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DELEGATED REPORT 

Application No: 20/P/2543/FUL Target date: 23.12.2020

Case officer: Mike Cole Extended date: 19.02.2021

Proposal: Erection of 2no. two storey dwellings (semi-detached).

Site address: 17 Coronation Road, Bleadon, BS24 0PG, 

SUMMARY OF MAIN ISSUES AND RECOMMENDATION

Planning History/Background – most recent applications

Reference Proposal Decision

18/P/4415/FUL Erection of a detached two storey, four 
bedroom dwelling 

Withdrawn

17/P/1182/PRE Erection of a new dwelling Advice given

Monitoring Details (if applicable) 

2 No. 3 bedroomed dwellings

Policy Framework 

The site is affected by the following constraints:  

 Within settlement boundary
 Within setting of Grade I listed church
 NS and Mendip Bats SAC consultation Horseshoe Bat zone C

The Development Plan

North Somerset Core Strategy (NSCS) (adopted January 2017)

The following policies are particularly relevant to this proposal:

Policy Ref Policy heading

CS1 Addressing climate change and carbon reduction 
CS2 Delivering sustainable design and construction
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CS3 Environmental impacts and flood risk management
CS4 Nature Conservation
CS5 Landscape and the historic environment
CS12 Achieving high quality design and place making
CS13 Scale of new housing
CS14 Distribution of new housing
CS15 Mixed and balanced communities
CS33 Smaller settlements and countryside
CS34 Infrastructure delivery and Development Contributions

The Sites and Policies Plan Part 1: Development Management Policies (adopted July 
2016)

The following policies are particularly relevant to this proposal:

Policy Policy heading
DM1 Flooding and drainage
DM2 Renewable and low carbon energy
DM4 Listed Buildings
DM6 Archaeology
DM7 Non-designated heritage assets
DM8 Nature Conservation
DM9 Trees
DM10 Landscape
DM11 Mendip Hills Area of Outstanding Natural Beauty
DM24 Safety, traffic and provision of infrastructure etc associated with 

development
DM28 Parking standards
DM32 High quality design and place making
DM34 Housing type and mix
DM36 Residential densities
DM37 Residential development in existing residential areas
DM42 Accessible and adaptable housing and housing space standards
DM71 Development contributions, Community Infrastructure Levy and 

viability

Sites and Policies Plan Part 2: Site Allocations Plan (adopted 10 April 2018)

The following policies are particularly relevant to this proposal:

Policy Policy heading

SA2 Settlement boundaries and extension of residential curtilages

Other material policy guidance

National Planning Policy Framework (NPPF) (February 2019)

The following is particularly relevant to this proposal:

Section No Section heading
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1 Introduction
2 Achieving Sustainable Development
4 Decision-taking
5 Delivering a sufficient supply of homes
11 Making effective use of land
12 Achieving well designed places
14 Meeting the challenge of climate change, flooding and coastal 

change
15 Conserving and enhancing the natural environment
16 Conserving and enhancing the historic environment

Supplementary Planning Documents (SPD) and Development Plan Documents (DPD)

 Residential Design Guide (RDG1) Section 1: Protecting living conditions of 
neighbours SPD (adopted January 2013)

 Residential Design Guide (RDG2) Section 2: Appearance and character of house 
extensions and alterations (adopted April 2014)

 North Somerset Parking Standards SPD (adopted November 2013)
 Biodiversity and Trees SPD (adopted December 2005) 
 Creating sustainable buildings and places SPD (adopted March 2015) 
 Development contributions SPD (adopted January 2016) 
 North Somerset and Mendip Bats Special Area of Conservation (SAC) Guidance on 

Development: SPD (Adopted January 2018)
 Accessible Housing Needs Assessment SPD (Adopted April 2018)

Consultation summary

Copies of representations received can be viewed on the council’s website. This report 
contains summaries only.

Highways & Transport

No objections subject to a condition requiring no obstruction of visibility splays at entrance.  
Informatives suggested to encourage electric vehicle charging infrastructure and early 
contact with network management team regarding works in the highway.

Senior Archaeologist

A desk-based assessment and the results of an archaeological evaluation were submitted 
in support of a previous application at this location (18/P/4415/FUL). 
This revealed that whilst the site had medium to high archaeological potential, there had 
been significant landscaping through terracing. The features exposed were possible gullies 
or ditches related to drainage or garden features, likely of 19th or 20th century date, with a 
small assemblage of finds dating from the 17th to 19th centuries. 
Based on these results, no further investigation or mitigation is required. 

Bleadon Parish Council

The Council supported the application although it had reservations regarding the need to 
dispose of one of the boundary natural stone walls.

https://www.n-somerset.gov.uk/Environment/Planning_policy_and-research/Documents/Supplementary%20planning%20documents/Creating%20sustainable%20buildings%20and%20places%20SPD.pdf
https://www.n-somerset.gov.uk/Environment/Planning_policy_and-research/Documents/Supplementary%20planning%20documents/Development%20Contributions%20Supplementary%20Planning%20Document%20(pdf).pdf
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Neighbours’ views

On objection received.

