M
INUTE of the meeting of Bristol City Planning Department and Bristol Neighbourhood Planning Network

Tuesday the 23rd March 2010- (5.30 – 7.00 p.m.) at Brunel House.

Present

	Bristol City Council (BCC)

Zoe Willcox (ZW)

Jon Bishop 

Gary Collins

Simon Fletcher

Julie Seaton

Alison Straw


	Service Director Planning & Sustainable Development 
Manager - Planning Enforcement Team 

Manager - Major Projects Team

Planning Policy Team

Manager Outer Area Planning Service 

Area Planning Co-ordinator

	Bristol Neighbourhood Planning Network 

Name

Group

Richard Curtis

Planning Solutions

Nigel Tibbs

The Bishopston Society

Jill Kempshall

Sustainable Westbury on Trym

Geoff Smith

Westbury on Trym Society

Sian Parry

Avon Wildlife Trust

Mark Logan

Stapleton and Frome Vale Conservation Society

Helen Pillinger

Friends of the Earth

Maggie Shapland

Clifton and Hotwells Improvements Society

Hamilton Caswell

Christmas Steps Arts Quarter

Susan Carter

Ramblers Association

James Ashton-Bell

University of Bristol Union Community Officer

Wendy Pollard 

Richmond Terrace Residents Association

Diana Kershaw

High Kingsdown Residents 

Sue Flint

Lockleaze Voice

Stephen Wickham

Bristol Civic Society

Ken Jones

Knowle West Planning Group and CIP

Angela Piccini

Brislington Community Partnership

Alan Bale

Brislington Community Partnership

Bob Chambers 

St John’s Residents Association

Alison Bromilow

Redland & Cotham Amenities Society

Andy King 

Christmas Steps Arts Quarter

John Frenkel 

Kingsdown Conservation Society



	25/10 Planning committee vs. planning officer decision under delegated powers
Gary Collins – Manager - Major Projects Team


Acting under powers delegated by the Full Council, planning officers decide more than 95% of all planning applications.  The officer publishes a delegated decision together with a report of the reasons to support the decision.  If the decision is not delegated, the officer makes a report and recommendation to Development Control Committee.  Committees decide to follow the officer’s recommendation, in the majority of applications.  If the Committee decides against the recommendation, it must give the reasons why it has decided against the Department’s recommendation.  Delegation of planning decisions is national policy to ensure that Planning Committees have the time to debate properly the most important planning decisions.


At present, Bristol councillors have no right to ask a Planning Committee to decide an application, the delegation decision lies exclusively with officers.  The officers’ desk manual contains a check list of eight factors relevant to the decision whether to delegate the application.  The list includes such matters as the effect of the application on the surrounding community and the level of public concern (for or against) the application.  In practice, the area team manager will discuss the agenda with the committee chair.


Next May, after the elections, the delegation rules will change.  For a pilot period of 6 months, ward councillors will have a right to have an application decided by Committee.  There are conditions.  The Councillor must act early in the process, give planning grounds to show why the decision should not be delegated and have a genuine concern about the application.



	9/09
Houses in Multiple Occupancy [HMO]


Simon Fletcher – Planning Policy Team 


There has been national concern about the proliferation of HMOs, which, in Bristol, has principally taken the form of the studentification of some areas.  The impact of an over concentration of HMOs results in harm to an area’s character. Family homes are lost; there is an increase in late night noise and litter and wheelie bins.  The area becomes deserted in the vacations, which leads to loss of local services.  


Currently, the law requires planning permission to convert a family house for more then six residents.  After the 6th April an amendment to the Use Classes Order 1987 will require planning permission to convert a house to a HMO, which is defined as “Any house or flat occupied by three or more people who are not a family and share amenities”  Student households share amenities such as kitchen, bathroom and lounge.  Existing, pre-April 2010 HMOs will be lawful. 


The Government will give advice to Local Planning Authorities about the implementation of the change, which the Council will distribute. The Council will continue to use its existing Local Plan policy H10, which seeks to avoid harm to the character of an area and residential amenity through concentrations of HMOs.  


