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Recommendation: Grant permission subject to the conditions set out in Appendix 1.

REPORT

1.0 THE PROPOSAL
1.1

1.2

1.3

This application seeks full planning permission to erect a two-storey extension to the 
southwest side of the above property, which recently has been converted into six 
residential flats, in order to provide two further apartments. It is a revised scheme 
following the refusal of a similar one (ref. 15/05520/FUL) in August 2016, for the 
following reason:

The infilling with a two-storey extension to the building of this last remaining 
gap between Holmwood and the surrounding dwellings, the further expansion 
of hard surfacing within its former grounds and the consequent inability to 
establish substantial soft landscaping to compensate for previous tree 
clearance, in direct conflict with outstanding planning conditions, would erode 
the generally spacious and verdant character of the Clive Avenue street scene. 
Consequently the scheme would fail to preserve or enhance the character and 
appearance of this part of the Church Stretton Conservation Area, contrary to 
Part 12 of the National Planning Policy Framework, Policies CS6 and CS17 of 
the Shropshire Local Development Framework Adopted Core Strategy, and 
Policies MD2 and MD13 of the Shropshire Council Site Allocations and 
Management of Development Plan.

Since that time the tree planting required in connection with Holmwood’s conversion 
into flats has been agreed and completed in accordance with the relevant planning 
condition (see application Nos. 11/04549/FUL, 15/01396/VAR and 16/05498/DIS). 
However no further landscaping details have been agreed for the remainder of the 
area southwest of the house, whose excavation and enclosure with brick retaining 
walls is currently unauthorised, but implicit in the current plans. 

Amended plans submitted during the course of the application, in response to 
consultee and community comments, also show:
 a separate vehicular access and two parking bays in front of the proposed 

extension (originally a larger car park was proposed, whilst an intermediate plan 
showed no further on-site parking provision at all); and

 additional soft landscaping across Holmwood’s entire frontage. 
It should also be noted that an amended location plan includes within the application 
site area the entire Holmwood plot rather than just the southwest strip, whilst a 
perspective drawing and an email from the applicant’s agent indicate that a wall built 
recently around its north corner will be lowered and topped with metal railings.  

2.0 SITE LOCATION/DESCRIPTION
2.1 Holmwood stands on a corner plot alongside the Clive Avenue/Ragleth Road junction 

in Church Stretton’s southeast suburbs, within the town conservation area and the 
wider Shropshire Hills Area of Outstanding Natural Beauty (AONB). Used latterly as 
offices it is a large, detached three-storey house dating from the Edwardian era, 
designed in an Arts and Crafts vein and finished in brick, render and mock-timber 
framing under a twin gabled clay tiled roof. As part of its recent conversion a mid-20th 
Century flat-roofed extension to the northeast side has been rendered and enlarged 
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with a third storey under a gabled roof. Meanwhile the plot has been reduced through 
housing development both to the southeast and southwest, whilst the surviving 
garden area between the latter and the original house has been cleared and 
excavated as noted above. It is this area which the proposed extension would 
occupy. In general Clive Avenue, which is an unadopted road, is characterised by a 
feeling of spaciousness, with further large houses set back behind wide grass verges 
and mature trees. 

3.0 REASON FOR COMMITTEE DETERMINATION OF APPLICATION 
3.1 The Town Council view is contrary to the Officer recommendation and the Ward 

Members have requested Committee determination. The Vice Chair of the South 
Planning Committee, in consultation with the Principal Officer, considers that the site 
history and the application proposals raise material planning considerations that 
warrant the application being determined by the South Planning Committee.    

4.0 COMMUNITY REPRESENTATIONS
Consultee comments

4.1. Church Stretton Town Council:
12/9/17 – objection:
Clive Avenue is characterised by imposing houses set in large gardens behind wide, 
grassy verges with mature trees, and Holmwood occupies a prominent position at 
the start of the road. Its restricted plot is already overdeveloped, and the proposed 
flats would further increase the overall massing and fill the only remaining gap, 
creating the impression of ribbon development. This would fail to protect, restore or 
enhance the conservation area’s character and appearance. 

4.1.1 A key message in the National Planning Policy Framework (NPPF) is that poor 
design should be replaced by better design. However the proposed extension, whilst 
echoing certain features of Holmwood, would not follow any cohesive design, and 
the variety of different styles, fenestration treatments, roof levels and decorative 
features would produce a confused mass of buildings overall. 

4.1.2 During the conversion of Holmwood itself a large number of trees and hedges were 
removed without consent, ground levels were altered, and the whole character of the 
property has become far more hard and urban. Thus, instead of building additional 
flats, the original ground levels should be reinstated using good quality topsoil, to 
provide space for native trees and other planting. This would also help to restore 
some residential amenity for owners of the existing flats. 

4.1.3 The current landscaping details are sketchy, and the choice and positioning of trees 
unsuitable. In particular Tree T1 will deposit honeydew on parked cars, T2 is too 
small a specimen for a street frontage, whilst in such an elevated position T4 could 
prove too tall and cause problems at the rear of the site. 

4.1.4 The increase in hard surfacing at this site has already resulted in surface water 
cascading downhill to Watling Street South. Permeable surfacing should be used. 

4.1.5 The proposed extension would overshadow and overlook windows on the southwest 
side of one of the existing ground floor flats, and block afternoon sunlight from its 
rear terrace. Additionally the kitchen of the new ground floor flat would have poor 
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natural lighting, and the rear outlook for both units would be very restricted.  

