18/02323/FUL previously permitted
at this property.

Local Councillor
‘The proposed garage development is particularly extravagant in design to include loft
space, dormer and Velux windows and Juliette balcony which far exceed garaging

requirements.

It is located in the ANOB and its siting would to lead to the removal of a considerable
number of newly grant aided planted trees.’

Representations Received:

Six objections have been received. A summary of the comments received are as follows:

Character

o] Applications such as these are small steps which set precedents that allow further
developments which then undermine the very character of the AONB.

o] The site is located within Mendip AONB and as such would have a negative impact
particularly when viewed from footpaths to the south of the property.

o] It is an over development of the site which should only have the original farmhouse
and the barn conversion.

o] The building materials are not in keeping with the character of the farmhouse.
Highways

o] There is an unsuitable access road for vehicles. The lane is not made up and is un-

adopted and is less than 2 metres wide.

Ecology/ Arboriculture

o] Any additional building at this site would have a detrimental impact on wildlife, in
particular for foraging bats and owls.
o] There is no reference to this being a bat foraging area in the application.

Other matters

o] The 'triple garage', appears to be designed to include living accommodation.

o] The proposal is not within the Housing development boundary and the proposed
development is well beyond the original footprint of the farmhouse.

POLICIES/LEGISLATION

On 13th July the Council adopted the B&NES Placemaking Plan. It now becomes part of
the statutory Development Plan for the district, against which planning applications are
determined. The statutory Development Plan for B&NES now comprises:



o] Core Strategy (July 2014)
o] Placemaking Plan (July 2017)
o] B&NES Local Plan (2007) - only saved Policy GDS.1 relating to 4 part implemented

o] Joint Waste Core Strategy
o] 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:

CP2 Sustainable Construction
CP6 Environmental Quality
CP7 Green Infrastructure

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:

D1: General urban design principles

D2: Local character and distinctiveness

D3: Urban Fabric

D4: Streets and Spaces

D5: Building design

D6: Amenity

NE2: Conserving and Enhancing the Landscape and Landscape Character
NE2A: Landscape Setting of Settlements

NES3: Sites, Species and Habitats

NES5: Ecological Networks

NEG6: Trees and Woodland Conservation

ST7: Transport access and development management

The National Planning Policy Framework (NPPF) was published in February 2019 and is a
material consideration. Due consideration has been given to the provisions of the National
Planning Practice Guidance (NPPG).

Stowey Sutton Neighbourhood Plan:

The following policies of the Stowey Sutton Neighbourhood Plan are relevant to the
determination of this application:

SSHPO01- Housing Boundary
SSHPO02- Development Scale
SSHPO03- Development Character
SSHPO04- Property Size

SSHPO05- Sustainability Impact



SSHPO06- Lighting
LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

OFFICER ASSESSMENT
Principle of Development

The site is located within the parish of Stowey Sutton but falls outside of a defined housing
development boundary. The site is situated within the Mendip Hills Area of Outstanding
Natural Beauty (AONB).

A number of comments received have cited concerns the proposal will be used as a
residential dwelling. Given the proposal is for a garage with ancillary space set above it
would not be justifiable to refuse the application for being set outside of a defined housing
development boundary.

Character and Appearance

The proposed garage measures 9.75m by 6.57m with a height of 6.09m to the ridge. With
regards to materials the garage is set to incorporate roof tiles to match the existing
dwelling. While the walls will incorporate stone on the eastern elevation to match the
farmhouse with horizontal cedar cladding on the south, west and northern elevations.

A number of comments received have cited concern regarding the appearance and size/
scale of the proposed garage. The garage is set to be placed within the front garden area
of an existing detached dwelling. It is noted that with the placement of the dwelling the
front garden area will have a significant amount of space remaining, as indicated by the
submitted block plan. In addition to this space the site has further open land to the rear of
the dwelling as indicated by the submitted site location plan. Given the site has sufficient
space to accommodate the garage it is considered that the site will not result in
overdevelopment.

Regarding the appearance of the building the use of the suggested materials would not
appear out of character. The adjacent redevelopment of the barn (Reference:
18/02323/FUL) allowed for the use of cedar cladding (Reference: 19/03994/COND). The
use of stone to the front elevation will also reflect that of the existing dwelling. The use of
the suggested materials can be conditioned.

The proposal by reason of its design, siting, scale, massing, layout and materials is
acceptable and contributes and responds to the local context and maintains the character
and appearance of the surrounding area. The proposal accords with policy CP6 of the
adopted Core Strategy (2014) and policies D1, D2, D3, D4 and D5 of the Placemaking
Plan for Bath and North East Somerset (2017) and part 12 of the NPPF.



