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BACKGROUND 
 
The application has been referred to committee by Cllr Negus (referral attached). The Councillor 
considers that the present application reflects a poor quality scheme in an already densely occupied 
area and would compromise a viable shop unit. 
 
The ground floor of the building has been under enforcement investigation since 2014 following the 
conversion of part of the ground floor into residential use as a HMO with 4 bedrooms.  
 
During the assessment of a previous application (which was withdrawn) officers advised the applicant 
that the unauthorised development was unacceptable and changes were required to address the loss 
of retail floor space and the type of residential accommodation proposed (C3 use instead of C4 HMO). 
This revised scheme is now in front of members for their consideration.  
 
 
SITE DESCRIPTION 
 
The application site is a 3 storey property located on the junction of Chandos Road with Cowper 
Road. The ground floor is occupied as a flooring retail shop, with the rear section of the ground floor 
and the basement converted into a small HMO (4 bedrooms). This was carried out without planning 
permission. 
 
The site is located in a designated centre and within the Cotham and Redland Conservation Area. 
The area is also covered by an Article 4 restricting conversion of homes into HMOs. 
 
 
RELEVANT HISTORY 
 
14/30560/DEM- Demolition of wall and garage. Enforcement investigation- Consent not required for 
the works. No Further Action (NFA). 
 
14/30602/COU- Change of use from retail to residential. Enforcement investigation - applicant advised 
to submit application. Case closed. 
 
15/30394/COU-Change of use and conversion of basement and part of ground floor from use ancillary 
to the commercial premises to residential in the form of a Class C4 (small HMO) unit. Enforcement 
investigation-Planning application now submitted to regularise unauthorised works. This case is 
pending the outcome of this appeal. 
 
16/00374/F-Change of use of property from mixed storage/ancillary office use to a 4-bed House in 
Multiple Occupation (Use Class C4) (retrospective) with associated car and cycle parking, and refuse 
storage. Withdrawn following officers objections to the creation of a HMO, small size of retail unit, and 
the poor quality living environment. 
 
 
APPLICATION 
 
This application is a retrospective application following an enforcement investigation which was 
commenced in May 2014 and further to discussions between officers and the applicant during the 
assessment of the pervious withdrawn application (mentioned in relevant history section above).  
 
Permission is sought to retain the residential conversion to the ground floor and basement, but 
change the use class from a small HMO (C4) to a C3 residential dwelling house. 
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During the assessment of the application officers have sought and secured the following changes: 
 
-Use of the front room of the basement for additional retail floorspace or storage space related to the 
ground floor shop. 
 
-Living room instead of a bedroom to the large room at ground floor level which has a bay window.  
 
The applicant was also requested to correct the site plan so it matched the submitted redline plan. 
 
 
RESPONSE TO PUBLICITY AND CONSULTATION 
 
Neighbours were consulted by letter on two occasions. A site notice was also issued. A total of 27 
comments were submitted. The following points were made: 
 
First round of consultation- 
 
Redland Cotham Amenity Society raised the following points-   
Kitchen/dining room has no outlook or natural light 
Living standards would not be acceptable 
No external amenity space. 
Location of bins- Emptying bins would be difficult. 
Pleased to see refuse storage for neighbouring business. 
Please to see reinstatement of wall and planting along Cowper Road. 
 
Action for Balanced Communities raised the following issues- 
 
Poor living environment. 
Would only attract short term sharing or student lets. 
High concentration of HMOs. 
 
Other representations- 
 
Principle (Key issue A)- 
 
Redland does not need more properties. 
High level of HMO in area 
Retail use - 
Limited storage area 
Waste storage for neighbouring business should not take place on the site. (Officer note- This is an 
ongoing practice to address an issue with the neighbouring business formerly storing waste on the 
highway). 
No provision for the storage of waste for the shop. 
Loss of floorspace reduces viability of the unit. 
 
Living environment (Key issue B)- 
 
Little natural light to the front basement. 
Basement room does not meet building regulation standards. 
Inadequate refuse storage. 
No amenity space. 
 