4.1.6 The amended plans show roadside parking on land outside the applicant’s 
ownership. This would be impossible to control, even if it were considered visually 
acceptable. It is also noted that the applicant’s agent has now completed ‘Certificate 
B’ in Section 24 of the application form. This means the applicant does not control 
the whole site area, which could reduce the effectiveness of any planning conditions 
applied to it.  

4.1.7 17/11/17 – objection:
The token additional landscaping now proposed does not alter the fact that infilling 
this small remaining space would represent overdevelopment in both a conservation 
area and the AONB.

4.1.8 Church Stretton’s Conservation Area Appraisal, Town Design Statement and 
Conservation Design Guide all acknowledge the importance of natural environment 
features within the street scene. In the case of Holmwood there has been a 
complete failure to compensate for the erosion of such features through 
unauthorised tree felling and the removal of green amenity space. Unless the 
southwest portion of the site is returned to its original state, this scheme would not 
constitute sustainable development. Indeed Shropshire Council’s reason for 
refusing the previous application sums up the situation succinctly, and should still 
stand.   

4.2 Shropshire Hills AONB Partnership:
18/8/17 – comment:
The local planning authority has a statutory duty to take into account the AONB 
designation, with the NPPF giving such areas the highest level of protection in terms 
of landscape conservation. The application also needs to conform to the Council’s 
own Core Strategy policies and Site Allocations and Management of Development 
(SAMDev) Plan, whilst the Shropshire Hills AONB Management Plan is a further 
material consideration. The lack of detailed comments by the Partnership should not 
be interpreted as suggesting that the application raises no landscape issues.

7/11/17 – comment:
Previous comments reiterated.

4.3 Shropshire Council Flood and Water Management:
21/8/17 – comment:
An informative should advise on the need for a sustainable surface water drainage 
system designed in accordance with the Council’s ‘Surface Water Management: 
Interim Guidance for Developers’ document. The provisions of the Government’s 
Planning Practice Guidance should also be followed, particularly Section 21 which 
aims to reduce the causes and impacts of flooding. Preference should be given to 
measures which allow rainwater to soak away naturally, with connection to existing 
drains or sewers being a last resort. 

14/11/17 – comment:
Previous advice reiterated. 
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4.4 Severn Trent Water – no objection: 
Since the proposal would have a minimal impact on the public sewerage system, no 
objection is raised and no further drainage details need be secured by condition. 
 

4.5

4.5.1

Shropshire Council Historic Environment (Archaeology):
24/8/17 – no objection:
No comments in respect of archaeological matters.

22/11/17 – no objection:
Previous advice reiterated. 

4.6

4.6.1

Shropshire Council Historic Environment (Conservation):
5/9/17 – comment:
The Conservation Officer’s comments on the previous application acknowledged that 
the extension would appear subservient to the original house, much of whose side 
elevation would remain visible. Whilst it would decrease the gap between Holmwood 
and neighbouring ‘Burway View’, and infill development within the conservation area 
should be resisted where possible, its subservience combined with Burway View’s 
height and recessed position would avoid a terracing effect. It is also noted that the 
landscaping scheme agreed under application No. 16/05498/DIS will not be altered.

Given the above there is no objection in principle to this latest proposal, subject to 
conditions regarding facing materials. It is, however, stressed that any further 
additions are unlikely to be acceptable, and that the effective implementation of the 
agreed landscaping is imperative. 

21/11/17 – comment:
Although the reintroduction of some parking spaces on the latest plan would reduce 
the area available for landscaping, overall there would still be a net increase in 
landscaping relative to that proposed under the previous, refused application. 
Consequently there is still no objection in principle.  

4.7

4.7.1

Shropshire Council Tree and Woodland Amenity Protection:
6/9/17 – comment:
Although the extension would not involve the loss of any more trees, there is still an 
outstanding requirement for replacement planting on this site under Condition 1 of 
planning permission No. 15/01396/VAR, in accordance with details agreed under 
application No. 16/05498/DIS. The current proposals should not be used as a means 
of postponing that planting, and assurance is sought that it will still be completed by 
1st February 2018 as agreed. It will also need to be safeguarded under an appropriate 
tree protection plan before any further development begins.  

Moreover, whilst the additional landscaping now proposed is welcomed and 
acceptable in principle, further detail is needed in order to show that it would be viable 
in the longer term. In particular it will need to be established that:
 the areas proposed for planting will be reinstated with appropriate volumes and 

levels of good grade topsoil (at very least to BS 3882:2007);
 these areas will be safeguarded with hard landscape features (low walls, bollards 

etc.) or artificial root protection systems in order to ensure that they are not 
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subjected to encroachment, compaction or other damage once the development 
is complete; and

 the choice and position of trees reflects sustainable design in terms of their 
eventual size and capacity to thrive naturally.

4.7.2

4.7.3

Any permission granted should therefore include conditions requiring more detailed 
landscaping proposals and planting specifications, a tree protection plan, and the 
local planning authority’s notification once the agreed protection measures have 
been established. Additionally, ‘permitted development’ rights for future additions 
should be removed, in order to protect the new planting long-term. 

24/1/18 – comment:
The applicant’s agent has now confirmed the intention to implement the previously 
agreed planting by 1st February, and to ensure its ongoing management for the 
ensuing five years. However it is still not apparent that this has been done. It is 
therefore recommended that the current application is not determined until the 
agreed planting has been completed, or if this is unfeasible, that a new condition 
ensures this planting is established before any further works commence. Other 
conditions should be as recommended previously. 

