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Creation of dwelling from existing garage
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B S ubjcct to the following conditions:

this permission.

Reason:

Act 2004.

details.

Reason:

to comply with Policies HN8, BES and GE1
adopted Stroud District Locai Pian, November 200

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

To comply with the requirements of Section 91 of the
Town and Country Planning Act 1990 as amended by
Section 51 of the Planning and Compulsory Purchase

2.  No development shall take place until samples of the
materials to be used in the construction of the external
surfaces of the building works hereby permitted have
been submitted to and approved in writing by the
Local Planning Authority. Development shall then
only be carried out in accordance with the approved
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The development hereby permitted shall not be
commenced until details of a scheme of hard and soft
landscaping for the site have been submitted to and
approved in writing by the Local Planning Authority.

Reason:

In the interests of the visual amenities of the area in
accordance with Policy HN8 and GE1 of the adopted
Stroud District Local Plan, November 2005.

All planting, seeding or turfing comprised in the
approved details of landscaping shall be carried out in
the first complete pianting and seeding seasons
following the occupation of the buildings, or the
completion of the development to which it relates,
whichever is the sooner. Any trees or plants which,
within a period of five years from the completion of the
development, die, are removed, or become seriously
damaged or diseased, shall be replaced in the next
pianting season with others of similar size and
species, unless the Local Planning Authority gives
written consent to any variation.

Reason:
in the interests of the visual amenities of the area in
ance with Policy HN8 and GE1 of the adopted

District Local Pian, November 2005.
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Prior to the commencement of the development

hereby permitied, detaiis of al boundary walling and
fencing and other ireatments shali be submitted to and
approveu in writing by the Local Hannmg Authonty
The approved scheme shall be implemented in full,
prior to the first occupation of the new dwelling and
shall be retai‘ued th‘reaﬁer, and maintained and/or
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Reason:

To ensure that a
in the interests o
Policy GES5 of th
November 2005.

No window or door openings (other than those shown




©

on the approved plans) shall be formed in any
elevation of the dwellings hereby permitted, unless
otherwise agreed in writing by the Local Planning
Authority.

Reason:

In the interests of the amenities of the occupiers of
adjoining residential property and in accordance with
Policy GE1 of the adopted Stroud District Local Plan,
November 2005.

Drainage works shall be carried out in accordance
with details and a timetable to be submitted to and
approved in writing by the Local Planning Authority.
Prior to the submission of those details, an
assessment shall be carried out into the potential for
disposing of surface water by means of a sustainable
drainage system, in accordance with the principles of
sustainable drainage systems (SuDS) set out in
PPS7, and the results of the assessment provided to
the local Planning Authority. Where a SuDS scheme is
to be impiemented, the submitted details shall: i)
provide information about the design storm period and
intensity, the method employed to delay and control
the surface water discharged from the site and the
measures taken to prevent pollution of the receiving
groundwater and/or surface waters; ii) specify the
responsibilities of each party for the impiementation of
the SuDS scheme, together with a timetable for that
implementation; iii) provide a management and
maintenance pian for the lifetime of the development
which shall include the arrangements for adoption by
any public authority or statutory undertaker and any
other arrangements to secure the operation of the
scheme throughout its iifetime. The scheme shaii be
implemented, maintained and managed in accordance
with the approved detaiis.
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To ensure a satisfactory appearance in accordance

recessed at [east 75mm. They shall be maintained as
such thereafter.
with PPS1 and PPG15.

10. All doors and windows shali be in painted timber,
Reason:
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However, because the site is within th
objection can be substantiated.

£

=4

Therefore | recommend this application be refused on highw

following reason:

-

aligned and forms and unorthodox junction with the public road where visibility to the

The site is served by a long private drive and public footpath that is narrow, poorly

-

north is restricted, and the additional use in association with further general residential

development would create additional hazards and inconvenience to the detriment of

highway safety.

Cotswolds Conservation Board

No comment

Conservation Team




No Comments have been received.
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17.11.2008
13.11.2008

28.10.2008
28.10.2008
28.10.2008

-

High Street

ScTuth Woodchester
South Woodchester
Stroud

Stroud
Gloucestershire

Gloucestershire
GL5 5EQ

Gloucestershire
1 The Cottages
GL5 5NZ

2 The Cottages
GL5 5NZ

Woodchester

High Street
Woodlands
Station Road
Stroud




13.11.2008

Tower House
South Woodchester
GL5 5NZ

13.11.2008

6 Springhill
Uplands

Stroud
Gloucestershire
GL51TN

Letters of Objection

A Mock, Coach House, Woodchester House

R Hains, Woodchester House, High Street

R Luidow, Long Reach, High Street
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J Foster, 6 §

ichaei, 2 The Cottages, High Street

Smith, 1 The Cottages, High Street

Existing footprint of garage and surrounding fand is not sufficient to provide a
property with enough parking.