AONB

As indicated above it is considered that the proposed garage will not result in the
overdevelopment of the site. A number of comments received have indicated concern
regarding a negative impact to the wider AONB.

Following a site visit it is noted that the site is set down with an open field set on higher
ground. A Public Right of Way (Prow) is set within this field (Reference: CL20/19). The
siting of the garage will allow for it to be viewed within the context of the existing dwelling.

The proposed development by virtue of its design, scale, massing, position and use of
external materials would not adversely affect the natural beauty of the landscape of the
designated AONB in accordance with policy NE2 of the Placemaking Plan for Bath and
North East Somerset (2017) and Part 15 of the NPPF.

Residential Amenity

Comments received have indicated that given the size/ scale of the garage the proposal
would be used to incorporate a form of residential accommodation.

Conversations with the agent have confirmed that the first floor element of the garage will
act as a games/ ancillary playroom to be associated with the dwelling. It is noted that a
planning condition can be attached to any permission granted to ensure the use of the
garage remains ancillary in nature to the associated dwelling.

Given the design, scale, massing and siting of the proposed development the proposal
would not cause significant harm to the amenities of any occupiers or adjacent occupiers
through loss of light, overshadowing, overbearing impact, loss of privacy, noise, smell,
traffic or other disturbance. The proposal accords with policy D6 of the Placemaking Plan
for Bath and North East Somerset (2017) and part 12 of the NPPF.

Highways

A number of comments received have cited concerns with regards to access. As such the
Bath Highways Development Control Team (HDC) has been consulted.

Within the response received it is noted that HDC have no objection to the proposal
subject to the condition of the garage remaining in ancillary use to the associated dwelling.

Given the comments made above the means of access and parking arrangements are
acceptable and maintain highway safety standards. The proposal accords with policy ST7
of the Placemaking Plan for Bath and North East Somerset (2017) and part 9 of the
NPPF.

Ecology and Arboriculture
The proposed garage is set to be placed gravel or hardstanding which is currently

undeveloped. Comments received have cited concerns to protected species and habitats.
This is specifically following the approval of the barn conversion situated adjacent to the



site (Reference: 18/02323/FUL). It is noted that as this submission had been for the
conversion of a disused agricultural building surveys and measures had been required to
ensure protected species/ habitats would not be negatively impacted.

The proposed development is a new build garage not requiring the redevelopment of a
redundant building. The site location is hardstanding or gravel, with no substantial forms of
vegetation within close proximity.

Given the above the proposed development will not have an adverse impact on protected
species, habitats or tree which have a significant visual or amenity value.

Low Carbon and Sustainable Credentials

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.

Stowey Sutton Neighbourhood Plan

The proposal is for a garage and ancillary space policy SSHP01 and SSHPO04 of the
Stowey Sutton Neighbourhood Plan which relate to the development of dwellings are
therefore not considered applicable.

The development is of an individual character which is in keeping with the Parish
Character Assessment and is not deemed to be harmful to the AONB in accordance with
Housing and Development Policy SSHP02 and SSHPO03 of the Stowey Sutton
Neighbourhood Plan.

No external lighting is proposed as part of the development. Therefore the proposal does
not conflict Housing and Development Policy SSHPO06 Lighting of the Stowey Sutton
Neighbourhood Plan.

Conclusion

Based on the comments raised above the application is recommended for approval
subject to conditions.

RECOMMENDATION
PERMIT

CONDITIONS
1 Standard Time Limit (Compliance)

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.



Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permission.

2 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.

3 Materials (Compliance)

The external walling materials to be used shall be of timber and stone cladding. The
roofing materials to be used shall match those of the existing house in respect of type,
size, colour, pointing, coursing, jointing, profile and texture.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with Policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and Policy CP6 of the Bath and North East Somerset Core Strategy.

4 Garages (Compliance)

The garage hereby approved shall only be used for the garaging of private motor vehicles
associated with the residential use of the dwelling known as Poole Farm and/or ancillary
domestic storage and for no other purpose. The upper floor of the garage hereby
approved shall only be used for purposes ancillary to the residential use of the
aforementioned dwelling.

Reason: To ensure adequate off-street parking provision is retained in accordance with
Policy ST7 of the Bath and North East Somerset Placemaking Plan.

PLANS LIST:

This decision relates to the following plans received 4th December 2019:
Drawing Number: PF-004-3 - Proposed Block Plan

Plans received 5th December 2019:

Drawing Number: PF-001-2 - Proposed Elevations
Drawing Number: PF-005-1 - Proposed Floor Plans

Permit/Consent Decision Making Statement

In determining this application the Local Planning Authority considers it has complied with
the aims of paragraph 38 of the National Planning Policy Framework.

