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SUMMARY 
 
The application is made for the demolition of an existing garage and the erection of a residential 
annexe building with integral double garage, all ancillary to the main dwelling house.  The application 
is before members as the Applicant is a current councillor and as a result of consultation the 
proposals resulted in an objection from a near neighbour.  Some further plans and amendments have 
been submitted and the proposed development is considered to be acceptable and is recommended 
to the committee for approval. 
 
 
SITE DESCRIPTION 
 
The application site is No.2 Callington Road, a two-storey semi-detached dwelling with front and rear 
gardens.  A lane (adopted highway) runs to the eastern side of the property linking Callington Road to 
Runnymead Avenue and some existing backland residential properties, one of which adjoins the 
northern boundary of No.2.  The commercial A4 Bath Road lies close to the east but the area is 
considered to be predominantly residential in character. 
 
 
RELEVANT HISTORY 
 
Pre-application ref.16/01378/PREAPP was made for the current annexe proposal prior to this formal 
submission.  The response, dated 24.05.2016, noted that residential amenity would be a key 
consideration and that single-storey development should be considered. 
 
 
APPLICATION 
 
The application proposes the erection of a detached building with a footprint of approximately 81sq.m, 
with a gable roof with eaves at approx. 2.4m and ridge at 5.4m above adjacent ground level.  The 
building would also contain a double garage (some of which is roofed with a flat roof) and the annexe 
accommodation.  A bedroom and bathroom is contained within the roof space facilitated by roof 
dormer windows.  The accommodation is accessed from within the rear garden of No.2 itself and is 
intended for a family member and is designed to be adaptable should the occupant require ground 
floor accommodation only.  The proposals include hard and soft landscaping, including two 
replacement trees within the back garden.  See the attached plans for full details. 
 
 
RESPONSE TO PUBLICITY AND CONSULTATION 
 
Consultation letters were sent to 11no. nearby properties.  As a result the adjoining neighbour raised 
a number of concerns, which are summarised as: 
 
Sense of enclosure, 
Loss of privacy, and 
Not an annexe but a two-storey house. 
 
The above points will be covered in the Key Issues of the report.  Other issues raised, but not material 
considerations in this instance, related to drainage/waste matters and party wall issues and loss of 
property value.  The neighbour is also concerned about potential for damage to trees and shrubs 
along the shared boundary, which is another civil matter between the parties.  However, the Applicant 
has confirmed that they are working with their architect to find a suitable foundation design to 
minimise any disruption to the established planting. 
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The additional plans and amended proposals were sent to the same neighbour for further comment, 
and at the time of writing the neighbour had requested additional time to respond, which was given 
and the results of which will be reported in the committee amendment sheet. 
 
 
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 PROPOSAL ACCEPTABLE IN PRINCIPLE? 
 
The proposed development is for ancillary accommodation for the main residence that is No.2 
Callington Road.  The annexe is intended for occupation by a member of the household, and the 
building would essentially be a detached extension of the living accommodation of No.2.  The 
proposal is not for an autonomous self-contained dwelling house, which would need separate 
planning permission in its own right.  However, to aid enforcement, should the issue arise, and to 
explicitly define the use of the annexe within any planning consent; a suitably worded condition can be 
added to the permission. 
 
As with most householder-style applications; the size of the proposed accommodation is constrained 
by the site's context and amenity relationships with neighbours, which are assessed below, but the 
proposed development is acceptable in principle. 
 
(B)       DOES THE PROPOSAL RAISE ANY RESIDENTIAL AMENITY ISSUES? 
 
The proposed annexe is located at the northern end of No.2 Callington Road's rear garden and the 
adjoining neighbour, No.4, therefore no unacceptable levels of overshadowing/loss of light would 
occur to either property or their associated gardens.  No.14B West Town Lane adjoins the northern 
boundary of the site and as such the proposed building is reduced in scale in this location (one of the 
garage spaces) to approximately 2.5m in height, to reduce any significant overshadowing of the side 
of No.14B, which is also considered acceptable.   
 
The annexe is proposed with a 20m separation distance from the rear of the host property, No.2, 
which ensures that both the main house and the south end of the annexe have a good outlook over 
the back garden of No.2.  Similarly, the annexe would be located at least 16m away from the closest 
point of the neighbour's house; a rear conservatory.  Given this separation distance and the 
established boundary hedge between the properties, intervening garden trees (to be replaced) and 
pitched-roof design of the annexe; it is considered that proposal would not result in any unacceptable 
overbearing impact on the outlook and garden areas of the adjoining neighbours to justify refusal. 
 