Transport (Key issue E)- 
 
Inadequate cycle storage. 
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Car parking should not be part of the scheme 
 
Other issues- 
 
Development  started without permission 
Discrepancies on plans. 
Loss of access to rear of 10 Chandos Road. 
 
Cllr Negus has raised issues with the building work being carried out without planning permission, 
and the development compromising the viability of the retail unit. He also has concerns with the delay 
in submitting planning applications and the lack of enforcement action.  He considers 'Residential 
accommodation should be to a reasonable standard. This is an exploitative application which flies in 
the face of the need for balanced communities in this area under great pressure. It shoehorns into too 
small a space very cramped and unsuitable accommodation while destroying the viability of the shop 
in a precarious yet protected area.' 
 
During the second round of consultation, 6 objections were submitted: 
 
Landlord ignored planning guidelines.  
Living room is not large enough 
Area is already at high density- noise and disturbance issues from occupiers. 
Introduction of the staircase to retail unit reduces the floorspace at ground floor level. 
No marketing has been carried out to demonstrate that there is no demand for the retail floorspace. 
 
 
RELEVANT POLICIES 
 
National Planning Policy Framework – March 2012 
Bristol Local Plan 
Comprising Core Strategy (Adopted June 2011), Site Allocation and Development Management 
Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan (Adopted March 2015) 
and (as appropriate) the Old Market Quarter Neighbourhood Development Plan 2015.  
 
In determining this application, the Local Planning Authority has had regard to all relevant policies of 
the Bristol Local Plan and relevant guidance. 
 
 
KEY ISSUES 
 
(A)       IS THE PRINCIPLE OF DEVELOPMENT ACCEPTABLE? 
 
Retail use- 
 
The development has resulted in the loss of retail floorspace to a unit which is located in a designated 
centre. Policy DM9 requires development that results in a reduction of retail floorspace to demonstrate 
that it will not be detrimental to the continued viability of the retail unit. 
 
During the assessment of the application officers have raised concerns that the reduced floorspace 
available for the retail use would restrict the ongoing viability and attractiveness of the unit. While at 
present the space is occupied as an expansion of the neighbouring business, in the future they may 
vacate the premises and the small size of the retail unit would be restrictive to potential buyers. To 
address this the plans have been revised to convert the large room to the front of the basement back 
into retail use. 
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This revision now results in a retail unit with a floor area of approx. 54 sqm. This is considered to be 
an acceptable size that will allow more flexibility than the current unauthorized floor area. While the 
proposal will result in a reduction in floorspace at ground floor level from what existed prior to the 
unauthorised conversion, the revised plans would ensure that the retail unit would comply with policy 
DM9 and the development will not be detrimental to the continued viability of the retail unit. 
 
Principle of residential development.- 
 
The unauthorised works are currently being occupied as a small HMO. During the assessment of the 
previous application which was withdrawn, officers raised concerns with the concentration of HMOs in 
the area. This subsequent application now proposes to change the use of the residential unit to a 'C3' 
dwelling house. A further 'C3 use' in a residential area is acceptable in principle and would add to the 
housing stock in the City. 
 
(B) WOULD THE PROPOSAL PROVIDE A SUITABLE LIVING ENVIRONMENT FOR FUTURE 

OCCUPIERS? 
 
As originally submitted the application proposed a dwelling which would have had a restricted outlook 
and light into a proposed basement dining room and also a separate small living room. This was 
deemed unacceptable living accommodation and the applicant was requested to alter the layout to 
improve the outlook from the basement level. 
 
The revised plans have reduced the size of residential floorspace and the scheme now proposes a 2 
bedroom unit instead of 3 bedrooms. The basement room which had no outlook and limited natural 
light is now part of the retail unit, and the main living space will be on the ground floor with a large bay 
window. The main bedroom will be located in the basement level served by the light well. The size of 
the unit meets the minimum space standards for a 2 bedroom 3 person unit. 
 