Future policy of the Development Management Development Plan Document will contain policies to consider::

· The need to create the appropriate mix and balance of housing across an area; that is, to avoid a harmful concentration of one housing type.

· The need to safeguard the residential amenity of the area.

· The need to provide an acceptable standard of accommodation.

· The need to protect visual amenity – i.e. refuse.


Policy must acknowledge the role of the private rented sector in providing affordable accommodation to households unable to buy.  Bristol has a shortage of affordable accommodation.  The meeting noted:


The Planning and the Environmental Health Departments need to liaise to avoid conflict and harmonise the issue of planning permission and a Housing Act 2004, HMO license. 


Before the Planning Department can decide that there is a harmful over concentration of HMOs in an area, it must plot Bristol’s HMO “hot spots”.  The Department has access to the HMO, license database.  The Universities also have landlord accreditation lists.  


The low entry level of the HMO description could create problems where, for example, house owner(s) take in a lodger(s).  In practice, landlords will usually accommodate more than three student tenants to make their project financially viable. 


Residents who oppose a new HMO must give to the Planning Department the evidence that it can quote to support a refusal because the HMO would harm to the area.  Objectors must provide evidence of the numbers of HMOs in the street or neighbourhood.  The proportion that HMOs bear to traditionally occupied houses in the street or area and evidence to show how HMOs affect the area’s amenities.  Why another HMO would either add to an existing over concentration of HMOs or would tip the balance to cause an over concentration HMOs that would harm the local community.  


To obtain an HMO licence under the Housing Act 2004 the property must satisfy various space, environmental and amenity standards.



	3/08
Planning enforcement


John Bishop Manager Planning Enforcement Team 


On the 2nd July 2008 discussed the Council’s Guide to Planning Enforcement, which can be found on the planning enforcement page on the Council’s website.  The Guide sets out:

· The City’s legal powers - what it can and cannot do.  

· The process of planning enforcement

· The Enforcement Team’s service standards.  

· Enforcement priorities including listed buildings and trees.

· The process for keeping complainants informed.


The report of the Planning Enforcement Team covered the year from the 1st April 2009.  The Team had achieved its targets to react to complaints about alleged breach of planning controls in conservation areas and listed buildings and its obligation to notify complainants about enforcement action.  The Team also achieved its targets for its new responsibility to monitor developers’ compliance with planning conditions during the course of construction.  The Report contained the record of the enforcement notices (of various types) issued during the year.


The meeting noted that at the July 2008 meeting local groups said that they would find it useful to know about successful enforcements and prosecutions, which could be publicised in Newsdirect@bristol.gov.uk.


The meeting suggested that as the Council produced each successive Conservation Area Character Appraisal it could adopt the practice of other Local Planning Authorities and produce a fold up leaflet to summarise the area’s character.  The leaflet would describe how many of the householder’s rights under the General Development Order to alter a house is restricted in a conservation area.  The Council could deliver an electronic copy of the leaflet to every purchaser with his or her local search, at no cost.  This action could prevent many unintended planning breaches in conservation areas.



	7/09
Public involvement in planning conditions and reserved matters


Julie Seaton - Outer Area Planning Service Manager 


The difference - a permission that consents to one aspect of an application but reserves other matters requires another application to become a full planning permission.  A condition imposed by a planning permission gives a full planning consent but the applicant must later apply to discharge.  


An example: the full planning permission to build the new Bristol City Stadium imposed a condition that required detail of a pedestrian bridge over the railway.  The applicant also received outline permission to build houses, which requires another application to turn it into a full planning permission.


The effect – Where there is outline, permission for a change of use the application for full permission requires the usual statutory consultation.  However, there is no statutory requirement for community involvement or consultation where the applicant applies to discharge a condition imposed by a full planning permission.  The Planning Department must deal with the discharge of conditions quickly.  However, the Department would be prepared to accept a request from a local group to consult them about the discharge of a planning condition if the group wishes to make constructive suggestions and it acts promptly.

	24/10
Any other business


The members drew to the Council’s attention that some scanned documents were illegible on line caused by the applicants’ choice of ink colour.  This failure is important now that the public is practically restricted to on-line access. 

	
Next Meeting Wednesday the 19th May – 5.30 p.m. Brunel House
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