4.8

4.8.1

Shropshire Council Affordable Housing:
7/9/17 – no objection: 
Whilst the Council considers there to be an acute need for affordable housing in 
Shropshire, its housing needs evidence base and related policy predate the Court of 
Appeal judgment and subsequent changes to the Government’s Planning Practice 
Guidance (PPG) regarding the use of Section 106 agreements to secure affordable 
housing contributions. On balance, therefore, if the development is policy-compliant 
then at this time national policy prevails and no contribution is required. 

17/11/17 – no objection:
Previous comments reiterated. 

4.9

4.9.1

4.9.2

Shropshire Council Highways Development Control:
19/9/17 – objection:
The details submitted are insufficient to inform a technical assessment. 

Although the principle of the development is likely to be acceptable from a highway 
safety perspective, parking provision does need to be accommodated on the site. It 
is not evident that the twelve parking spaces approved for the existing flats under 
application No. 15/01396/VAR have actually been provided, with one plan showing 
nine spaces and another just seven. Furthermore the latest amended plan indicates 
parking for the two additional flats on the verge, outside the property boundary. This 
area is controlled by all owners of this private road, and its use for car parking would 
need to be negotiated with them. 

Any further amended plans should therefore clarify the existing and proposed parking 
provision. They should also demonstrate that the means of vehicular access, visibility 
splays and parking and turning facilities for the additional flats would be 
commensurate with the prevailing local highway conditions and accord with the 
Government’s Manual for Streets 1 and 2. 



Planning Committee – 13 March 2018 Holmwood, Clive Avenue, Church Stretton, 
Shropshire, SY6 7BL

Contact: Tim Rogers (01743) 258773

4.9.3

4.9.4

4.9.5

4.9.6

The more houses built off one driveway, the greater area of smooth, level surface is 
required for temporary roadside bin storage without obstructing the highway or 
visibility splays.

Informatives should advise on the need to keep the road clear of mud, other material 
and surface water run-off, and the requirement for a licence for any works on or 
abutting highway land.

15/11/17 – comment:
No objection subject to the development being carried out in accordance with the 
approved plans, and to relevant conditions and informatives.

The principle of the development is likely to be acceptable from a highway safety 
perspective, provided the requisite parking facilities can be accommodated on the 
site. It would be preferable if storage spaces for refuse bins/recycling boxes were 
included on the site plan, in order to show how they would be accommodated within 
the overall layout.  The first few metres of the driveway should be given a bound 
surface in order to avoid loose material becoming displaced onto to the road, where 
it could affect stopping distances. Some consideration should be given to people who 
would require access to front doors for deliveries etc. Since gravel driveways make 
for difficult, tiring walking, a pedestrian route with an alternative surface may be 
desirable. A condition should prevent the installation of any gates, in order to avoid 
entering and exiting drivers needing to obstruct the road. Meanwhile informatives 
should advise on the need to keep the road clear of mud, other material and surface 
water run-off, and the requirement for a licence for any works on or abutting highway 
land.

Public comments
4.10 Fifteen separate households, plus the Strettons Civic Society and the Clive Avenue 

Residents’ Association, object on the following grounds:
 The current scheme is fundamentally identical to that refused previously, with 

neither the land area nor the scale of the development having changed. 
Consequently it does not address the key reasons behind that decision, 
specifically loss of the remaining gap between existing buildings, further 
urbanisation of the conservation area through expanded hard surfacing, and a 
continued lack of substantial planting to compensate for previous tree clearance 
(in conflict with an outstanding planning condition, which should be enforced). 

 From all approaches Holmwood already appears stark and institutional, 
especially as the previously agreed landscaping has not been carried out. 

 Even more development, hard landscaping and car parking on this prominent site 
would appear overwhelming and dominant. It would further erode the character 
and appearance of the conservation area, which derives from large individual 
houses in generous well-treed plots, and an overall feeling of spaciousness.  

 The extension would actually be, and have the appearance of, separate terraced 
dwellings, each with their own external entrances.  

 The extension would double the width of the original house, which has already 
been extended and deprived of most of its grounds through other development.

 The size of the extension could potentially be increased further through ‘non-
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material’ amendments.
 The agent’s argument that an extension resembling staff quarters maintains 

Holmwood’s character is unconvincing, since no such quarters were present 
originally.  

 The scheme relies on retaining walls constructed speculatively and without 
planning permission. It would prevent compliance with the previous planning 
conditions concerning soft landscaping, which would involve reinstating the 
original ground levels. 

 The previously agreed landscaping would be insufficient to soften the appearance 
of this latest phase of development as well, especially as that planting comprises 
relatively small, foreign substitutes for native street trees.  

 Even in its revised form the proposed additional landscaping is a token gesture 
compared to the requirements of the original permission. In the positions shown 
the trees are unlikely to be allowed to reach maturity. 

 Compliance with the current landscaping proposals will prove just as difficult to 
enforce as those approved previously. 

 The development would spoil the outlook from the three occupied apartments on 
Holmwood’s south side, overshadow and overlook them, and reduce their value.

 Construction works could physically damage the existing flats. 
 For too long neighbours have suffered the eyesore and noise associated with 

construction work on this site. 
 The properties opposite would be overlooked, and subjected to noise and 

headlight glare from vehicles accessing the new flats. 
 The scheme would result in inadequate outdoor amenity space for Holmwood’s 

existing residents.  
 The additional planting would reduce the space available for parking. Two parking 

spaces would likely be insufficient for two dwellings, especially when visitors are 
present. Roadside parking has already proved problematic, obstructing visibility 
from the adjacent junction and forcing pedestrians into the road.  