The east-facing dormer windows overlooking the lane do not result in any loss of privacy and add 
some welcomed natural surveillance over the narrow adopted thoroughfare.  The amended scheme 
includes obscurely glazed and non-opening first floor windows within the north and south end 
elevations (serving a landing and bathroom), which would be conditioned as such with any permission 
to protect privacy.  The rooflights within the western roof slope provide light down to the ground floor, 
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as shown in the section drawing on plan ref.1601.2, and do not provide outlook for the bedroom within 
the roof space; therefore ensuring the privacy of the adjoining garden of No.4 Callington Road.   
 
Subject to restrictive conditions relating to windows; the proposal does not raise any unacceptable 
residential amenity issues. 
 
(C)       IS THE PROPOSAL VISUALLY ACCEPTABLE? 
 
The proposed building is domestic in design and incorporates a pitched roof, which is commonplace 
in this location and similar to that of the property located to the north, which the annexe will be viewed 
against from the lane.  The appearance and proposed materials are also acceptable. 
 
The overall scale and footprint of the proposed annexe is comparatively large for a garden building.  
However, it is accepted that the annexe remains subservient to No.2 Callington Road and given the 
presence of the detached bungalow (14B West Town Lane) adjacent to the northern border of the site 
and the two properties to the northwest (1 & 2 West Town Court); the annexe is not counter to the 
pattern of development in this backland location.  Furthermore, the rear garden of No.2 is in excess of 
30m long, therefore the loss of the northern third to the proposed building would not harm the 
suburban character of the area.  Subject to the provision of the hard and soft landscaping shown on 
the proposed plans, including the replacement trees; the proposal is considered to be visually 
acceptable. 
 
(D)       DOES THE PROPOSAL RAISE ANY TRANSPORT AND MOVEMENT ISSUES? 
 
The side lane is an adopted highway and is currently used by vehicles and pedestrians for access to 
properties.  There is no objection to the double garage or annexe, subject to the retention of the 
garage/parking spaces for the use of No.2 Callington Road, given the increased amount of 
accommodation on the site.  As such the proposal does not raise any unacceptable transport and 
movement issues. 
 
 
CONCLUSION 
 
The proposed annexe is comparatively large, however the context supports this level of development 
and the residential amenity relationships are satisfactory.  The application is therefore recommended 
to the committee for approval subject to the planning conditions mentioned above. 
 
 
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. 
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RECOMMENDED GRANT subject to condition(s) 
 
Time limit for commencement of development 
 
1. Full Planning Permission 
  
 The development hereby permitted shall begin 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 

by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
Post occupation management 
 
2. Use Restriction 
  
 The annexe building hereby approved shall be used only as an ancillary use, incidental to the 

enjoyment of the residential property known as 2 Callington Road, and shall not be used for 
any purpose.  Moreover the annexe building shall not at any time in the future be sublet, sold 
or severed in any way from the site subject of this planning permission. 

  
 Reason: Any other use requires further assessment and the development proposed is only 

acceptable because of the ancillary nature of the accommodation and its independent use 
would require careful consideration. 

 
3. Hard and soft landscape works - shown 
   
 The landscaping proposals, including boundary treatments and replacement trees, hereby 

approved (plan refs.1601.1A & 1601.2) 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 Local Planning 
Authority.  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. 

   
 Reason: To ensure that the appearance of the development is satisfactory and to mitigate for 

the loss of existing trees on the site. 
 
4. Non-opening and obscured glazed window 
   
 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
proposed first floor bathroom window within the north elevation, and the first floor landing 
window within the south elevation, shall be non-opening and glazed with obscure glass to a 
specification to be agreed with the Local Planning Authority and shall be permanently 
maintained thereafter as non-opening and obscure glazed. 

   
 Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 

privacy. 
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5. No Further Windows 
   
 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) no 
windows, including rooflights, other than those shown on the approved plans shall at any time 
be placed in the garage/annexe hereby permitted without the grant of a separate planning 
permission from the Local Planning Authority. 

   
 Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of 

privacy. 
 
6. Retention of garage/car parking spaces 
   
 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the 
garage parking spaces hereby permitted shall be retained as such and shall not be used for 
any purpose other than the garaging of private motor vehicles associated with the residential 
occupation of the property and ancillary domestic storage without the grant of further specific 
planning permission from the Local Planning Authority. 

   
 Reason:  To retain garage/car space for parking purposes. 
 
List of approved plans 
 
7. 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. 

 
 1601.1A Location plan, received 11 November 2016 
 1601.2 Proposed site plan and typical section, received 11 November 2016 
  
  Reason: For the avoidance of doubt. 
 
 



Supporting Documents 
 

 
5. 2 Callington Road 

 
1. Proposed site plan and section 
2. Proposed plans and elevations 
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