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REPORT TO THE WESTERN AREA PLANNING ltem No. 01
COMMITTEE

Date of Meeting 17.02.2010

Application Number | W/09/03629/FUL

Site Address R And R Coaches Ltd Bishopstrow Road Warminster Wiltshire BA12
9HQ

Proposal Additional parking area (retrospective application)

Applicant Beeline (R & R Coaches Ltd)

Town/Parish Council | Warminster

Electoral Division Warminster East Unitary Member: | Andrew Davis

Grid Ref 389141 144160

Type of application Full Plan

Case Officer Mr Matthew Perks 01225 770344 Ext 207
matthew.perks@wiltshire.gov.uk

Reason for the application being considered by Committee

Councillor Andrew Davis has requested that this item be determined by Committee due to
considerations in relation to:

* Visual impact upon the surrounding area

* Design - general appearance; and

* Car parking
The Councillor requests that Committee consider the matter where, although the Warminster Town
Council supports the application, he has been made aware of concerns raised by the Bishopstrow
Parish Council.

1. Purpose of Report

To consider the above application and to recommend that planning permission be refused.

2. Main Issues

The main issues to consider are:

The key issues in this case are:

- Highway safety;

- The protection of the natural environment; and

- Potential impacts on neighbouring amenity and the appearance of the area.

3. Site Description

The site of approximately 335m2 in extent is located to the south western roadside edge of the land
currently occupied by R and R Coaches Ltd, as a coach depot. The parking area lies £100m south
east of the intersection of Boreham Road and Bishopstrow Road. Existing buildings within the R and
R development include a workshop, office and staff facilities. The workshop is of a light industrial
scale and is constructed of profiled steel cladding on a steel frame.

There are residential properties to the south and west of the site, on the opposite side of the road and
beyond the river respectively.. The physical boundaries to the site are defined by the River Wylye/Mill
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Pond to the north, east and south and by the Bishopstrow Road to the west. The Bishopstrow
Conservation Area lies to the south, on the opposite side of the river.

4, Relevant Planning History

Records indicate that the use of the site for coach parking and administration has been established
since at least the early 1980's, with various minor applications having been submitted between that
period and 1997; and

08/03468/FUL: Demolition of the existing buildings and the construction of 9 business units Use Class
A2 and B1 in individual and terraced buildings together with access and parking: Permission :
17.04.2009

5. Proposal

This is a retrospective application for the demolition of a redundant workshop building and the
construction of surface car parking with access from, and alterations to, the Bishopstrow Road site
frontage. The development involved the creation of 14 new parking spaces within a parking area
measuring some 335m2 in total. 8 right-angle bays, including one bay for disabled persons, are sited
to the west of the depot, directly onto Bishopstrow Road, whilst 6 bays are provided within an area
18m deep and 9m wide to the south of the depot and adjacent to the "Mill Pond" branch of the Wylye
River. The parking areas are macadam surfaced with concrete blockwork retaining walls to the
riverside element.

6. Planning Policy
West Wiltshire District Plan 1st Alteration, 2004

E6 - Rural Employment

C3 - Special Landscape Areas

C6 - Areas of High Ecological Value, Regionally Important Geological or Geomorphological Sites and
Sites of Nature Conservation Interest.

C9 - Rivers

C38 - Effects of development on neighbouring properties

T10 - Parking

7. Consultations

Town/ Parish Council(s)

The Warminster Town Council supports the application.

The Bishopstrow Parish objects for the following reasons:

- the removal of the vegetation to the river bank and surrounds has exposed the existing buildings on
site to view, harming the approach to the Bishopstrow Conservation Area;

- the car parking area with access directly onto the road presents a road safety hazard and
encourages parking near the bridge and the roundabout. It also appears that part of the parking areas
is built on the public roadside verge; and

- the development departs significantly from the plans granted permission under application
Reference W/08/03468/FUL. Parking on the roadside did not form part of that proposal, and the
screen hedging was shown as being retained.