 The recent installation of a gate between the development area and the existing 
car park implies that the latter could also be used by occupiers of the proposed 
flats. This would be unacceptable to existing residents, whose management 
company will shortly become the car park’s freehold owner. Any further 
permission should include conditions to ensure closure of this gateway and the 
establishment of a separate parking area, maintainable at the expense of the new 
flats’ occupiers. 

 The legality of further additions/alterations to the overall plans for Holmwood’s 
conversion seems doubtful. 

5.0 THE MAIN ISSUES
 Principle of development
 Affordable housing contribution
 Scale, design and impact on conservation area
 Impact on wider landscape
 Residential amenity
 Highway safety
 Drainage 

6.0 OFFICER APPRAISAL
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6.1 Principle of development
6.1.1

6.1.2

The Council’s Core Strategy Policy CS3 identifies Church Stretton as one of 
Shropshire’s larger, ‘sustainable’ settlements, whilst SAMDev Policy S5 sets a 
guideline of around 370 additional dwellings to be provided in the town throughout 
the period 2006 – 2026, on allocated greenfield land plus ‘windfall’ sites within a 
predefined development boundary. A key objective of the NPPF, meanwhile, is to 
boost significantly the supply of housing in general. 

This site is in an established residential area inside the development boundary, and 
close to the town centre services, facilities and employment opportunities. New open-
market housing is therefore acceptable in principle, irrespective of whether or not 
there would be any functional connection with the existing properties at Holmwood. 
Furthermore, and with reference to one of the public comments, this is not a revision 
to the original scheme for Holmwood’s conversion, but a standalone full planning 
application which the Council is obliged to consider.  

6.2 Affordable housing contribution
6.2.1

6.2.2

To elaborate on the Housing Enabling Officer’s comments (Paragraph 4.1.24), Core 
Strategy Policy CS11 and a related Supplementary Planning Document require all 
new open-market housing schemes to make an affordable housing contribution 
(usually a one-off payment in lieu of on-site provision where a small number of 
dwellings is proposed). In November 2014 a Written Ministerial Statement (WMS) 
announced that planning obligations should not be used to secure such tariff-style 
contributions below certain thresholds. Whilst the Council acknowledged the WMS 
as a material consideration it continued to give greater weight to its own policies, 
arguing that the acute and evidenced need for affordable housing in Shropshire still 
justified the contribution being made in the majority of cases. Meanwhile other 
authorities challenged the WMS at the High Court, and in July 2015 Mr Justice 
Holgate declared it unlawful and the Government withdrew its associated PPG. 

On 11th May 2016 the Government won a Court of Appeal decision which overturned 
Mr Holgate’s ruling. Consequently the WMS still applies, and the relevant PPG has 
now been reinstated. Furthermore the Housing and Planning Act obtained Royal 
Assent on 12th May 2016, giving the Government power to achieve the same result 
(i.e. to set minimum thresholds for requiring affordable housing contributions) via 
secondary legislation. Thus, although the development plan remains the starting 
point for planning decisions, the Council now accepts that the WMS is a significant 
material consideration and one which is more up-to-date than its own policies. 
Therefore, and at the time of writing, it is considered that there are no specific 
circumstances which would justify giving greater weight to the latter and requiring an 
affordable housing payment in this particular case, with the relevant thresholds not 
being met, and the principle of the development being sustainable in any event. 

6.3 Scale, design and impact on conservation area
6.3.1 Under Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 the local planning authority has a duty to pay special attention to the desirability 
of preserving or enhancing the character and appearance of conservation areas. 
This is reflected by NPPF Part 12, Core Strategy Policy CS17 and SAMDev Policy 
MD13, which require great weight to be given to conserving the significance of 
designated heritage assets in particular. Also relevant are NPPF Part 7, Core 
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6.3.2

6.3.3

Strategy Policy CS6 and SAMDev Policy MD2, which set out more general design 
requirements. All development is expected to reinforce local distinctiveness in terms 
of building heights and lines, scale, density and plot sizes, as well as materials and 
architectural detailing. 

In this case it is acknowledged that the extension’s scale and design are unchanged 
compared to the previous application. However these aspects per se were not part 
of the refusal reason, with officers commenting at that time that the extension did 
reflect the style and materials of the original house whilst also being clearly 
subservient on account of its lower height and well recessed frontage, despite it 
comprising two self-contained apartments, and notwithstanding the previous addition 
to Holmwood’s northeast side. Rather it was the infilling of the last substantial open 
area surrounding the house that was considered would impact significantly on the 
generally spacious, verdant and semi-rural street scene, not least because it would 
reduce the space available for landscaping as required under the then outstanding 
condition of the revised, 2015 permission for Holmwood’s conversion. 

The two key differences now are:
 that strategically important tree planting in connection with that earlier phase of 

development has now been agreed in detail, and indeed implemented in recent 
weeks; and

 that the latest, further amended plans indicate additional planting along the Clive 
Avenue frontage, mostly in lieu of the larger car park previously proposed for the 
extension. 

