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application dwelling and this part of Druid Stoke Avenue. It would be an incongruous and 

prominent addition within the street scene harmful to the character of the street and the 

locality. As such, the proposals would be contrary to adopted guidance set out within SPD2 

'A Guide for Designing House Alterations and Extensions' (2005), Policy BCS21 (Quality 

Urban Design) of the adopted Core Strategy 2011 and Policies DM26 (Local Character and 

Distinctiveness), DM27 (Layout and Form) and DM30 (Alterations to Existing Buildings) of 

the Site Allocations and Development Management Policies (2014). 

The proposed development by virtue of its scale, bulk, form, massing, height, design, 

layout and siting in close proximity to neighbouring properties would have an 

unacceptable overbearing impact on those properties (including private external amenity 

spaces) and would result in an unacceptable sense of enclosure, overshadowing, loss of 

light and outlook to the detriment of the amenity of occupiers of those properties. The 

development would also result in harmful levels of direct and perceived overlooking of 

habitable room windows and external amenity space of neighbouring properties to the 

detriment of the amenity and privacy of occupiers of those properties. As such, the 

proposal would be contrary to National Planning Policy Framework (2023); Policy BCS21 

(Quality Urban Design) of the adopted Bristol Local Plan (2011) and Policies DM27(Layout 

and Form) and DM29 (Design of New Buildings) of the adopted Site Allocations and 

Development Management Policies Plan (2014). 

The proposed development would result in the loss of features which contribute to nature 

conservation (hedgerow) and fail to provide evidence of acceptable net gains for 

biodiversity. The application is therefore contrary to the National Planning Policy 

Framework (2023) and Site Allocations and Development Management Policy (2014) 

DM19 (Development and Nature Conservation). 

The following fundamental changes have been made from that of the previous scheme:  

• Dwelling citing and orientation  

• Dwelling design and scale 

• Removal of garage scheme to the host dwelling (number 8)  

The previous and current proposal plans are shown below, for comparison and ease of reference.  
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Dwelling citing and orientation:  

Previous -  

Proposed -  

 

The reduction in scale and alterations to citing have resulted in an improved setting and contextual 

relationship to surrounding built form, as the below aerial overlay demonstrates.  
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As the approximate aerial overlay demonstrates, the proposal achieves improved citing and boundary 

distances, in respect of neighbouring amenity.  

The site as existing demonstrates dense hedging boundary treatment to the western site boundary, 

with existing dense hedging also fronting the boundary with number 6. This mature planting assists in 

maintaining privacy between the host dwelling and neighbouring properties and can be enhanced by 

way of additional landscaping, secured by way of condition.   

The proposed floor plans, shown below, have been carefully designed in order to limit overlooking, 

with limited habitable windows to the south – west elevation at both ground and first floor and 

elevational projection design to limit the scope of the views from the two bedrooms (habitable rooms) 

at ground and first floor to this elevation.  

To the front elevation, fenestration has been designed again to limit the scope of views from habitable 

rooms to adjoining properties, with the use of more narrow openings.  

To the north – east elevation, just one small habitable window is proposed to the first floor, serving a 

bedroom and one window serving a habitable room to the south – east elevation, serving a bedroom. 

This wider window to the south – east elevation would be set back, with an intervening single-storey 

projection between the window and the site boundary, along with proposed tall landscaping, 

strategically positioned to preserve amenity to number 8 and the proposed dwelling. This is shown on 

the site plan over lay above and can be secured by way of condition.  
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The below 45-degree angle plan (Appendix 3) also serves to further demonstrate the lack of direct 

overlooking to neighbouring number 6.   
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As is illustrated, the proposal would not breach the 45-degree angle to the mid-point of habitable 

rooms at neighbouring number 6.  

Whilst there may be a limited breach in the angle to the mid-point of habitable rooms to neighbouring 

number 10, is should be noted that the distance between these windows would be approximately 20 

metres and any views from the proposed dwelling first floor bedroom window would be limited by 

the sloping roof profile to the set down projection, identified on the below elevational drawing.  

 

 

 

 

 

 

 

As such, considered design is achieved in order to best preserve amenity considerations, including 

privacy.  
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Dwelling design and scale: 

Previous -  

 

 

 

 

 

 

 

 

 

 

 

Proposed -  
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The dwelling has been reduced in scale, removing piecemeal built form to achieve concise and 

attractive built form, adopting relevant design cues from that of neighbouring properties, including 

neighbouring number 6, a back-land development property adjoining the application site, shown 

below. 

 

 

 

 

 

 

 

 

Accordingly, refusal reasons 1 and 3 to the previous scheme have now been satisfied.  

Refusal reason 2 no longer forms relevance to the scheme in hand, given the provision of the garage 

to the host property, number 8, has been removed from the proposal.  

Refusal reason 4 is not applicable to the scheme in hand, given the proposal is for self-build 

development, as per the application form, and is therefore BNG exempt.  

Accordingly, the 4 refusal reasons to the previous scheme are satisfied in relation to the proposal in 

hand.  
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Numbers 30 and 32 Druid Stoke Avenue demonstrate the mix in use of materials at properties in 

immediate proximity and changes in use of design that have occurred as a result of more recent 

development.  