Highways

The highways officer recommends refusal because the additional parking areas require vehicles to
use Bishopstrow Road for manoeuvring space to enter and leave the parking spaces at a point where
visibility is restricted, this being detrimental to all users of the highway.



Heritage Development Officer

The Officer advises that, given that this site has been in use as a coach park for many years and has
a valid consent for a business redevelopment, this work is minor and has no impact either on the
Bishopstrow Conservation area or the two listed bridges over the River Wylie.

Environment Agency

The Agency restates its view previously expressed to the Planning Compliance Officer that the area
of bank that has been destroyed by this development was probably of limited ecological value.
However, the Agency is very concerned that these changes were made without regard to their
commitment to the creation of a 5m buffer zone for wildlife along all the watercourse boundaries of the
site. (This formed part of the redevelopment proposals under application W/08/03468/FUL). The work
has been done without further consultation with the LPA or the Agency, reducing the proposed
mitigation and potentially impacting on water voles which are a protected species. The Agency does
not recommend refusal, but suggests a condition to any permission requiring the applicant to carry out
further mitigation for the loss of habitat perhaps by increasing the wildlife buffer in another part of the
site. An informative is also recommended to be attached to any permission granted to the effect that
Flood Defence Consent from the Agency and separate from any planning permission for any works
within 8m of the top of the bank of the River Wylye. There is also concern that no remediation strategy
has been provided in respect of the condition imposed on permission issued under W/08/03468/FUL.

District Ecoloqist

Verbal discussions were held with the District Ecologist who expressed similar concerns to those of
the Environment Agency, and also in relation to drainage into the river.

Environmental Health

No comment received.

8. Publicity

The application was advertised by site notice, press notice and by neighbour notification.
Expiry date: 14.01.2010.

Three neighbour responses were received (with more than one item received from two of these). The
points raises are as follows:

- highway safety being compromised by the parking as well as the manoeuvring of vehicles;

- the visual impact of the parking on the adjacent conservation area and bridges;

- possible oil/fuel spillage threat to the river;

- loss of vegetation exposing the buildings to view;

- increased runoff from the site; and

- displacing cars from site allows for intensification of the use on site.

9. Planning Considerations

The parking serves the coach depot, which has a long history as a rural employment site (it is located
immediately outside of the Town Policy Limit for Warminster) and the development therefore must be
considered in relation to the West Wiltshire District Plan 2004 Policy E6, which applies to Rural
Employment sites. This Policy relates to small scale employment enterprises and permits extensions
subject to criteria in relation to highway safety, flood risk, design and nature conservation
considerations, residential amenity and neighbouring land use.

Highway safety

Highway officer advice is that the development is unacceptable where it has given rise to a situation
where manoeuvring of vehicles to access and leave the site is hazardous in particular because of
restricted visibility. The parking layout is such that the right-angle parking requires manoeuvring within
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Bishopstrow Road in order to enter or leave the bays. The bays provided adjacent to the southern
boundary of the site have limited turning space of 4.5m behind them which encourages reversing
either into or out of this area. This is considered to be detrimental to all users of the highway. Parish
and neighbour comments also highlight this issue. The application should be refused on highway
safety grounds.

Flood Risk

The Environment Agency has not raised any planning concerns in respect of flood risk, but has
advised that separate legislation applies in terms of which the applicant should have obtained Flood
Defence Consent from the Agency prior to any works being carried out. Thus, whilst flood risk per se
would not form a reason for refusal on planning grounds in relation to the parking area, an informative
advising the applicant of the obligations in terms of the Water Resources Act 1991 and Drainage
Byelaws would be appropriate.