Condition Categories
The heading of each condition gives an indication of the type of condition and what is
required by it. There are 4 broad categories:

Compliance - The condition specifies matters to which you must comply. These conditions
do not require the submission of additional details and do not need to be discharged.



Pre-commencement - The condition requires the submission and approval of further
information, drawings or details before any work begins on the approved development.
The condition will list any specific works which are exempted from this restriction, e.g.
ground investigations, remediation works, etc.

Pre-occupation - The condition requires the submission and approval of further
information, drawings or details before occupation of all or part of the approved
development.

Bespoke Trigger - The condition contains a bespoke trigger which requires the submission
and approval of further information, drawings or details before a specific action occurs.

Please note all conditions should be read fully as these headings are intended as a guide
only.

Where approval of further information is required you will need to submit an application to
Discharge Conditions and pay the relevant fee via the Planning Portal at
www.planningportal.co.uk or post to Planning Services, Lewis House, Manvers Street,
Bath, BA1 1JG.

Community Infrastructure Levy

You are advised that as of 6 April 2015, the Bath & North East Somerset Community
Infrastructure Levy (CIL) Charging Schedule came into effect. Before commencing any
development on site you should ensure you are familiar with the CIL process. If the
development approved by this permission is CIL liable there are requirements to assume
liability and notify the Council before development commences, failure to comply with the
regulations can result in surcharges and additional payments. Full details about the CIL
Charge including, amount and process for payment will be sent out in a CIL Liability
Notice which you will receive shortly. Further details are available here:
www.bathnes.gov.uk/cil

Responding to Climate Change (Informative):

The council is committed to responding to climate change. You are advised to consider
sustainable construction when undertaking the approved development and consider using
measures aimed at minimising carbon emissions and impacts on climate change.

Coal Mining - Low Risk Area (but within coalfield)

The proposed development lies within a coal mining area which may contain unrecorded
coal mining related hazards. If any coal mining feature is encountered during
development, this should be reported immediately to the Coal Authority on 0345 762
6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority



Item No:
Application No:

Site Location:
30QG

Ward: Newbridge
Ward Members:
Application Type:
Proposal:

=,

06
19/04486/FUL
9 Partis Way Lower Weston Bath Bath And North East Somerset BA1

E" LT 1

Parish: N/A LB Grade: N/A

Councillor Michelle O'Doherty Councillor Mark Roper
Full Application

Erection of new 4 bedroom detached dwelling, garage and
associated hard and soft landscape works on land adjacent to No. 9
Partis Way.

Proposed variations to consented scheme Ref: 17/03603/FUL

Constraints:

Applicant:
Expiry Date:
Case Officer:

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, MOD Safeguarded Areas, SSSI - Impact
Risk Zones,

Karina Klein & Robert Causon
16th January 2020
Samantha Mason

To view the case click on the link here.

REPORT

The application refers to a two storey semi-detached dwelling located in the Lower
Weston residential area of Bath. The Bath Conservation Area boundary is adjacent to the
eastern edge of the site. The property is within the World Heritage Site.

Planning permission is sought for the erection of a new 4 bedroom detached dwelling,
garage and associated hard and soft landscape works on garden land adjacent to No. 9
Partis Way. This application is similar to consented scheme Ref: 17/03603/FUL.



http://isharemaps.bathnes.gov.uk/data.aspx?requesttype=parsetemplate&template=DevelopmentControlApplication.tmplt&basepage=data.aspx&Filter=%5erefval%5e='19/04486/FUL'&SearchLayer=DCApplications

Reason for going to committee:

The application was referred to the Chair of the Committee following a request from the
ward councillor should the officer be minded to permit. The Chair decided that the
application should be heard at committee, stating in his decision 'l concur that it would be
appropriate to make this decision in the public domain'.

Relevant Planning History:

DC - 13/03993/FUL - WD - 15 November 2013 - Erection of a two storey side extension
and detached double garage.

DC - 14/00860/FUL - PERMIT - 17 April 2014 - Erection of two storey side extension, loft
conversion and detached double garage. (Resubmission).

DC - 17/03603/FUL - PERMIT - 16 November 2017 - Erection of single garage and
detached 4 bed house with garage following demolition of existing rear conservatory and
side extension (accommodating garage) to existing dwelling

DC - 19/00498/NMA - APP - 4 March 2019 - Non-Material Amendment to application
17/03603/FUL

(Erection of single garage and detached 4 bed house with garage following demolition of
existing rear conservatory and side extension (accommodating garage) to existing
dwelling)

SUMMARY OF CONSULTATIONS/REPRESENTATIONS
Consultation Responses:

Highways: No objection subject to conditions

Drainage and Flooding Team: No objection

Archaeology Officer: No objection

Arboriculture: No objection subject to conditions

Representations Received:

Clir Michelle O'Doherty - Please can | request that this application is called into committee
regardless of whether you will recommend approval or refusal? There are some concerns
from neighbours about the scale of the extension at the side, which will make the 4th
bedroom, and also the pitched roof on the garage. | note that the footprint of the building is
the same as the original permission granted in 2017 and the applicant's attention to

sustainability is also important here.