The above properties are identified below in relation to the application site and host dwelling.  
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In a 2023 appeal decision, (Appendix 2), the Inspector set out at paragraph 127: 

“the Council’s delivery, at an average of 1,750 dpa, falls significantly below even the true need figure 

and there are real world effects from this shortfall in supply. House prices in Bristol are increasing more 

quickly than the rest of the Country and affordability rates are worse than for the Country as a whole. 

These factors sit in the middle of much wider socioeconomic considerations. However, it is common 

sense that the delivery of more housing would help to alleviate these real world effects.” 

The persistent lack of a 5YHLS continues to have a knock-on effect on supply, creating a backlog. 

Recent appeal decisions in the LPA continue to highlight the pressure for much needed homes.  

Policy failure 

The LPA’s policy failure in relation to the provision of housing has been systemic and long-term. The 

repercussions of which are that there will now be a substantial backlog on the provision of housing. 

The LPA are in the process of bringing forward a new local plan, however in the meantime, the LPA do 

not have any up-to-date housing policies. This point is not made to berate the LPA, but to highlight 

the acuteness of the housing shortage and lack of delivery in Bristol City, which is such that 

applications for housing provision may now be directly made to the Inspectorate for this LPA, which 

is subject to Special Measures.  

Additional unit of housing 

The proposal represents an additional unit of housing, contributing towards the LPA’s supply in an LPA 

with an identified undersupply. Although the contribution of one dwelling is modest, the Framework 

indicates that small and medium sized sites can make an important contribution in delivering homes 

and that the development of windfall sites should be supported. Whilst it is acknowledged that the 

proposal is for a self-build dwelling, the scheme will enable the Applicant to sell the host dwelling, 

number 8, which will provide a substantial family dwelling to the open market. It should be noted that 

the Officer’s Report to the previously refused scheme identifies that there is a recognised need in the 

LPA for family housing across the city.  

Self-build dwelling  

The proposal is for a self-build dwelling. There is a national policy onus upon achieving appropriate 

provision of land for to accommodate self-build developments. The proposal would contribute 

towards meeting the LPA’s requirements for the provision of self-build development, enabling the 

Applicant to continue to reside into retirement in an area where they have local connections, thus 

additionally assisting in maintaining the vitality of the community.  
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Existing vehicular access  

The site benefits from an existing vehicular access, serving the host dwelling, lessening development 

impact and enabling the use of an existing safe access point onto Druid Stoke Avenue.  

Energy efficient measures  

The proposal seeks the provision of a self-build, highly sustainable and energy efficient dwelling, 

featuring solar panels, air source heat pumps, rainwater recycling and an electric vehicle charging 

point. These energy efficiency measures can be secured by way of condition.  

Emerging national planning policy 

Revisions to national policy due to be published through a revised NPPF will see an increased focus on 

the provision of new dwellings, with the government aiming to achieve a substantial increase in 

development, as per Ministerial announcements. The draft NPPF now forms a material consideration 

in the assessment of applications and as such, the increased onus on the provision of dwellings forms 

a consideration in the assessment of this scheme.  
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energy efficiency measures, which can be secured by way of condition. The proposal will utilise good 

quality, sustainable materials for the build, designed for longevity.  

The proposal entirely accords with paragraph 8 of the NPPF. 

• Paragraph 11 which states: 

Plans and decisions should apply a presumption in favour of sustainable development. 

“For decision-taking this means:   

c)  approving development proposals that accord with an up-to-date development plan without delay; 

or   

d)  where there are no relevant development plan policies, or the policies which are most important 

for determining the application are out-of-date, granting permission unless:   

i. the application of policies in this Framework that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or   

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole.”  

The proposal accords with paragraph 11 c) of the NPPF and as such, planning permission should 

follow. 

• Paragraph 38 relates to decision-making of Local Planning Authorities and all other levels. It 

states that decision-takers at every level should seek to approve applications for sustainable 

development where possible.  

The LPA should adhere to this obligation of the NPPF.  

• Paragraphs 47 and 48 set out how weight should be attributed to Development Plan policies.  

• Paragraph 55 states that planning conditions should only be imposed where they are 

necessary, relevant to planning and to the development to be permitted, enforceable precise 

and reasonable in all other aspects.  

Conditions in respect of landscaping, materials and energy efficiency measures are considered 

appropriate.  
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The proposal accords with exception criterion i) of the policy. The proposal makes effective use of 

land, utilising a large existing plot to achieve a new dwelling, whilst retaining an appropriately sized 

plot to the host dwelling and as such, would not result in a loss of garden land to number 8, but rather 

a reduction.  

The policy requires that any development of garden land should not result in harm to character and 

appearance. It has been demonstrated that the proposal would achieve an appropriate addition to an 

existing ribbon of garden land development, on a comparable sized plot, utilising relevant and 

attractive design.  

Accordingly, the proposal demonstrates positive policy support.  

 

 

 

 

 

 

 

 

 

 

 

 

 

This generic design policy seeks to ensure high quality design is achieved across any site. The proposal 

would not conflict with any of the criterions of the policy, achieving a well-designed, relevant and 

attractive dwelling, set within an appropriate plot and comprising an appropriate scale and plot 

density ratio.  

Accordingly, the proposal complies with policy BCS21.   

 