Originai permission granted for garage, not accommodation.

No iand / garden ieisure area around the existing garage.

Insufficient parking spaces.

Congestion of narrow road.

Woodchester Drive access is privately owned.

Situated on an unsuitable narrow drive.

Within AONB and Conservation Area.

Not in keeping with surroundings.

No amenity space or parking.

2 storey dwelling will overpower the drive.

The footprint is big enough to sustain the development.

Private Drive - any development or additional parking will obstruct drive and
emergency vehicles may be hindered.

Development overlooks property - privacy will be violated.

Please visit site.

Within close pro
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detached, single-storey garage, which is aligned north/south to follow the path of the

It is set down slightly from the road, with

has an interlocking tilled roof. The current building has a floor area of approximately

adjacent driveway. The garage is a mix of materials including stone and render and

SITE
The site is located within the setttement boundary and is accessed via a single track

driveway that passes Woodchester House. [t is an elongated shaped site with a

New starter home.

This is going to Committee because Mixture of letters and parish comments
0.

60sgm and has wooden doors at either end.

DC S.08/2023/FUL ;

access available at either end. The site iies within the defined Conservation Area and

s

The appilication is made to create a singie dweliing in pilace of the existing garage.

The dweiling wouid be one-and-a-haif storeys in heighi, with the ridge extending to

the Cotswold Area of Outstanding Natural Beauty.

z
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The new dweiiing wouid be formed over ihe existing footprini of ihe garage and

r

ém. T

o

wouid comprise a iiving/dining room and kitchen on ihe ground-fioor, with two

.

A single parking space wou

a

P

bedrooms and a smaii bathroom on the firsi-fioor.

e

provided to the northern eievation with an area of domestic curtiiage m

a

z

ng is
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f a new dwelli

N

to the southern (rear eievation).




Design Implications

The footprint of the building is not being extended beyond the existing garage. The
height of the building would be increased but only to one and a half storey. Its narrow
footprint, simple massing and height would give a very low key appearance. There is
very little fenestration, with the exception of the south elevation but this is largely
obscured from view. The limited fenestration avoids a domestic appearance and
rather suggests an outbuilding. -

The new building would be improved by the use of natural stone walling and plain roof
tiles. Painted timber doors and recessed windows are required by conditions.

The design principles of PPS1 are satisfied.

Landscape and Conservation Area Impact

Given the small scale of the proposed dwelling and the use of sensitive materials, it is
felt that there would be no harm to the Conservation Area. The site is well screened to
the east by a line of mature planting that obscures the site from views across the
valley. This planting is not within the applicants control; however should it be
removed in the future, the building would be viewed against a backdrop of other stone
buildings within an existing residential area. At the western boundary a mix native
species hedge is proposed, which will obscure the car parking area and domestic
curtilage. Consequentiy it is felt that Policies BE6 and NE8 are satisfied.

impact on Neighbouring Properties

The nearest residentiai property to the buiiding wouid be iocated approximately 18m
to the northeast and as such it is argued that given the iow height of the proposed
dweiiing, no significant impact wouid be caused by way of overbearing effect of ioss of
light. A window is proposed at first-fioor ievei in the north eievation, aithough it is
noted that the orientation of the neighbouring property is such that any views towards
this property wouid be obiique. Consequently no direct loss of privacy wouid be
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garage. It is therefor

representations that have been received.

RECOMENDATION




In light of the above, the application is recommended for CONDITIONAL
PERMISSION.

HUMAN RIGHTS

In compiling this recommendation we have given full consideration to all aspects of
the Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular, regard has been had to Article 8 of
the ECHR (Right to Respect for private and family life) and the requirement to ensure
that any interference with the right in this Article is both permissible and proportionate.
On analysing the issues raised by the application no particular matters, other to those
referred to in this report, warranted any different action to that recommended.

Policies:
In determining this application, the Case Officer has considered the following policies.
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New residential development within settlement boundaries - criteria for
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evelopment affecting Conservation Areas
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E5 - Minimising development detrimental to highway safety
I R1. Transport reqmrements for all developments
PPS 1 - Delivering Sustainable Development
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