Given that this application was very controversial in 2017, | think it would be preferable for
this to be heard by committee, rather than via delegation.

4 comments of support have been received from neighbours, summary as follows;



environmental benefits

house in keeping with local character, well designed

garage matches local vernacular

no concerns over parking

minimal alterations in comparison to the previous application

35 objections have been received, summary as follows;

Concerns that the proposal is overdevelopment of the site
Will result in loss of privacy

Will result in overshadowing

Sunlight analysis is lacking/ incorrect

Proposal will set a precedent

Eco plant located in the roof space is unnecessary, could be relocated
Proposal will be overbearing

Out of keeping with the conservation area

Impact on outlook and views

Incongruous within the street, impacts character
Highways safety and parking concerns

28% increase in size of property, 50% increase in garage
Height is unacceptable

Roof lights unnecessary

Reduce property values

POLICIES/LEGISLATION

The Core Strategy for Bath and North East Somerset was formally adopted by the Council
on 10th July 2014. The Core Strategy now forms part of the statutory Development Plan
and will be given full weight in the determination of planning applications. The
Development Plan for Bath and North East Somerset comprises:

Bath & North East Somerset Core Strategy (July 2014)

Bath & North East Somerset Placemaking Plan (July 2017)

West of England Joint Waste Core Strategy (2011)

Bath & North East Somerset saved Local Plan policies (2007) not replaced by the

ore Strategy or the Placemaking Plan:

Policy GDS.1 Site allocations and development requirements (policy framework)
Policy GDS.1/K2: South West Keynsham (site)

Policy GDS.1/NR2: Radstock Railway Land (site)

Policy GDS.1/V3: Paulton Printing Factory (site)

Policy GDS.1/V8: Former Radford Retail System's Site, Chew Stoke (site)

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:

B1: Bath Spatial Strategy



B4: The World Heritage Site and its Setting

CP6: Environmental Quality

CP2: Sustainable construction

CP10: Housing Mix

SD1: Presumption in favour of sustainable development

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:

D1: General Urban Design Principles

D2: Local Character and Distinctiveness

D.3: Urban Fabric

D4: Streets and Spaces

D.5: Building Design

D.6: Amenity

ST7: Transport requirements for managing development
HEZ1: Historic Environment

Policy H7: Housing Accessibility

Policy SCR1: On-site Renewable Energy Requirement
Policy STR5: Water Efficiency

Policy SU1: Sustainable Drainage Policy

Policy LCR7B: Broadband

The National Planning Policy Framework (NPPF) was published in March 2012 and is a
material consideration. Due consideration has been given to the provisions of the National
Planning

Practice Guidance (NPPG).

Conservation Areas

In addition, there is a duty placed on the Council under Section 72 of the Planning (Listed
Buildings and Conservation Areas) Act to pay special attention to the preservation or
enhancement of the character of the surrounding Conservation Area.

SPD's

The City of Bath World Heritage Site Setting Supplementary Planning Document (August
2013) is also relevant in the determination of this planning application.

LOW CARBON AND SUSTAINABLE CREDENTIALS

The policies contained within the development plan are aimed at ensuring development is
sustainable and that the impacts on climate change are minimised and, where necessary,
mitigated. A number of policies specifically relate to measures aimed at minimising carbon
emissions and impacts on climate change. The application has been assessed against the
policies as identified and these have been fully taken into account in the recommendation
made.



OFFICER ASSESSMENT
The main issues to consider are:

- The principle of development
- Character and appearance

- Conservation Area impact

- Residential amenity

- Arboriculture

- Highways safety and parking
- Drainage

- Sustainable construction

- Other matters

BACKGROUND:

In 2017 permission was sought for the erection of a 4 bed dwelling and garage within the
garden of 9 Partis Way, following the demolition of an existing conservatory and side
extension. 31 objections were raised by neighbours at the time on various grounds and
the application was recommended to committee. The committee went on to permit the
scheme. It is understood that the plot has since been sold and the current applicants wish
to make some amendments to the original scheme.