6.3.4

6.3.5

Previously the applicant had failed to demonstrate that any meaningful planting, 
including two ‘extra heavy standard’ trees as specifically required by the then 
outstanding condition, was actually compatible with the proposed extension. 
However the subsequent agreement of those details, and the acceptance by the 
Council’s Tree Officer that (subject to a tree protection plan) the proposed 
development need not impact upon that phase of planting, has addressed that 
particular concern satisfactorily. Officers had envisaged that much of the area now 
proposed for development would be regraded and utilised as outdoor amenity space 
for the existing flats, and members of the committee may feel that this is still important 
both visually and in terms of quality of life for Holmwood’s current residents. However 
the fact remains that the applicant’s agent has now provided sufficient information to 
demonstrate that the site is physically large enough to accommodate both the 
extension and substantial tree planting. 

Consideration needs to be given to whether the requisite tree planting and the 
supplementary soft landscaping now offered would address the issue of the loss of 
the gap between Holmwood and Burway View. On balance, officers consider the 
landscaped forecourt, as well as the backdrop of another specimen tree on the 
elevated rear garden, would in time soften the extension’s appearance and help 
break up the property’s overall bulk and massing enough to mitigate the impact the 
additional built form would otherwise have, especially given the lack of objection from 
the Conservation Officer and the fact that the original, 2011 plans for Holmwood’s 
conversion included a car park across almost the entire frontage (drawing No. 1A, 
application No. 11/04549/FUL). 
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6.3.6

6.3.7

Clearly, without the prospect of significant and sustainable landscaping, it would still 
be difficult to argue that any further substantial development of this plot, however 
good its design, would preserve or enhance the area’s appearance. It is therefore 
critical that, should permission be granted, precise details to include a planting 
specification and robust methodology are secured by condition, along with the 
aforementioned plan to protect the newly planted trees. A separate condition 
requiring notification of the latter’s implementation would not, however, be 
reasonable, despite the previous difficulties in securing planting on this site, since 
planning legislation is not punitive and it must be assumed in general that the terms 
of any permission will be complied with. Furthermore it is not necessary to withdraw 
‘householder’ permitted development rights, as these do not apply to flats in any 
event. 

It should also be mentioned that the objectors state Holmwood’s existing car park 
will soon no longer be owned by the applicant. At the time of writing it is still possible 
to impose a condition specifically requiring extra planting and the lowering of the 
boundary wall along that part of the site frontage, as now indicated, and that 
obligation would then transfer to the management company as the new owner. 
However this might not be considered reasonable, given that the erection of the 
current wall was exempt from planning control, that additional planting would have 
some implications for the established car parking arrangements in that area (see 
Section 6.6 below), and that it could inhibit the growth of another tree (T3) newly 
planted in pursuance the previously agreed landscaping scheme. Worded as 
suggested below, Condition 3 would allow some flexibility in this respect. 

6.4 Impact on wider landscape
6.4.1 The AONB is a broad-brush designation which, generally speaking, aims to preserve 

the essentially open character and scenic quality of the hills which frame Church 
Stretton, amongst others. Whilst the interlacing of tree cover with the urban fabric of 
the town is clearly important, and this particular development would still have some 
localised impact on the street scene, it is not considered that the wider landscape 
setting would be affected unduly. 

6.5 Residential amenity
6.5.1

6.5.2

Some of the objectors maintain that the extension would leave insufficient outdoor 
amenity space. However in an arrangement similar to that proposed previously, the 
plans indicate a shared lawn behind the new apartments, whilst the existing flats 
would retain their established communal garden areas and enough room for refuse 
storage. Given the nature of the units and their suburban location, with public open 
spaces and other leisure facilities within walking distance, this is considered 
satisfactory. 

Undoubtedly the extension would to some extent affect the outlook from the existing 
flats on Holmwood’s southwest side. However, their southwest-facing windows are 
secondary ones serving shower rooms, a second bedroom and dual-aspect lounges 
whose primary windows face forwards. Furthermore the closest of the extension’s 
windows would serve shower rooms and have frosted glazing (as can be reinforced 
by condition), whilst the others would only be visible to the neighbours at a very 
oblique angle. It is also suggested that using the space directly in front of/below the 
existing flats’ lounge windows for planted beds, as shown on the latest plans, would 
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6.5.3

6.5.4

6.5.5

potentially provide more privacy and less noise than might have been the case had 
it been retained as a communal garden for all of Holmwood’s residents. Meanwhile 
the possibility of physical damage or loss of value to the neighbours’ properties are 
civil matters outside the remit of the planning system.  

The development would also have some impact on No. 2 Ragleth Road behind, but 
overlooking should not prove severe since the rear windows of the first floor 
apartment would in fact be level with if not slightly lower than No. 2’s ground floor 
rooms, and hence the existing close-boarded boundary fence would provide 
sufficient screening. No. 2 may experience some loss of outlook, but the extension 
would not cause significant overshadowing or appear overbearing, and the Courts 
have established that the planning system does not serve to protect private views 
across another’s land. 

It is unlikely that the opposing property, Hillside, would be affected unduly as the front 
of the extension would be some 34 metres away, whereas a 21-metre separation is 
generally regarded as acceptable. Meanwhile Burway House to the southwest has 
no primary windows facing the site, and two of those on its upper floor are obscure-
glazed. 

It is also acknowledged that the development of the Holmwood site as a whole has 
been protracted. Again, however, this is outside the local planning authority’s control, 
and neither the site’s untidy appearance nor noise from construction activity during 
normal working hours would justify refusing the current scheme. That said, given the 
constrained nature of the site it would be reasonable to secure a construction 
management plan by condition.