Visual impact on surrounding area and neighbouring amenity

The Heritage Development Officer is of the view, in the light of the long-established presence of the
coach park on this site that the works are minor and would not impact on the Conservation area or the
setting of the bridge. It is acknowledged that the clearance of the vegetation has created a greater
exposure of the buildings on site to Bishopstrow Road, as has been noted in the neighbour and
Parish comment. However, the site is not within the Conservation Area and it is considered that the
clearance of the roadside overgrowth could have taken place irrespective of any planning permission.
Trees to the river bank providing a screen to the Conservation Area to the south remain. The part of
the building that has been demolished extended to the river bank and previously presented a blank
corrugated iron side elevation to the Bishopstrow road frontage. Seen in this context and whilst the
removal of the vegetation screen is regrettable, the visual impact of the removal of the building and
creation of parking spaces is not considered to constitute a reason for refusal.

The nearest neighbouring dwelling is some 30m distant on the opposite side of Bishopstrow Road.
The primary impact on these neighbours would relate to the highway safety issues as discussed
above.

Other Considerations

Consultees including the Parish Council and the Environment Agency have raised questions in
respect of why the works do not conform with the development proposal granted permission under
application 08/03468/FUL (Demolition of the existing buildings and the construction of 9 business
units Use Class A2 and B1 in individual and terraced buildings together with access and parking).

According to the supporting documentation the site clearing and parking has been carried out in order
to provide for staff car parking space for R and R staff due to the demands for coach parking to satisfy
the continuing growth of that business. The justification is stated to be the separation of cars and staff
from the depot yard in order to maintain a safe working and operational environment on a site
constrained on all sides by Bishopstrow Road and the River Wylye. The development does not
therefore represent the commencement if implementation of the scheme approved under
08/03468/FUL, but is instead related to the R and R employment site. Application 08/03468/FUL is a
separate scheme. However, the parking area does have an effect on the approved scheme where it
encroaches onto a zone allocated in that proposal for a conservation buffer. It is considered that, in
order to implement the scheme under 08/03468/FUL, the parking area would have to be removed, the
area re-instated and the buffer zone required under conditions to that application provided.

With regard to ownership of the land, the application form has been completed to the effect that the
land within the red-line application site is under the ownership of the applicants. Highway officers
have not indicated that there has been an encroachment onto highway land (which is the area that
would be the subject of any encroachment). However, it does appear that the right angle bays,
particularly to the northern end of the application site, could project into public highway land. This
matter has been brought to the attention of highway officers for investigation.



Recommendation: Refusal

For the following reason(s):

1 The parking areas, because they require vehicles to use Bishopstrow Road for manoeuvring
space to enter and leave the parking spaces at a point where visibility is restricted, are
detrimental to the safety of all users of the highway.

Informative(s):

1 Irrespective of this refusal the applicant is advised that, under the terms of the Water Resources
Act 1991 and the Land Drainage Byelaws, the prior written consent of the Environment Agency
would have been required prior to the carrying out of any works in, under, over or within 8
metres of the top of the bank of the River Wylye, designated a 'main’ river. The applicant is
advised to contact Daniel Griffin on 01258483351 to address this issue where it is understood
that consent was not obtained.

Appendices:

Background Documents
Used in the Preparation of
this Report:
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REPORT TO THE WESTERN AREA PLANNING Item No. 02
COMMITTEE

Date of Meeting 17.02.2010

Application Number | W/09/02998/FUL

Site Address Land South Of Keepers Cottage Spiers Piece Steeple Ashton Wiltshire

Proposal Retrospective application for the continued use of agricultural building
as an office and the retrospective erection of stable block

Applicant Mr David Campbell

Town/Parish Council | Steeple Ashton

Electoral Division Summerham And Seend | Unitary Member: | Jonathon Seed

Grid Ref 391614 155716

Type of application Full Plan

Case Officer Miss Julia Evans 01225 770344 Ext 140
juliaj.evans@wiltshire.gov.uk

Reason for the application being considered by Committee

Councillor Seed has requested that this item be determined by Committee due to:
* Scale of development
* Visual impact upon the surrounding area
* Relationship to adjoining properties.

1. Purpose of Report

To consider the above application and to recommend that planning permission be refused.