Additionally a Non-material amendment application was granted in March 2019
(19/00498/NMA) allowing the following amendments to the original scheme;

- Increase in width of the garage by 1.5m
- Minor changes to fenestration

This application seeks the following changes from the original scheme;

- Change garage roof from flat to pitched

- Remove dormer window on rear roof slope and replace with solar panels

- Roof lights

- Omit office/ bed 4 from roof space and replace with plant room

- Provide first floor ‘extension' above approved single storey ‘extension' to
accommodate bed 4

According to the design and access statement the key driver for the changes has been the
desire to accommodate a sustainable, energy efficient home.

PRINCIPLE OF DEVELOPMENT:

The primary issue to consider is the principle of a new residential dwelling within this
location. The site lies within the built up area of Bath where housing development is
acceptable in principle, this is subject to consideration of the relevant planning policies;
these are outlined below. In addition, as mentioned above, the site benefits from an extant
planning permission for a very similar scheme.

CHARACTER AND APPEARANCE AND IMPACT ON CONSERVATION AREA:



Policy D1, D2, D3 and D5 of the Placemaking Plan have regard to the character and
appearance of a development and its impact on the character and appearance of the host
dwelling and wider area. Development proposals will be supported, if amongst other
things they contribute positively to and do not harm local character and distinctiveness.
Development will only be supported where, amongst other things, it responds to the local
context in terms of appearance, materials, siting, spacing and layout and the appearance
of extensions respect and complement their host building.

The site is not within but abuts the Bath Conservation Area. Policy HE1 requires
development that has an impact upon a heritage asset, whether designated or non-
designated, will be expected to preserve or enhance its significance and setting.

Partis Way is a mixture of detached and semi-detached dwellings. Under the original
application initial concerns were raised by the officer in regards to the scale of the
proposal. At the time the agent provided figures to show that the gross external footprint
of the proposed property was nearly identical to that of number 10 and 14, and less than
number 5 - the other detached properties within the street. Additionally the width and
height of the property were found to be comparable.

A large number of objections were received in regards to the previous scheme from
neighbours on various grounds, during the planning process revised plans were submitted
to address the perceived harm, this included removal of the second storey 'extension'
element. The harm was considered to be perceived rather than material.

This application seeks to include a second storey 'extension/ projection’ above the already
approved single storey element of the house. Once again a high number of objections
have been received in regards to this application. The applicants have sought to mitigate
neighbours' concerns during the application process and have submitted revised plans
with the following changes;

- Rear elevation of garage has been amended to hip roof to reduce impact on
gardens of Penn Lead road

- Ridge line and eaves of second storey projection accommodating bed 4 has been
dropped by approx. 700mm

- The roof lights have been removed to ensure the attic can no longer be considered
a habitable room

In regards to the scale of the development the proposed footprint of the scheme remains
the same as that approved under the previous scheme and NMA. The agent has provided
calculations to show that the increase in total gross internal floor area is approx. 11%. The
proposed dwelling will appear visually wider from the street scene, but is not considered to
be out of context, the depth of the dwelling remains the same. The proposed 'new;' two
storey element will read as a smaller extension style element rather than as forming the
main element. The height of the two storey remains subservient to the height of the main
dwelling and has been lowered by 700mm as described above. Additionally It is noted that
a number of dwellings in the street benefit from side extensions (number 11, 14, etc.).

Overall the proposal by reason of its design, siting, scale, massing, layout and materials is
acceptable and contributes and responds to the local context and maintains the character



and appearance of the surrounding area. The proposal accords with policy CP6 of the
adopted Core Strategy (2014) and policies D1, D2, D3, D4 and D5 of the Placemaking
Plan for Bath and North East Somerset (2017) and paragraph 17 and part 7 of the NPPF.

The proposal site is not within the conservation area but it is directly adjacent to the
boundary, therefore the impact of the proposal on the setting of the conservation area has
been considered. The prevailing character of the conservation area is of semi-detached
and detached residential properties set within generous plots, it is not considered that the
proposal conflicts with the character or the views of the dwelling from the conservation
area are a concern. In this case by virtue of the design, scale, massing, position and the
external materials of the proposed development it is not considered that the development
would cause harm to the character and appearance of this part setting of the adjacent
Conservation Area.

The proposed development is within the World Heritage Site, therefore consideration must
be given to the effect the proposal might have on the setting of the World Heritage Site. In
this instance, due to the size, location and appearance of the proposed development it is
not considered that it will result in harm to the outstanding universal values of the wider
World Heritage Site. The proposal accords with policy B4 of the adopted Core Strategy
(2014) and Policy HE1 of the Placemaking Plan for Bath and North East Somerset (2017)
and Part 12 of the NPPF.

RESIDENTIAL AMENITY:

Policy D.6 sets out to ensure developments provide an appropriate level of amenity space
for new and future occupiers, relative to their use and avoiding harm to private amenity in
terms of privacy, light and outlook/overlooking.