6.6 Highway safety
6.6.1

6.6.2

6.6.3

6.6.4

The additional planting now indicated would be at the expense of a larger car park 
as was proposed previously. Nevertheless the latest plans do include one parking 
space for each new flat, and whilst the objectors consider this insufficient, it would 
be difficult to sustain a refusal on these grounds given the suburban location where 
other modes of transport are available, that the Council’s policies include no formal 
parking standards, and that ultimately there are no restrictions on roadside parking 
in this location.  

Additionally, the extra landscaping shown in front of Holmwood itself would appear 
to involve the loss of one existing parking space there. Again from a highway safety 
perspective this might be tolerated, especially since the revised, 2015 scheme for 
Holmwood’s conversion provided twelve parking spaces rather than ten as approved 
originally, back in 2011. However, as mentioned above a reduction might be resisted 
by the residents’ management company, so it may be preferable instead to retain the 
existing layout (including the current boundary wall and a single tree) on this part of 
the site. 

The possibility of additional residents using the existing car park, and the presence 
of an internal gateway to it, are civil matters to be resolved by the parties concerned.  

Regarding other points made by the Highways Development Control Team:
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 Roadside refuse storage on collection days should prove no more problematic 
than elsewhere in the town. 

 The surface of the access/parking area could be agreed under the 
aforementioned landscaping condition. Gravel would have clear advantages over 
most bound surfaces in terms of appearing less stark and being permeable. 

 A condition prohibiting external entrance gates is not considered reasonable 
given the presence of gated accesses elsewhere along Clive Avenue, and that 
the latter is a lightly trafficked private road. 

6.7 Drainage
6.7.1 The development would increase the extent of impermeable surfacing at the site, but 

details of sustainable drainage systems (SuDS) could be secured by condition given 
the Town Council’s particular concerns in this case. The objective would be to mimic 
greenfield run-off rates to avoid exacerbating flooding elsewhere.  

7.0 CONCLUSION
7.1 The scheme is acceptable in principle since the site is in an established residential 

area within the development boundary of a sustainable settlement. It would largely 
infill the last remaining gap between Holmwood and the surrounding dwellings, but 
unlike the previously refused proposals it includes sufficient information to 
demonstrate compatibility with the substantial tree planting now completed in 
connection with the earlier phase of development, and also with further, 
supplementary landscaping as now proposed. Officers consider that these factors, 
in combination with the extension’s reasonably sympathetic design and subservient 
scale, could be held to tip the balance in the scheme’s favour by maintaining the 
spacious and verdant character of the conservation area. Furthermore there are no 
undue or insurmountable concerns regarding the wider landscape character, 
residential amenity, highway safety or drainage, while in this instance greater weight 
is given to the Court of Appeal decision on the November 2014 WMS than to the 
Council’s own policy requirement for an affordable housing contribution. Overall, 
therefore, the application is considered to accord with the principal determining 
criteria of the relevant development plan policies and approval is recommended, 
subject to conditions to reinforce the critical aspects.
  

8.0 RISK ASSESSMENT AND OPPORTUNITIES APPRAISAL
8.1 Risk management
8.1.1 There are two principal risks associated with this recommendation as follows:

 As with any planning decision the applicant has a right of appeal if they disagree 
with the decision and/or the imposition of conditions. Costs can be awarded 
irrespective of the mechanism for hearing the appeal, i.e. written representations, 
hearing or inquiry.

 The decision may be challenged by way of a Judicial Review by a third party. The 
courts become involved when there is a misinterpretation or misapplication of 
policy or some breach of the rules of procedure or the principles of natural justice. 
However their role is to review the way the authorities reach decisions, rather 
than to make a decision on the planning issues themselves, although they will 
interfere where the decision is so unreasonable as to be irrational or perverse. 
Therefore they are concerned with the legality of the decision, not its planning 
merits. A challenge by way of Judicial Review must be made a) promptly and b) 
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in any event not later than six weeks after the grounds to make the claim first 
arose.

Both of these risks need to be balanced against the risk of not proceeding to 
determine the application. In this scenario there is also a right of appeal against non-
determination for application for which costs can also be awarded.

8.2 Human rights
8.2.1

8.2.2

8.2.3

Article 8 of the First Protocol of the European Convention on Human Rights gives 
the right to respect for private and family life, whilst Article 1 allows for the peaceful 
enjoyment of possessions. These have to be balanced against the rights and 
freedoms of others and the orderly development of the County in the interests of the 
community.

Article 1 also requires that the desires of landowners must be balanced against the 
impact of development upon nationally important features and on residents. 

This legislation has been taken into account in arriving at the above decision.

8.3 Equalities
8.3.1 The concern of planning law is to regulate the use of land in the interests of the public 

at large, rather than those of any particular group. Equality will be one of a number 
of ‘relevant considerations’ that need to be weighed in Planning Committee 
members’ minds under section 70(2) of the Town and Country Planning Act 1990.

9.0 FINANCIAL IMPLICATIONS
9.1 There are likely financial implications if the decision and/or imposition of conditions 

are challenged by a planning appeal or judicial review. The costs of defending any 
decision will be met by the authority and will vary dependent on the scale and nature 
of the proposal. Local financial considerations are capable of being taken into 
account when determining this planning application – insofar as they are material to 
the application. The weight given to this issue is a matter for the decision maker.