A number of objections have been received raising issues regarding the lack of any external amenity 
space.  There are a number of residential properties in the locality such as first floor flats etc, that do 
not have any outside space. The lack of outside space does not warrant a refusal of permission and it 
is not considered to be an essential element of providing a high quality living environment. It is also 
noted that the site is a 15 minute walk to the Downs and there are other local parks nearby. 
 
As the unit provides sufficient outlook from all rooms and meets minimum space standards, it is 
considered that the living environment is acceptable. 
 
Refuse storage is provided in a suitable location for the proposed unit. Regarding retail waste, it is 
noted that there is still space within the curtilage for additional retail refuse storage and as is common 
with a number of retail uses, storage can take place within the internal store areas of the shop. This is 
unlikely to be a problem as commercial refuse collections can be more frequent than residential 
collection and ensure that waste will not be left on the highway or would undermine the amenity of the 
proposed residential use. The applicant has advised that the existing use accommodates refuse 
storage within the retail unit. 
 
It is also noted that the rear yard area will also be improved via the inclusion of landscaping and a 
small wall. This will also improve the outlook for future occupiers. 
 
(C) WOULD THE PROPOSED DEVELOPMENT HARM THE CHARACTER OR APPEARANCE 

OF THIS PART OF THE REDLAND AND COTHAM CONSERVATION AREA? 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in 
considering whether to grant planning permission for development which affects a listed building or its 
setting, the local planning authority shall have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it possesses. 
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The Authority is also required (under Section 72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990) to pay special attention to the desirability of preserving or enhancing the character 
or appearance of the Conservation Area. 
 
Section 12 of the National Planning Policy Framework (NPPF) 2012 states that when considering the 
impact of a proposed development on the significance of a designated heritage asset, great weight 
should be given to the asset's conservation, with any harm or loss requiring clear and convincing 
justification. Paragraph 132 of the NPPF states that significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting. Further, Para.133 
states that where a proposed development will lead to substantial harm to or total loss of significance 
of a designated heritage asset, local planning authorities should refuse consent, unless it can be 
demonstrated that the substantial harm or loss is necessary to achieve substantial public benefits that 
outweigh that harm or loss. Finally, Para 134 states that where a development proposal will lead to 
less than substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its optimum viable use. 
 
Policy BCS22 and DM31 requires development to safeguard or enhance heritage assets such as 
conservation areas. 
 
On reviewing historic street view photos, the site has been in a poor state for over 9 years. The 
physical alterations proposed such as the erection of a low wall and the landscaping will improve the 
visual appearance of the site. The car parking is historic and therefore there are no objections to the 
retention of this. 
 
The proposed solar panels will be located on a modern part of the building and have a small impact 
on the conservation area.  
 
The proposal is considered to preserve the sites contribution to the conservation area. 
 
(D) WOULD THE PROPOSAL UNACCEPTABLY AFFECT THE RESIDENTIAL AMENITY OF 

THE AREA? 
 
A new residential C3 dwelling house would not have an impact on the area. While it will increase the 
number of people within the locality, the level of impact from a 2 bedroom dwelling is insignificant. It 
should be noted that increase in density in location such as this site (which is in a designated centre) 
is supported by local and Government policy. A C3 use would not undermine the amenity of existing 
properties. 
 
(E) WOULD THE PROPOSED DEVELOPMENT SATISFACTORILY ADDRESS TRANSPORT 

AND MOVEMENT ISSUES? 
 
The development includes cycle storage for the new dwelling which is policy complaint. The parking 
space shown on the plans is already existing.  
 
The site is in a sustainable location. No issues raised. 
 
(F) DOES THE DEVELOPMENT ADDRESS THE CLIMATE CHANGE POLICIES OF THE CORE 

STRATEGY? 
 
The application includes a short sustainability statement with energy table. This states that CO2 
emissions will be below the minimum requirements of building regulations.  In terms of the energy 
reduction through the use of onsite renewable energy generation, the development proposes solar 
panels on the roof of the single storey annex.  The statement advises that this is the only suitable 
space due to the building being historic and located within a conservation area. As the roof space to 
the annex is small the solar panels will only achieve a 3.9% saving on CO2 emissions. While this is 
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below the minimum 20% promoted by BCS14, the policy does state that exceptions will only be made 
in the case where a development is appropriate and necessary but where it is demonstrated that 
meeting the required standard would not be feasible or viable. In these circumstances erecting panels 
on other parts of the historic building would be more damaging to its historic interests and character. 
The roof of the modern extension is appropriate and therefore the approx. 4% saving is acceptable in 
this instance. 
 