2. Main Issues
The main issues to consider are:

planning history and unauthorised works;
rural conversions policy;

equestrian uses;

highways matters;

the water environment and drainage matters;
the natural environment;

amenity matters.

b B T T T

3. Site Description

This is a full application for the retrospective use of an agricultural building as an office and the
retrospective erection of a stable block at land south of Keepers Cottage, Spiers Piece, Steeple
Ashton, Wiltshire. Spiers Piece lies in the open countryside to the south-east of Steeple Ashton. At
the end of the track, to the south of the site, lie some employment uses, equestrian paddocks, and an
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equestrian menage, whilst to the north lies the applicant’s residential property. Immediately adjacent
to the site on the south-western boundary lies an equestrian ménage. To all other boundaries lies
open countryside.

The unauthorised office block and attached stables are constructed of red brick with concrete roof
tiles. The office block is a two-storey building lying immediately adjacent to the southern boundary of
the site. It has upvc windows and doors, including a first floor balconied opening. The attached two
stables have a lean-to to their rear which is used for fodder storage. To the end of the stables is a
muck heap. To the north-west of this building lies a single storey block of three wooden stables. Both
buildings access out onto an area of hardstanding, beyond which is a paddock. Vehicular access is
through a gated entrance in the easternmost corner of the site.

4, Relevant Planning History

05/00262/FUL — Erection of stables, hay barn, tack room, and riding school — Permission 15/iv/2005

5. Proposal

This is a full application for the retrospective use of an agricultural buildings as an office and the
retrospective erection of a stable block at land south of Keepers Cottage, Spiers Piece, Steeple
Ashton, Wiltshire. This retrospective application seeks to regularise the unauthorised uses,
alterations and buildings that have occurred at the site.

In April 2005 planning permission was granted for the erection of two stables, and an attached tack
room and feed store. They were to be constructed of brick and tile, and measure approximately 14m
X 7m x 7m at its largest extent. The permission was subject to three conditions: the standard lifespan
condition, the need for samples submission, and details of the lighting to the site. The permission
was implemented, and then the building was changed to be used as an office for the applicant, with
only a small part of the ground floor used for tack. In addition to the change of use of the building, a
number of unauthorised changes and additions have been made to the building, including:-

- large windows and French doors to the rear ground floor elevation;

- a first floor French door and associated balcony;

- a new door to the eastern elevation;

- three new windows to the rear elevation; and

- a lean-to fodder store to the rear elevation.

In addition to these unauthorised uses and changes to the permitted building, a new three-stable
block has been constructed to the north of the original block. This measures approximately 11m x 5m
x 3.6m.

The application has been supported with a Design & Access statement. At various times during the
life of the application the applicant has been asked to clarify and justify the use of the building for
offices, and the nature of the riding school business. The last correspondence from the applicant
stated as follows “the building in question has planning permission for a stable block, under reference
05/0262/FUL. Therefore, the only point for consideration is the partial use of the building as an office.
The office was used by Mr Campbell for his business and for the running of the Riding School. | am
not clear as to what is required in the form of a justification. The building itself has permission and
thus the only issue is the change of use..... | would suggest that, as the building is so well located to
Keepers Cottage, and that, up until recently it was utilised by the owner / occupier of Keepers
Cottage, it would not be unreasonable to tie the use to Keepers Cottage and the existing riding
school. The use as an office, particularly one conditionally tied, in this location would accord with
PPS4 (as you will know PPS4 replaced the relevant parts of Planning Policy Statement 7 -
Sustainable Development in Rural Areas). We have effectively created a home style office.”

No further information about the riding school or the need for an office has been received.



6. Planning Policy

Wiltshire Structure Plan 2016

DP1 — Priorities for sustainable development
DP2 — Infrastructure

DP9 — Reuse of land and buildings

T6 — Demand management

C5 — The water environment

West Wiltshire District Plan - First Alteration 2004
C1 — Countryside protection

C31la - Design

C32 — Landscaping

C35 — Light pollution

C38 — Nuisance

E6 — Rural employment

E8 — Rural conversions

E10 — Horse related development

T10 — Car parking

Ula — Foul water disposal

U2 — Surface water disposal

U4 — Groundwater Source Protection Areas.