The proposed siting of the dwelling has not changed in regards to the extant permission
and NMA, the impact of the main dwelling was assessed under the previous extant
permission and was found to be acceptable in regards to neighbours amenity. This report
addresses the alterations only.

In regards to the garage, the pitched roof will be introduced above the single storey
garage; it will now be hipped at the rear. It is set away from the boundary with the
neighbours by 2.7m and additionally there is vegetation screening along the boundary.
The impact on neighbours as a result of the garage will be minimal.

The removal of roof lights has taken place at neighbour's requests. The introduction of
solar panels is not considered to impact residential amenity.

A further two storey element has been proposed above the extant single storey element.
Neighbours have raised concerns in regards to overlooking, however there are no
additional windows proposed in the side elevation facing neighbours gardens of Penn Lea
Road. a small roof light in the front elevation will be set at an oblique angle, overlooking
will be menial and facing towards the side elevation of number 10. The additional second
storey window at the rear elevation will look down the length of the garden of the proposed
dwelling. There is already a level of overlooking in residential areas and this proposal is
not considered to exacerbate the existing situation to a level that would warrant refusal.



Given the distance the proposal is set from neighbours at Penn Lea Road by 29.6m to the
rear elevation of the properties and 3.5m from the boundary fence, it is not considered that
the proposal will be overbearing.

Concern has been raised in regards to overshadowing. The agent submitted a sun path
analysis with the proposal and has provided updates in line with the revised plans that
lower the two storey element. The proposed sun paths show that there will be a minimal
difference between the level of overshadowing caused by the extant scheme (previously
deemed to be acceptable) and the revised scheme. Neighbours benefits from large
gardens and officers are satisfied that the levels of overshadowing are not substantial to
warrant refusal.

A neighbour has raised concerns in regards to the loss of their view, as described above
the proposal is not considered overbearing and the right to long ranging views in not a
material planning consideration.

Overall given the design, scale, massing and siting of the proposed development the
proposal would not cause significant harm to the amenities of any occupiers or adjacent
occupiers through loss of light, overshadowing, overbearing impact, loss of privacy, noise,
smell, traffic or other disturbance. The proposal accords with policy D6 of the Placemaking
Plan for Bath and North East Somerset (2017) and paragraph 17 and part 7 of the NPPF.

HIGHWAYS SAFETY AND PARKING:

Policy ST7 states that development will only be permitted provided, amongst other things,
the development avoids an increase in on street parking in the vicinity of the site which
would detract from highway safety and/ or residential amenity.

The existing dwelling, 9 Partis way benefits from a garage and off street parking spaces.
There are currently 3 spaces on site. Under the previously permitted application,
17/03603/FUL, the driveway arrangements were altered so that 9 Partis Way and the new
dwelling would have a shared access, a new garage was also permitted for the 9 Partis
Way. Three spaces, including one in a garage, were permitted for the proposed dwelling.
Under application 19/00498/NMA, the garage was amended to a double garage for the
new dwelling, this was approved.

The proposed parking and access arrangement remain the same as those approved
under the previous two applications.

Highways Development Control was consulted as part of the previous application on the
site. They raised no objections to the original scheme.

The proposal provides for 3/4 parking spaces for the new dwelling. This is an appropriate
level of parking for a 4 bedroom house in line with policy.

The means of access from the turning head will be maintained as a shared access to the
two dwellings, and whilst it is only of single width, it is considered acceptable to serve the
development. Adequate space is also maintained to enable on site manoeuvring.



Overall the means of access and parking arrangements are acceptable and maintain
highway safety standards. The proposal accords with policy ST7 of the Placemaking Plan
for Bath and North East Somerset (2017) and part 4 of the NPPF.

DRAINAGE AND FLOODING:
As part of this application the Drainage and Flooding Team were consulted.

Following site investigations the applicant has confirmed that disposal of surface water to
soakaway is not viable. The proposed alternative is to discharge surface water to the
dedicated public surface water sewer located in Partis Way, this is acceptable. It is noted
that Wessex Water has indicated that connection of separated flows would be accepted.

It is noted that the site is slightly elevated above the adjacent highway which is shown as
being at risk of surface water flooding. Measures are required to ensure that surface water
is not allowed to discharge from the site onto the highway. As such conditions have been
recommended and no objection has been raised by the Flooding and Drainage Team.

ARBORICULTURE:

No arboricultural objection was raised in respect of the previous consented application
17/03603/FUL.

The increase to the garage footprint was considered under 19/00498/NMA.

In respect to implications on trees and vegetation, the revised proposal seeks to introduce
a rainwater harvesting tank in the front parking area and associated trenching.

The proposal also now intends to retain the trees and hedging along the northern
boundary and an arboricultural method statement has been submitted which provides
details of the measures intended to protected the northern vegetation.