The principal planning points made are as follows:

 Proximity of rear facades to rear boundary
 Overlooking of neighbour’s windows and garden
 Use of solar panels on west elevation which would be unsightly
 Loss of on street parking

Conclusions

The principle of development

The site falls within the settlement boundary for Bleadon where residential development is 
acceptable in principle in accordance with policy CS33 of the Core Strategy and policy 
SA2 of the Sites and Policies Plan Part 2 (Site Allocations Plan).  Policy CS33 defines this 
village as an ‘Infill Village’ where proposals for small scale infill development of one or two 
dwellings, or small scale residential development where the proposal is community led 
with clear community and environmental benefits, may be acceptable in principle.  Policy 
DM37 of the Sites and Policies Plan Part 1 (Development Management Policies) provides 
other criteria, such as design requirements, the need to protect the living conditions of 
neighbours, and the need to provide adequate amenity space.  These issues are 
considered in more detail below.  

EIA Screening

The proposed development does not fall within Schedule 1 or 2 of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017.  A formal EIA screening 
opinion is not, therefore, required. 

Setting of Listed Building

The proposal falls within the setting of the Church of St Peter and St Paul - a Grade I 
Listed Building.  The proposal is not considered to have an adverse impact on the setting 
of this Listed Building because of intervening buildings and mature trees.  The proposal is 
therefore in accordance with policy CS5 of the North Somerset Core Strategy, policy DM4 
of the Sites and Policies Plan (Part 1), section 16 of the NPPF and section 66 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

Character and appearance

The proposed dwellings are designed to complement the simple, cottage vernacular of 
older dwellings located in this part of Bleadon.  The proposal would not therefore 
unacceptably harm the characteristics of the existing site or the character of its 
surroundings.  In this respect, the proposal complies with policy CS12 of the Core 
Strategy, policies DM32 and DM37 of the Sites and Policies Plan (Part 1).

Drainage

In order to minimise flooding, a condition is recommended to secure details of surface 
water drainage.  In this respect, the proposal is in accordance with policy DM1 of the Sites 
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and Policies Plan (Part 1) and section 14 of the NPPF.  Foul drainage is dealt with under 
the Building Regulations.

Impact on neighbours

The concerns of the neighbour have been carefully considered.  However, the proposed 
development complies with the relevant tests contained within the Residential Design 
Guide (Section 1: Protecting living conditions of neighbours) and would not result in a 
significant adverse impact upon the living conditions of neighbouring residents.  In this 
respect, the proposal complies with policies DM32 and DM38 of the Sites and Policies 
Plan (Part 1). 

Parking and highway safety

The proposed on-site parking provision will be adequate and will comply with the 
standards set out in the North Somerset Parking Standards SPD.  The access to the 
highway will have adequate visibility subject to the imposition of a condition to secure this.  
The proposal is therefore in accordance with policies DM24, DM28 and DM38 of the Sites 
and Policies Plan (Part 1).

Protected species (bats)

The site is not likely to be used by bats, however as a precaution, an advice note is 
recommended warning the applicant of the requirements should bats be encountered 
during the development works. In this respect, regard has been paid to the requirements of 
the Conservation of Habitats and Species Regulations 2017 and the Natural Environment 
and Rural Communities Act 2006, and to policy CS4 of the North Somerset Core Strategy, 
policy DM8 of the Sites and Policies Plan (Part 1) and the council's Biodiversity and Trees 
SPD.

Trees

A tree of amenity value is on site (TPO XXX).  Adequate information has been submitted 
to demonstrate that the tree will not be harmed by the development and conditions are 
recommended to ensure that the tree will be safeguarded during the development works. 
In this respect, the proposal complies with policy DM9 of the Sites and Policies Plan (Part 
1) and to the council's Biodiversity and Trees SPD. 

Planning Balance

Due to the 5 Year housing Land Supply shortfall, there is a requirement under Para. 11(d) 
of the NPPF (2019) to apply a presumption in favour of sustainable development and 
undertake the tilted balance exercise. However, Para 11(d) advises that where policies in 
the Framework protect areas or assets of particular importance, this provides a clear 
reason for refusing the development proposed. In Footnote 6, these areas and assets of 
particular importance include designated heritage assets such as Conservation Areas, 
habitats sites and areas at risk of flooding (NPPF - paragraph 11 and footnote 6).

Whilst the site does not lie within an area at risk of flooding.  The development would 
preserve and enhance the setting of listed buildings in the vicinity and would safeguard 
and not adversely affect the living conditions of neighbours. The proposed development 
would provide two new dwellings in a sustainable location within the settlement boundary 
and these are considered to be factors of significant weight.  In addition, the proposal will 
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provide short term construction work.  All these are considered reasons that justify 
allowing the development.

The conclusion reached is that the tilted balance is engaged in favour of approving the 
development.

Recommendations

APPROVE subject to conditions (see draft decision for conditions).

Reason for Overriding Parish Council comments (if appropriate) 
see report 

In recommending this application, I have taken into consideration the relevant policies of 
the Development Plan and the comments made by the consultees and other interested 
parties and the:

 Natural Environment and Rural Communities (NERC) Act 2006
 Crime and Disorder Act 1998
 Human Rights Act 1998
 Public Sector Equality Duty, Equality Act 2010

Signed:  Mike Cole