National Guidance

Planning Policy Statement 1 - Delivering Sustainable Development
Planning Policy Statement 4 — Planning for Sustainable Economic Growth
Planning Policy Statement 7 - Sustainable Development in Rural Areas
Planning Policy Guidance 13 - Transport

7. Consultations

Steeple Ashton Parish Council state “Steeple Ashton Parish Council has concerns regarding this
retrospective Planning Application and would recommend that it be refused for the following reasons.

“The Councillors are concerned that Planning Application 05/00262/FUL which gained permission in
2005 for a building housing tack room, food store and hay barn and two stables and adjacent riding
school, has since been developed, without planning permission, into a building which the Councillors
consider verges on a residential property. They question whether the specifications for the original
building would pass building regulations for the building in it present form.

“The Councillors also note that this Planning Application includes three additional stables. A letter
which accompanied the Planning Application 05/00262 dated 11th February 2005 from Willis and Co
stated that “The stables and riding school will be used by our clients horses and are only for private
use not commercial, therefore the proposal will not generate extra traffic on surrounding roads.” The
Councillors question whether, as there are now five stables, some of which it is considered could
possibly be used for livery, this has been adhered to. If this is indeed the case, this brings its own
concerns of extra traffic on the narrow road approaching the property, a road over which the owner of
the property has a right of way, but it raises the question of whether this would extend to visitors using
a commercial enterprise.”

Highways Authority states “I note the Highway Officers comments on the previous application
(W05.0262) which recommended that the use be restricted for the benefit of the applicant only, and
not for any commercial use. Given that permission was granted for the riding school, and
notwithstanding our previous observations, | do not wish to object to the stable block. | would suggest
that the office is tied to the riding school to prevent unfettered use.”




Environment Agency state “The Environment Agency has no objections, in principle, to the proposed
development but recommends that if planning permission is granted the following informatives and
recommendations should be included in the Decision Notice.

“The site must be drained on a separate system with all clean roof and surface water being kept
separate from foul drainage.

“Manure / dung heaps must be sited in an area where it / they will not cause pollution of any
watercourse or water source by the release of contaminated run-off.

“The subsequent disposal of collected wastes must be undertaken in accordance with the MAFF
Code of Good Agricultural Practice for the Protection of Water.

“There must be no discharge of foul or contaminated drainage from the site into either groundwater or
any surface waters, whether direct to watercourses, ponds or lakes, or via soakaways / ditches.”

Wessex Water state “The ..... proposal is not located within a Wessex Water sewered area. The
developer has proposed to dispose of foul sewerage to mains sewer. Please note this lies within a
non sewered area.

“The developer has proposed to dispose of surface water to “mains sewer”. As there are no existing
public /separate surface water sewers in the vicinity of the site, it is advised that the Developer
investigate alternative methods for the satisfactory disposal of surface water from the site (eg
soakaways). Surface water should not be discharged to the foul sewer. Your Council should be
satisfied with any suitable arrangement for the disposal of surface water.

They go on to require details of connection onto their apparatus, and the necessity of checking with
them to ascertain whether there are any uncharted sewers or water mains within or near to the site.
8. Publicity

The application was advertised by site notice, press notice, and neighbour notification.

Expiry date: 11/xii/l2009 and 30/xi/2009.

Summary of points raised: no responses received.

9. Planning Considerations
9.1 The main issues to consider are:

planning history and unauthorised works;
rural conversions policy;

equestrian uses;

highways matters;

the water environment and drainage matters;
the natural environment;

amenity matters.