The details within the Landscape Plan are not sufficient to address condition 3 attached to
17/03603/FUL as such this condition will be re-imposed. The species, planting size and
numbers of each and a programme of implementation would be expected.

There is insufficient space to accommodate the proposed birch between the eastern
elevation and indicative hard surfacing and the boundary to allow for future growth,
however this tree is outside of the Conservation Area and not considered worthy of a TPO
as such no objection has been raised from the Arboricultural Officer. Conditions have
been recommended to ensure compliance with the Arboricultural method statement.

ARCHAEOLOGY:

The proposed new house lies within a known area of Roman occupation, buildings and
burials, discovered when the housing in this area was being constructed. An
archaeological assessment has been submitted with the scheme. Despite the
archaeological potential of the proposed development site no features or deposits of
archaeological significance were identified during the course of the evaluation. No
objection has been raised by the council's archaeology consultants.



SUSTAINABLE CONSTRUCTION AND RENEWABLE ENERGY:

Policy CP2 of the Placemaking Plan has regard to Sustainable construction. The policy
requires sustainable design and construction to be integral to all new development in
B&NES and that a sustainable construction checklist (SCC) is submitted with application
evidencing that the prescribed standards have been met.

For minor new build development a 19% reduction is CO2 emissions is required by
sustainable construction. In this case the submitted SCC shows that a 49.13% CO2
emissions reduction has been achieved from energy efficiency and/or renewables,
including solar panels. Therefore the proposed development is compliant with policy CP2
in this instance.

It is noted that some neighbours raised concerns that the proposal could be made more
sustainable still or that the plant room did not need to be located within the roof. The
officers have made an assessment of the plans before them which are considered
acceptable and go well beyond the policy requirements in regards to sustainable
construction.

Policy SCR5 of the emerging Placemaking Plan requires that all dwellings meet the
national optional Building Regulations requirement for water efficiency of 110 litres per
person per day. This can be secured by condition.

Policy SCR5 also requires all residential development to include a scheme for rainwater
harvesting or other method of capturing rainwater for use by residents (e.g. water butts). A
rain water harvesting tank is proposed below the driveway. This policy is satisfied.

Policy LCR9 states that all residential development will be expected to incorporate
opportunities for local food growing (e.g. border planting, window boxes, vertical planting,
raised beds etc.). The proposed dwelling will have a large garden space that can fulfil this

policy.
COMMUNITY INFRASTRUCTURE LEVY:

The site would generate additional residential floor space within the Bath city area and is
subject to contributions via the infrastructure Levy in line with the Council's adopted
Planning Obligations SPD.

OTHER MATTERS:

A neighbour raised concerns that the proposal would impact on property values, this
however is not considered to be a material planning consideration.

PLANNING BALANCE:

The proposal is a revised scheme, the site benefits from extant planning permission for a
dwelling. Concern has been raised locally in regards to character and appearance and
impact on residential amenity to name a few. The proposal is considered policy compliant
for the reasons set out in the report above and it is not considered that there are any



material considerations to indicate otherwise. As such the proposal is recommended for
permission.

RECOMMENDATION
PERMIT

CONDITIONS

1 Standard Time Limit (Compliance)
The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permission

2 Surface Water Management (pre-commencement)

No development shall commence, except ground investigations and remediation, until
plans have been submitted to the Local Planning Authority and given written approval
demonstrating that that surface water will be managed within the site so as to prevent its
discharge onto the highway. The development shall proceed in accordance with the
details so approved.

Reason: In the interests of highway safety and flood risk management.

3 Compliance with Arb Method Statement (Pre-occupation)

The approved development shall be carried out in accordance with the approved
Arboricultural Method Statement and Tree Protection Plan provided by Hillside Trees Ltd
dated May 2019. No occupation of the approved development shall commence until a
signed certificate of compliance by the appointed Arboriculturalist has been submitted to
and approved in writing by the Local Planning Authority.

Reason: To ensure that the approved method statement is complied with for the duration
of the development.

4 Hard and Soft Landscaping (Pre-occupation)

No occupation shall commence until a hard and soft landscape scheme has been
submitted to and approved in writing by the Local Planning Authority showing details of all
trees, hedgerows and other planting to be retained; a planting specification to include
numbers, size, species and positions of all new trees and shrubs, details of existing and
proposed walls, fences, other boundary treatment and surface treatment of the open parts
of the site, and a programme of implementation.

Reason: To ensure the provision of an appropriate landscape setting to the development
in accordance with Policies D1, D2, D4 and NE2 of the Bath and North East Somerset
Placemaking Plan.