10.0 BACKGROUND 

Relevant Planning Policies:

Central Government Guidance:

National Planning Policy Framework

Shropshire Local Development Framework:

Core Strategy Policies:
CS1 - Strategic Approach
CS3 - The Market Towns and Other Key Centres
CS6 - Sustainable Design and Development Principles
CS7 - Communications and Transport
CS9 - Infrastructure Contributions
CS11 - Type and Affordability of housing
CS17 - Environmental Networks
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CS18 - Sustainable Water Management

SAMDev Plan Policies:
MD1 - Scale and Distribution of Development
MD2 - Sustainable Design
MD3 - Managing Housing Development
MD12 - Natural Environment
MD13 - Historic Environment
S5 – Church Stretton

Supplementary Planning Documents:
Type and Affordability of Housing

Relevant Planning History:

11/04549/FUL – Conversion of existing building from offices to six residential apartments, and 
formation of parking facilities (permitted September 2012)

15/01432/AMP – Non-material amendments to planning permission No. 11/04549/FUL 
(replacement of porch; revised bay window design; rendered finish to eastern projections; 
addition of Juliet balconies to front second-floor openings; alterations to fenestration and internal 
layout) (permitted April 2015)

15/01396/VAR – Variation of Condition 3 of planning permission No. 11/04549/FUL so as to allow 
alternative on-site parking arrangements (permitted September 2015)

15/05520/FUL – Erection of extension to existing building to create two residential flats (refused 
August 2016)

16/05498/DIS – Discharge Condition 1 (landscaping) of planning permission No. 15/01396/VAR 
(part discharged May 2017)

11.0 ADDITIONAL INFORMATION

List of Background Papers:
Application documents available on Council website
Cabinet Member (Portfolio Holder):  
Cllr R. Macey
Local Members: 
Cllr Lee Chapman
Cllr David Evans
Appendices:
Appendix 1 – Conditions and Informatives
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APPENDIX 1 – CONDITIONS AND INFORMATIVES

STANDARD CONDITIONS

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

Reason:  To comply with Section 91(1) of the Town and Country Planning Act, 1990 (As 
amended).

2. The development shall be carried out in strict accordance with the approved, amended 
plans and drawings. 

Reason: To define the consent and ensure a satisfactory development in accordance with 
Policies CS6 and CS17 of the Shropshire Local Development Framework Adopted Core 
Strategy. 

CONDITIONS THAT REQUIRE APPROVAL BEFORE DEVELOPMENT COMMENCES

3. No development shall commence until there has been submitted to and approved in 
writing by the Local Planning Authority a scheme of landscaping, which shall include:
 Identification of existing trees, shrubs and hedgerows which are to be retained
 A tree protection plan in accordance with BS 5837:2012, and which includes 

identification of appropriate construction exclusion zones and tree protection fencing
 Details of existing and proposed ground levels, and of the grade of topsoil to be used 

in connection with any level changes
 Details of proposed planting schedules, methods and aftercare provision
 Details of the type/construction, alignment and height of all walls, fences, trellises, 

retaining structures and other boundary treatments/means of enclosure
 Details/samples of hard surfacing materials
 Timetables for implementation

The landscaping works shall be completed in accordance with the approved details. 
Thereafter all fences, trellises, walls, hardstandings and other hard landscaping features 
shall be retained, whilst any trees or plants which, within a period of five years from the 
date of planting, die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species.

Reason: To ensure that the external appearance of the development is satisfactory, and 
to preserve the character and appearance of the Church Stretton Conservation Area, in 
accordance with Policies CS6 and CS17 of the Shropshire Local Development Framework 
Adopted Core Strategy. This information is required prior to commencement of the 
development since it relates to matters which need to be confirmed before subsequent 
phases proceed, in order to ensure a sustainable development.

4. No development shall commence until a construction method statement has been 
submitted to and approved in writing by the local planning authority. The approved 
statement shall be adhered to throughout the construction period, and shall include 
provision for:
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i. the parking of vehicles of site operatives and visitors 
ii. loading and unloading of plant and materials 
iii. storage of plant and materials 
iv. the erection and maintenance of security fencing/hoardings 
v. wheel washing facilities 
vi. control of dust, dirt and noise emissions during construction 
vii. timing of construction works and associated activities
viii. recycling/disposal of waste resulting from demolition and construction works

Reason: To safeguard the visual and residential amenities of the area, in accordance with 
Policies CS6 and CS7 of the Shropshire Local Development Framework Adopted Core 
Strategy. This information is required prior to commencement of the development since it 
relates to matters which need to be confirmed before subsequent phases proceed, in 
order to ensure a sustainable development.

5. No development shall commence until precise details of surface water drainage systems 
have been submitted to and approved in writing by the Local Planning Authority. These 
shall include:
 Percolation test results and sizing calculations in respect of any surface water 

soakaways, to accord with BRE Digest 365
 Provision for installation of a silt trap or catch pit upstream of any soakaway drainage 

fields
 Details of measures to prevent surface water run-off onto adjacent roads, land or 

property
 Details of any other Sustainable Drainage Systems (SuDS) to be incorporated into the 

development
 A drainage layout plan
The approved scheme(s) shall be implemented in full prior to the first use/occupation of 
the development, and shall thereafter be retained. 

Reason: To ensure that the development is provided with satisfactory means of drainage 
and avoid causing or exacerbating flooding or pollution on the site or elsewhere, in 
accordance with Policies CS6, CS17 and CS18 of the Shropshire Local Development 
Framework Adopted Core Strategy. This information is required prior to commencement 
of the development since it relates to matters which need to be confirmed before 
subsequent phases proceed in order to ensure a sustainable development.

