APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09689

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	199b Winsley Road, Bradford on Avon, BA15 1NU

	DEVELOPMENT DESCRIPTION:
	Alterations and part conversion of garage to living accommodation

	RECOMMENDATION:
	That Planning Permission be GRANTED



SITE CONTEXT

199b (the ‘site’) is a residential plot situated on a private shared access off the B3108 Winsley Road and lies in the western area of Bradford on Avon (designated a Market Town in the Core Strategy). 

The site is occupied by a modern 4-bedroom dwelling and its associated amenity space. The dwelling is a two-story detached property. It comprises the pitched roof main range and a 1½-storey side element which is set back and down from the main range. The external materials of the property comprises stone walling and interlocking tile roofing. 

The site is surrounded by the following uses:

· North: 199a Winsley Road (a modern two-storey detached dwelling).  
· East: 199 Winsley Road (a modern two-storey detached dwelling) with the B3108 Winsley Road beyond (a marked two-way road with adjoining pavements). 
· South: 198 Winsley Road (a 1930s two-storey end terrace dwelling). 
· West: 28 Budbury Tyning (a modern two-storey end terrace dwelling). 

The site is not subject to, nor within proximity of any planning policy designations or other constraints that are pertinent to the consideration of this application. 

PROPOSAL

The proposal involves converting the existing garage to facilitate the expansion of the dining room, re-provision of the utility room and provision of bicycle storage. The existing garage door is to be replaced with double doors and the rear window and door are to be replaced with bi-fold doors. 

PLANNING HISTORY

	Relevant Planning Records

	Reference
	Description
	Decision
	Date

	W/82/00208/FUL
	Extension
	Approved
	13/04/1982

	W/05/02234/FUL
	Proposed 2 dwellings, accessed from Budbury Tynings
	Withdrawn
	03/05/2006

	W/07/01964/FUL
	Proposed two dwellings to the rear of 199 Winsley Road together with shared access drive and garages for 199 and 201 Winsley Road
	Refused
	30/07/2007

	14/01932/OUT
	Demolition of existing dwelling and erection of three detached dwellings with garaging. (Outline application) with access and layout reserved
	Withdrawn
	08/04/2014

	14/06020/OUT*
	Demolition of existing dwelling and erection of three dwellings with garages. (Outline application to determine access and layout) (Resubmission of 14/01932/OUT)
	Approved
	16/12/2014

	15/08770/REM
	Demolition of existing dwelling and erection of three dwellings with garages (Reserved Matters application pursuant of outline planning permission 14/06020/OUT relating to appearance, landscaping and scale)
	Approved
	09/11/2015



*Note condition 8 of this planning permission removed the ability to convert the garages to habitable accommodation. The condition is copied below: 

8. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (as amended by the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008 (or any Order revoking or re-enacting or amending that Order with or without modification), the garage(s) hereby permitted shall not be converted to habitable accommodation.

REASON: To secure the retention of adequate parking provision, in the interests of highway safety.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Planning Legislation: 

· Town and Country Planning Act 1990
· Planning and Compulsory Purchase Act 2004

Development Plan:

· Wiltshire Core Strategy (Adopted January 2015):
· Core Policy 41: Sustainable construction and low-carbon energy 
· Core Policy 57: Ensuring high quality design and place shaping
· Core Policy 64: Demand management

· The Bradford on Avon Neighbourhood Plan 2013-2026 (Made October 2017):
· Policy BE1 (relates to local distinctiveness and sense of place)
· Policy BE2 (relates to land use efficiency and character of the area)
· Policy T2 (relates to the loss of parking)

Material Considerations (Policy): 

· National Planning Policy Framework (NPPF) December 2024
· Section 2. Achieving sustainable development 
· Section 9. Promoting sustainable transport
· Section 12. Achieving well-designed places 

· Wiltshire Local Plan Submission Draft 2020-2038 (Regulation 24):
· Policy 4: Addressing climate change
· Policy 73: Transport: demand management
· Policy 85: Sustainable construction and low carbon energy
· Policy 98: Ensuring high quality design and place shaping

Material Considerations (Guidance): 

· National Planning Practice Guidance 
· National Design Guide (January 2021)
· Wiltshire Design Guide (March 2024)
· Wiltshire Local Transport Plan 2011-2026 (LTP3): Car Parking Strategy

CONSULTATION RESPONSES

Wiltshire Council Highways Department: No objection.