* % X X X X X

9.2 This is a full application for the retrospective use of an agricultural building as an office and the
retrospective erection of a stable block at land south of Keepers Cottage, Spiers Piece, Steeple
Ashton, Wiltshire. The Council’'s Enforcement Section invited an application in respect of the
unauthorised works that had occurred at the property, and this application seeks to regularise the
unauthorised change of use, the new stable block building, and alterations to the existing building.
The stable and tack block building has been substantially altered to that approved under the 2005
application. The principle of the conversion of rural properties in the open countryside to employment
uses is acceptable subject to a number of caveats being satisfied under Policy E8 of the West
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Wiltshire District Plan - First Alteration 2004. This states that “The conversion of rural buildings in
villages or the open countryside to business, tourism or sport and recreational uses will be permitted
where:

A The building is of substantial, sound and permanent construction and capable of conversion without
extensive alteration, rebuilding, and/or extension or otherwise significantly altering its original
character;

B The proposed conversion safeguards and/or enhances the essential form, structure, character, and
important traditional features of the building and the countryside;

C It can be satisfactorily serviced and does not create highway problems;

D It does not harm the natural environment including the water environment.

In considering such proposals the District Council will require structural surveys of buildings proposed
for conversion.”

9.3 ltis not clear from the application whether the building was ever used as permitted or whether it
was converted at a later date. Nor is it clear as to the need for offices on the site for the riding stable,
particularly as the unauthorized office use was for the applicant’s property business. Notwithstanding
this, Policy E8 makes it very clear that the conversion of rural buildings to employment uses is
acceptable subject to the caveat that it should not significantly alter the building’s original character.
The introduction of French doors, several large windows plus a first floor balcony has given the
building the appearance of a residential property. Indeed the internal subdivision of the property
reinforces this impression, and at the time of the site inspection the tack room was not functioning at
such. The residential appearance of the building has also raised an objection from the Parish Council
who consider that it “verges on a residential property”. It is considered that the unauthorised changes
are visually incongruous in a rural location, as the building seems overtly residential in character,
which is far removed from its original permitted character. Indeed within the Design and Access
Statement the applicant describes the building as a “home style office”. The residential appearance
of the building therefore forms the first reason for refusal.

9.4 In addition to the unauthorized use and alterations to the two-storey part of the building, a lean-
to fodder store has been erected to the rear of the stables, which has been necessitated by using the
main part of the building as offices. The visual appearance of the lean-to does not raise significant
concerns, although the access to it is off a private road that is used by the employment uses at the
end of Spiers Piece. Despite this potential for conflict with vehicles and users of the fodder store, no
objection has been received from the Highways Authority, so it would be difficult to substantiate a
refusal on highway safety grounds.

9.5 The application also seeks to regularise the erection of a further three stables in a detached
block to the north-west of the existing building. Despite requests, no evidence of the need for the
stables has been provided or their requirement for the riding school, nor was there evidence at the
time of the site visit that any of them were occupied. The 2005 permission for the stables was not
restricted by condition, despite the applicant applying for personal use only. This means that the two
stables permitted at that time could be used for commercial use, despite conditions suggested by the
Highways Authority to control commercial use on the site due to the nature of the access to the
property. With the current application, they have suggested a similar restriction on the use of the
unauthorised stables. The applicant has provided no details on the need for the additional stables or
the operation of the riding stable that is being alleged as operating on the site, apart from that the use
could be tied to the neighbouring residential property. If this is the case, then the need for an office
for the stables on the site can be questioned. In view of the highway safety concerns, the proposed
increased use of the access to the site and the inability to assess its current role form a further reason
for refusal.

9.6 Conversion schemes dealt with under Policy E8 should supported with structural reports and
protected species report, demonstrating that the building can be converted without necessitating
substantial alteration and that no protected species and their habitats would be lost by the proposal.
The applicant has provided no details of either. Notwithstanding this, the lack of information
supporting the proposal forms another reason for refusal, although an informative has been attached
stating that these could be easily addressed with any application resubmission.
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9.7 The use of the 2005 building for offices and additional stables on the site would have drainage
and pollution prevention that in the most part could be dealt with by condition, such as for manure
disposal and management. However, Wessex Water have highlighted that despite the applicant
stating foul sewage and surface water will be disposed of by mains sewer, there are no existing public
or separate sewers in the area. This is another aspect of the application that has not been addressed
through the provision of accurate information, and in view of the pollution potential, forms a further
reason for refusal.