 
CONCLUSION 
 
The alterations requested by officers will ensure that the site will continue to provide an appropriate 
size retail unit and also provide a residential unit with appropriate outlook which is not a House in 
multiple Occupation.   A planning condition will be attached to the decision requiring the floorplan to 
be changed within 6 months of the grant of permission to ensure that the scheme is implemented and 
in compliance with the Local Plan. 
 
 
COMMUNITY INFRASTRUCTURE LEVY 
 
How much Community Infrastructure Levy (CIL) will this development be required to pay?  
 
Development of less than 100 square metres of new build that does not result in the creation of a new 
dwelling; development of buildings that people do not normally go into, and conversions of buildings in 
lawful use, are exempt from CIL. This application falls into one of these categories and therefore no 
CIL is payable. 
 
 
RECOMMENDED GRANT subject to condition(s) 
 
Pre commencement condition(s) 
 
1. The internal works required for the conversion to a C3 use and the enlargement of the retail 

floorspace shall be carried out within 6 months of the approval of planning permission. The 
works shall be carried out in accordance with the approval and retained thereafter. 

  
 Reason: To address the planning issues and to ensure an acceptable form of development is 

implemented. 
 
2. Prior to the installation of the new wall, solar panels and landscaping, detailed drawings of the 

wall and solar panels and details of the proposed landscaping shall be submitted to and 
approved in writing by the Local Planning Authority. 

  
 The planting proposals hereby approved shall be carried out no later than during the first 

planting season following the date when the development hereby permitted is ready for 
occupation or in accordance with a programme agreed in writing with the council.  All planted 
materials shall be maintained for five years and any trees or plants removed, dying, being 
severely damaged or becoming seriously diseased within 5 years of planting shall be replaced 
with others of similar size and species to those originally required to be planted. 

  
 The works shall be carried out within 6 months of approval of the condition and retained 

thereafter. 
  
 Reason: To ensure that the appearance of the development is satisfactory. 
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Pre occupation condition(s) 
 
3. Completion and Maintenance of Cycle Provision - Shown on approved plans 
  
 The C3 use shall not commence until the cycle parking provision shown on the approved plans 

has been completed, and thereafter, be kept free of obstruction and available for the parking of 
cycles only. 

  
 Reason: To ensure the provision and availability of adequate cycle parking. 
 
4. Implementation/Installation of Refuse Storage and Recycling Facilities - Shown on approved 

plans 
  
 The C3 use shall not commence until the refuse store, and area/facilities allocated for storing 

of recyclable materials, as shown on the approved plans have been completed in accordance 
with the approved plans. Thereafter, all refuse and recyclable materials associated with the 
development shall either be stored within this dedicated store/area, as shown on the approved 
plans, or internally within the building(s) that form part of the application site. No refuse or 
recycling material shall be stored or placed for collection on the public highway or pavement, 
except on the day of collection. 

  
 Reason: To safeguard the amenity of the occupiers of adjoining premises, protect the general 

environment, and prevent obstruction to pedestrian movement, and to ensure that there are 
adequate facilities for the storage and recycling of recoverable materials. 

 
List of approved plans 
 
5. List of approved plans and drawings 
  
 The development shall conform in all aspects with the plans and details shown in the 

application as listed below, unless variations are agreed by the Local Planning Authority in 
order to discharge other conditions attached to this decision. 

 
 PL847/05 Proposed refuse and cycle stores, received  
 Site location plan, received  
 PL847/02C Existing and proposed site plans, received 1 December 2016 
 PL847/03 Existing plans, received  
 PL847/04A Proposed plans, received 5 October 2016 
  
  Reason: For the avoidance of doubt. 
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