5 Hard and Soft Landscaping (Compliance)

All hard and/or soft landscape works shall be carried out in accordance with the approved
details. The works shall be carried out prior to the occupation of any part of the
development or in accordance with the programme (phasing) agreed in writing with the



Local Planning Authority. Any trees or plants indicated on the approved scheme which,
within a period of five years from the date of the development being completed, die, are
removed or become seriously damaged or diseased shall be replaced during the next
planting season with other trees or plants of a species and size to be first approved in
writing by the Local Planning Authority. All hard landscape works shall be permanently
retained in accordance with the approved details.

Reason: To ensure that the landscape scheme is implemented and maintained in
accordance with Policies D1, D2 and NE2 of the Bath and North East Somerset
Placemaking Plan.

6 Materials - Sample of Render (Bespoke Trigger)

No external walls of the development shall be rendered until a sample of the colour and
texture of the render to be used have been submitted to and approved in writing by the
Local Planning Authority. The development shall thereafter be carried out only in
accordance with the approved materials.

Reason: In the interests of the appearance of the development and the surrounding area
in accordance with Policies D1, D2, D3 and D5 of the Bath and North East Somerset
Placemaking Plan and Policy CP6 of the Bath and North East Somerset Core Strategy.

7 Garages (Compliance)
The garage hereby approved shall be retained for the garaging of private motor vehicles
associated with the dwelling and ancillary domestic storage and for no other purpose.

Reason: To ensure adequate off-street parking provision is retained in accordance with
Policy ST7 of the Bath and North East Somerset Placemaking Plan.

8 Bound/Compacted Vehicle Access (Pre-occupation)
No occupation of the development shall commence until the vehicular access has been
constructed with a bound and compacted surfacing material (not loose stone or gravel).

Reason: To prevent loose material spilling onto the highway in the interests of highways
safety in accordance with Policy ST7 of the Bath and North East Somerset Placemaking
Plan.

9 Water Efficiency (Compliance)
The approved dwellings shall be constructed to meet the national optional Building
Regulations requirement for water efficiency of 110 litres per person per day.

Reason: In the interests of water efficiency in accordance with Policy SCR5 of the Bath
and North East Somerset Placemaking Plan.

10 Plans List (Compliance)
The development/works hereby permitted shall only be implemented in accordance with
the plans as set out in the plans list below.

Reason: To define the terms and extent of the permission.

PLANS LIST:



This decision relates to the following plans:

15 Oct 2019 1376 001 A Site Location Plan

19 Dec 2019 1376 022 E First Floor Plan - As Proposed

19 Dec 2019 1376 023 E Roof Plan - As Proposed

19 Dec 2019 1376 025 D Elevations - As Proposed - Sheet 1 Of 2
19 Dec 2019 1376 026 D Elevations - As Proposed - Sheet 2 Of 2
15 Oct 2019 1376 029 A Landscape Plan - Overall Site

Condition Categories
The heading of each condition gives an indication of the type of condition and what is
required by it. There are 4 broad categories:

Compliance - The condition specifies matters to which you must comply. These conditions
do not require the submission of additional details and do not need to be discharged.

Pre-commencement - The condition requires the submission and approval of further
information, drawings or details before any work begins on the approved development.
The condition will list any specific works which are exempted from this restriction, e.g.
ground investigations, remediation works, etc.

Pre-occupation - The condition requires the submission and approval of further
information, drawings or details before occupation of all or part of the approved
development.

Bespoke Trigger - The condition contains a bespoke trigger which requires the submission
and approval of further information, drawings or details before a specific action occurs.

Please note all conditions should be read fully as these headings are intended as a guide
only.

Where approval of further information is required you will need to submit an application to
Discharge Conditions and pay the relevant fee via the Planning Portal at
www.planningportal.co.uk or post to Planning Services, Lewis House, Manvers Street,
Bath, BA1 1JG.

Community Infrastructure Levy

You are advised that as of 6 April 2015, the Bath & North East Somerset Community
Infrastructure Levy (CIL) Charging Schedule came into effect. Before commencing any
development on site you should ensure you are familiar with the CIL process. If the
development approved by this permission is CIL liable there are requirements to assume
liability and notify the Council before development commences, failure to comply with the
regulations can result in surcharges and additional payments. Full details about the CIL
Charge including, amount and process for payment will be sent out in a CIL Liability
Notice which you will receive shortly. Further details are available here:
www.bathnes.gov.uk/cil

Permit/Consent Decision Making Statement



In determining this application the Local Planning Authority considers it has complied with
the aims of paragraph 38 of the National Planning Policy Framework.

Responding to Climate Change (Informative):
The council is committed to responding to climate change. You are advised to consider

sustainable construction when undertaking the approved development and consider using
measures aimed at minimising carbon emissions and impacts on climate change.