9.8 The site lies adjacent to Keepers Cottage, which is owned by the applicant. The house lies just
over 30 metres from the buildings on the site. The amenity of the residential neighbours could be
controlled by condition, such as limiting the use to B1 office use, controlling external lighting, etc, so
the proposal is not considered to be significantly detrimental to neighbouring amenity.

Recommendation: Refusal

For the following reason(s):

1 Policy E8 of the West Wiltshire District Plan - First Alteration 2004 states that the conversion of
rural buildings will not be permitted where it involves extensive alteration to the original
character of the building, and where the proposed conversion does not safeguard the essential
form and character of the building. The alterations to the building, particularly the amount and
type of fenestration and the first floor balcony, significantly change the character of the building,
giving a residential appearance that is at odds with its countryside location. This is considered
contrary to adopted development plan policy.

2 Policy E8 of the West Wiltshire District Plan - First Alteration 2004 requires the conversion of
buildings in rural areas not to harm the natural environment, including the water environment,
and be supported by a structural survey to ascertain the suitability of the building for conversion.
Policies Ula and U2 of the West Wiltshire District Plan - First Alteration 2004 require the
satisfactory provision of foul and surface water to protect the environment from pollution. The
proposal for the conversion has been submitted with insufficient information with regard to the
structural condition of the building, the impact of the conversion on protected species and their
habitats, and the means of foul and surface water drainage, to allow a comprehensive and
informed decision to be made about the need for the unauthorised change of use, works and
buildings. This is considered contrary to these policies.

Informative(s):
1 You are advised that any application resubmission should be supported with sufficient

information and supporting justification to allow a comprehensive assessment of the proposal to
be made.

Appendices:

Background Documents
Used in the Preparation of
this Report:
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REPORT TO THE WESTERN AREA PLANNING Item No. 03
COMMITTEE

Date of Meeting 17.02.2010

Application Number | W/09/03480/FUL

Site Address 44 Newtown Westbury Wiltshire BA13 3EF

Proposal Proposed first floor extension

Applicant Mr Stuart Lindsay

Town/Parish Council | Westbury

Electoral Division Westbury East Unitary Member: | Michael Cuthbert-Murray
Grid Ref 387849 151230

Type of application Full Plan

Case Officer Miss Carla Rose 01225 770344 Ext 283
carla.rose@wiltshire.gov.uk

Reason for the application being considered by Committee

Councillor Cuthbert-Murray has requested that this item be determined by Committee because of the
scale of development and the relationship to adjoining properties.

1. Purpose of Report

To consider the above application and to recommend refusal.

2. Main Issues

The main issues to consider are:
Street scene

Design

Neighbour amenity

Planning history

3. Site Description

The site is located within a residential area and is characterised by detached and semi-detached
residential properties.

44 Newtown, Westbury forms one half of a pair of semi-detached properties, which are symmetrical in
appearance. There is a second pair of semi-detached dwellings next door which form a distinctive
group of dwellings of which the front elevations are largely unchanged since they were built circa
1930s.

A long linear garden exists to the rear and a small garden is located to the front.
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4. Relevant Planning History

App No 09/02375/FULL - Proposed two storey front extension. Refused. 30.09.2009

5. Proposal

An extension of the first floor is proposed to the side of the property.

This would enable staircase access to be gained to a loft area, once converted, above the main part
of the house. The extension would raise the height of an existing first floor area and increase the roof
height. The increase in height is required in order to provide sufficient headroom to gain access to the
roof space above the existing dwelling.

This would necessitate raising the height of the front and side walls supporting this part of the roof
and changes to the cill and head height of a landing window on the frontage.

The increased area of wall and roof would be constructed with materials to match the existing
dwelling.