CONDITIONS THAT REQUIRE APPROVAL DURING CONSTRUCTION/PRIOR TO 
OCCUPATION OF THE DEVELOPMENT

6. No above-ground development shall commence until samples/precise details of all 
external materials/finishes have been submitted to and approved in writing by the local 
planning authority. The development shall be completed in accordance with the approved 
details and retained thereafter.

               
Reason: To ensure that the external appearance of the development is satisfactory and 
to safeguard the character and appearance of the Church Stretton Conservation Area, in 
accordance with Policies CS6 and CS17 of the Shropshire Local Development Framework 
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Adopted Core Strategy and Policies MD2 and MD13 of the Shropshire Council Site 
Allocations and Management of Development Plan.

7. Before construction of the roof begins, samples/details of the its materials and finishes, to 
include ridge treatments and detailing of eaves, valleys, verges and verge undercloaks as 
appropriate, shall be submitted to and approved in writing by the local planning authority. 
The development shall be completed in accordance with the approved details and retained 
thereafter. 

Reason: To ensure that the external appearance of the development is satisfactory and 
to safeguard the character and appearance of the Church Stretton Conservation Area, in 
accordance with Policies CS6 and CS17 of the Shropshire Local Development Framework 
Adopted Core Strategy and Policies MD2 and MD13 of the Shropshire Council Site 
Allocations and Management of Development Plan.

8. Prior to their installation, full details of all external doors, windows, roof lights and other 
fenestration/joinery, to include details of window styles, glazing bars, mullions, sill 
mouldings and surface treatments/decorative finishes, shall be submitted to and approved 
in writing by the Local Planning Authority. The development shall be completed in 
accordance with approved details and thereafter retained.

Reason: To ensure that the external appearance of the development is satisfactory and 
to safeguard the character and appearance of the Church Stretton Conservation Area, in 
accordance with Policies CS6 and CS17 of the Shropshire Local Development Framework 
Adopted Core Strategy and Policies MD2 and MD13 of the Shropshire Council Site 
Allocations and Management of Development Plan.

CONDITIONS RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

12. The two left-hand (shower room) windows on the front (northwest) elevation of the 
development hereby permitted shall be fitted with obscured/frosted glazing and thereafter 
maintained in that condition, notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (or any order revoking, 
re-enacting or modifying that Order). 

Reason: To maintain a reasonable standard of privacy in neighbouring properties, in 
accordance with Policy CS6 of the Shropshire Local Development Framework Adopted 
Core Strategy.

INFORMATIVES

1. Your attention is drawn specifically to the conditions above which require the Local 
Planning Authority's prior approval of further details. In accordance with Article 27 of the 
Town and Country Planning (Development Management Procedure) Order 2015 a fee 
(currently £116) is payable to the Local Planning Authority for each request to discharge 
conditions. Requests are to be made on forms available from www.planningportal.gov.uk 
or from the Local Planning Authority. 
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Where conditions require the submission of details for approval before development 
commences or proceeds, at least 21 days' notice is required in order to allow proper 
consideration to be given. 

Failure to discharge conditions at the relevant stages will result in a contravention of the 
terms of this permission. Any commencement of works may be unlawful and the Local 
Planning Authority may consequently take enforcement action.

2. This development may be liable to a payment under the Community Infrastructure Levy 
(CIL) which was introduced by Shropshire Council with effect from 1st January 2012. For 
further information please contact the Council's CIL team (cil@shropshire.gov.uk).

 3. This planning permission does not authorise the applicant to: 
 construct any means of access over the publicly maintained highway (including any 

footway or verge);
 carry out any works within the publicly maintained highway; 
 authorise the laying of private apparatus within the confines of the public highway, 

including any a new utility connection; or 
 disturb any ground or structures supporting or abutting the publicly maintained 

highway. 

Before carrying out any such works the developer must obtain a licence from Shropshire 
Council's Street Works Team. For further details see 
https://www.shropshire.gov.uk/street-works/street-works-application-forms/. 

Please note that Shropshire Council requires at least three months' notice of the 
developer's intention to commence any works affecting the public highway, in order to 
allow time for the granting of the appropriate licence/permit and/or agreement of a 
specification and approved contractor for the works.

4. The applicant/developer is responsible for keeping the highway free from mud or other 
material arising from construction works.

5. If any vehicular access and/or parking/turning area would slope towards the highway, 
surface water run-off should be intercepted and disposed of appropriately. It is not 
permissible for surface water to drain onto the highway or into highway drains.

6. Before any new connection to the public mains sewer is made, including any indirect 
connection or reuse of an existing connection, consent from the service provider must be 
obtained.

7. This planning permission does not authorise any right of passage over, or the obstruction, 
realignment, reduction in width, resurfacing or other alteration of, any private driveway or 
right of access. Before carrying out any such operation you should first satisfy yourself 
that you have the necessary consent from the landowner(s) and any other affected party, 
if necessary by taking legal advice.

8. Your attention is drawn to the relevant provisions of the Party Wall etc. Act 1996, which 
may require notification of the works hereby permitted to all affected neighbours. More 
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detailed information on party wall matters should be obtained from a suitably qualified and 
experienced professional.

9. In arriving at this decision the Council has used its best endeavours to work with the 
applicant in a positive and proactive manner to secure an appropriate outcome as required 
in the National Planning Policy Framework Paragraph 187.