Bradford on Avon Town Council: No objection.  

Bradford on Avon Preservation Trust: No comment. 

REPRESENTATIONS

One comment was received from an immediate neighbour stating they have no objection.  

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise. In accordance with this requirement, this application has been assessed against the relevant policies of the development plan and the material considerations listed above.  

Having regard to the planning context and nature of the proposal, the following key matters are considered pertinent to the assessment of the proposal and are addressed in turn: 

· Design
· Neighbouring amenity
· Transport

Design

Core Policy 57 of the Wiltshire Core Strategy requires that all development be of high design quality, create a strong sense of place and complement its context, including through enhancing local distinctiveness and responding positively to local characteristics. This requirement is carried forward in draft Policy 98 of the emerging Wiltshire Local Plan.

Policy BE1 of the Bradford on Avon Neighbourhood Plan states that development should reinforce local distinctiveness, help create a sense of place and respond positively to its immediate and wider context, including in respect of materials palette. 

Policy BE2 states that development should make efficient use of land and respect the character of the area. 

The proposed replacement of the garage door with double doors and the replacement of the rear door and windows with bifold doors would have a negligible impact on the host dwelling and street scene. In this regard, the proposal therefore harmonises with the character and appearance of the site and its context in accordance with Core Policy 57 of the Core Strategy, draft Policy 98 of the emerging Local Plan, Neighbourhood Plan Policies BE1 and BE2 and the Design Guide.

Neighbouring Amenity

Core Policy 57(vii) requires that development be compatible with the adjoining uses and protect the residential amenity of existing and future users of the site and its surroundings, including in respect of natural lighting, privacy, outlook and pollution sources. This requirement is carried forward in draft Policy 98. 

The proposed expansion of habitable living space into the garage and the associated external alterations will have a negligible impact in terms of residential amenity. The proposal therefore maintains an acceptable standard of residential amenity in accordance with Core Policy 57(vii) and the Wiltshire Design Guide.

Transport

Core Policy 64 requires that development proposals comply with parking standards set out in the Local Transport Plan (which requires that 4-bedroom dwellings are provided with 3 parking spaces at minimum). This requirement is carried forward in draft Policy 73.

Neighbourhood Plan Policy T2 states that development proposals involving in the loss of private parking capacity will not be supported unless sufficient alternative capacity can be provided elsewhere. 

The proposal involves the loss of a covered allocated parking space. The loss of this space through internal conversion works has been precluded through the application of condition 8 of planning permission 14/06020/OUT. However, the proposal would still offer 3 on-site allocated parking spaces in accordance with authority parking standards which has been confirmed by the Highways Department. Given this, it is not considered that alternative parking provision is required. As such, the proposal complies with the requisite parking standards and maintains safe and suitable access in accordance with Core Policy 64, draft Policy 73 and Neighbourhood Plan Policy T2. 

CONCLUSION

The proposed garage conversion and associated external works harmonise with the site and its surroundings and maintain an appropriate level of parking. The proposal therefore complies with the aforementioned sections and policies of the Wiltshire Core Strategy, emerging Wiltshire Local Plan, Bradford on Avon Neighbourhood Development Plan, NPPF and the Wiltshire Design Guide. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to the following conditions:

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

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:

· Site Location Plan and Block Plan, ref: 2501(ex)01 rev P3 
· Plans and Elevations Proposed, ref: 2501(PL)10 rev P2

REASON: For the avoidance of doubt and in the interests of proper planning.

3. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match in material, colour and texture those used in the existing building unless otherwise stated on the approved plans. 

REASON: In the interests of visual amenity and the character and appearance of the area.