6. Planning Policy

West Wiltshire District Plan 1st Alteration 2004

C31la - Design

C38 — Nuisance

Supplementary Planning Guidance on house alterations and extensions — Adopted July 2004

7. Consultations

Town/ Parish council

Westbury Town Council has no objections

8. Publicity

The application was advertised by site notice and neighbour naotification.

Expiry date: 25.12.2009

Summary of points raised:

No responses received.

9. Planning Considerations

9.1 Street scene and design

This property forms part of a group of four related dwellings which form a distinctive and cohesive
group and are readily visible from the highway. They have changed little in appearance since they
were first built in the middle part of the last century. Although these are relatively modest dwellings
they retain a distinctiveness which is reinforced by their symmetry and as such they appear prominent
within the street scene.

The roof is often the most prominent feature of a building. The proposal, which would raise the roof

over part of one of these dwellings, would disrupt the symmetry of the roof of this pair of dwellings and
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the relationship of this pair with the remainder of the group. This would result in a significantly different
appearance to one dwelling that would compromise the overall composition of this group of dwellings.

Supplementary Planning Guidance advises that ‘an extension should be a subservient element to the
host building and not upset the symmetry of the building as a whole.’

The proposed extension resulting from the increase in height and changes to the cill and head height
of the window would have a detrimental impact on the appearance of this semi-detached pair of
dwellings because of the loss of symmetry in this otherwise identical pair of semi-detached properties.

Furthermore, because the property forms part of a row of four separate dwellings in two nearly
unaltered semi-detached pairs, the proposal would have a harmful impact on the group as a whole. It
is recognised that there are some small differences between the two pairs of semi-detached
properties, for example a single storey extension to 48 Newtown, but the height at two storey level
appears not to have been changed and the roof is an important characteristic that needs to be
maintained.

The character of this group of semi-detached dwellings derives in part from their symmetrical design
which gives these properties a distinctive appearance. The changes as currently proposed to this
symmetrical appearance would unbalance the pair of dwellings adversely affecting their symmetry
creating a visually discordant element that fails to respect the symmetry of the group and would harm
their character.

Furthermore the design of the proposed landing window with a lowered cill and raised head height is
not in keeping with existing windows and would exacerbate the discordant appearance.

9.2 Planning history
A previous application for a two storey front extension was refused for the following reason: -

The proposed front extension would introduce a visually discordant element, which would fail to
respect the overall symmetry of the building as a whole and would have an adverse impact on the
character and appearance of the dwelling and street scene contrary to C31A of the West Wiltshire
District Plan and to the guidance contained within the SPG — House alterations and Extensions.

The proposed extension has been set back in an attempt to overcome the reason for refusal and
make the proposal a more subservient element.

It is acknowledged that the current proposal represents an improvement to the previously refused
application because it has been set back further from the frontage, but it does not overcome the
reason for refusal. Indeed the increase in height of the wall and raised roof would appear contrived
and accentuate the difference in heights that harm to the symmetry of these buildings.

The first floor extension as currently proposed still results in the addition of a visually discordant
element that does not respect the symmetry of the semi-detached property.

9.3 Neighbouring amenity

The proposed extension is set in from the boundaries and no additional windows and doors are
proposed in the side elevation therefore there would be no harm to neighbouring amenity. Three
Velux windows are proposed as part of the loft conversion of which one is in the proposed extension.
The height and position of these, set into the roof and overlooking the rear gardens, would result in no
greater degree of overlooking than from the existing first floor bedroom windows and there would be
no harm to neighbouring amenity.

Recommendation: Refusal
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For the following reason(s):

1 The extension in the manner proposed would introduce visually discordant elements, which by
reason of their form, location and increased roof height, would have an adverse visual impact on
the appearance of this semi-detached pair and fail to respect the overall symmetry of this group
of dwellings, harmful to the character and appearance of the street scene and contrary to Policy
C31A of the West Wiltshire District Plan and to the guidance contained in the Supplementary
Planning Guidance on House Alterations and Extensions.

Appendices:

Background Documents
Used in the Preparation of
this Report:
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