

BSTC – Planning & Environment Committee – 22 October 2025

BRADLEY STOKE TOWN COUNCIL

Planning & Environment Committee

Minutes of the Meeting of the Planning & Environment Committee of Bradley Stoke Town Council held at the Jubilee Centre, Savages Wood Road, Bradley Stoke on 22 October 2025 at 7.18pm.

PRESENT: 	Councillors:	John Bradbury
Natalie Field
Jenny James
James Nelson (Chair)
Kulwinder Singh Sappal 
Jon Williams
                                              	
		Officers:	Phil Francis-Barber (Activity Centres Manager/Deputy Town Clerk)

	
1	Submissions from the Public

None


2	Apologies for absence

None


3	Declarations by Members

Cllr John Bradbury raised that in respect of planning application under point 6.7 P25/02047/F, he has been in contact with multiple sources including those of the applicant and South Gloucestershire Councils planning enforcement department and would therefore not be taking part in discussions on this item. 


4	Announcements by the Chair

None


5	To Confirm the Minutes of meeting of 10th September 2025

	The Minutes of the Meeting held on 10th September 2025 were proposed for acceptance by Councillor Kulwinder Singh Sappal, seconded by Councillor Jon Williams, carried unanimously. The minutes were then signed by the Chair as a correct record.  


6	Consideration of Current Planning Applications

Councillor James Nelson proposed bringing item 6.7 forward to accommodate members of the public, seconded by Councillor Kulwinder Singh Sappal. 5 in favour, 1 abstention, motion carried.

6.7	P25/02047/F		Change of use of Motorcycle training centre (sui generis) to land 
for the sale, storage and distribution of motor vehicles (sui generis) as defined in the Town and Country Planning (Use Classes) Order 1987. Erection of industrial units (Class B2) and associated works. Erection of 2 buildings to form car showroom with ancillary offices and staff accommodation (part retrospective)
				Land at Vantage Park, Old Gloucester Road
Members of the public present raised a number of concerns in relation to the application that have issue been raised on the planning portal. 

Following much discussion Councillor Natalie Field proposed objecting to the application on the grounds of: 
· Materiel misstatement in the application in that statement that the work has not yet started when in fact it has and has so for some time. This gives Bradley Stoke Town Council serious cause for concern that if this is approved the applicant will go further in their breaches on planning conditions and fail to follow due process.  
· In the ecology report submitted, there are recommendations as to when works should and shouldn’t take place in respect of the removal of greenery. A lot of the works that took place to remove greenery, were in fact done in periods the applicant was advised not to do these works, this is evidenced by the applicant in documents they have submitted and clear evidence from publicly available images of the streetscene and historic images that this was the case. This leads to another example of materiel misstatement of facts in terms of the ecology and the ecology information submitted by the applicant. In order for the application to be considered these would need corrected with specific examples and timelines of when the works did take place. 
· The height and light emanating from the showroom would be incongruous with the streetscene and would be of vast detriment to the flats being built off Bradley Stoke Way and approved flats being converted on Vantage Park. 
· Out of keeping with the streetscene of Vantage Park.  
· The application states that this is in keeping with the protected employment designation. This is a material misstatement as this the type of employment envisaged by this protection is clearly is much lighter development, offices and similar developments. This is evidenced pub, office, flat space and potential care home which has previously operated as a learning disability care home setting. This application doesn’t safeguard employment as it designates 1.75 hectares to parking vehicles for purpose of selling. This is incongruous and detrimental to the amenity of the care home, and the existing business users which would be harmed by the noise and light of the proposed industrial use.
· There are serious concerns from the noise that would be emanating from the proposed development, particularly those of the MOT test centre with the test requirements. 
· The noise pollution created by the perpetual motion of vehicles on and off site particularly those travelling past a care home, businesses and domestic properties causing significant detriment to the surrounding properties.
· The noise impact assessment submitted by the applicant is insufficient and does not properly consider the potential for noise pollution created by this development. 
· The proposal would have a significant detriment to the air quality of the local area and especially those who will reside in the flats being constructed and to a vulnerable population in the nearby care home who may have respiratory problems. 
· The application does not take into address the increase in air pollution created from both the MOT test facility and those created by the amount of fossil fuelled vehicles on site for the purpose of sale being perpetually moved. 
· The applicant has stated in their application that there is demand for this kind of business in the local area, however in the last few years, 6 large car dealerships opened within a 3-mile radius of the site. Clarification for where this information was obtained, and evidence of such consultation should be made available as part of the application. 
· There is a materiel misstatement of facts regarding the traffic movement on site which renders the transport policy useless for the purpose of this application. 
· The transport policy states that there will be used to and from the facility by use of public transport, however given the nature of the business it would seem as though this would unlikely be the case. 
· The application states that the use of the site in the proposal would not be hugely different to that of its current use. This is a misstatement of facts as the current use only allows for very short bursts of usage whether the application would require large amounts of use for the vast majority of the day. 
· Due to the vast amount of space dedicated to car parking and very low employment density, this is a poor use of land in a safeguarded employment zone, particularly bearing in mind that this area may fall under the Westeration Arc new town that encourages high density and highly sustainable new development on brownfield land.  

Seconded by Councillor Jon Williams, a vote was taken with 5 in favor and 1 abstention, motion carried.  


6.1	P25/02151/HH	Erection of a side extension to form orangery
					34 Foxfield Avenue

No objection proposed by Councillor Natalie Field, seconded by Councillor Kulwinder Singh Sappal, carried unanimously.


            6.2	P25/02116/HH	Erection of a single storey rear extension to facilitate the 
				formation of an annexe within the property 
				36 Saxon Way

No objection proposed by Councillor Natalie Field, seconded by Councillor Kulwinder Singh Sappal, carried unanimously.


[bookmark: _Hlk207964321]6.3	P25/02179/HH	Demolition of existing conservatory and erection of single storey 
            rear extension to form additional living accommodation. 
					57 Brackendene

No objection proposed by Councillor Natalie Field, seconded by Councillor Jon Williams, carried unanimously.


6.4	P25/02242/HH	Erection of single storey rear extension to form orangery to form 
                                              additional living accommodation 
				76 Juniper Way

No objection proposed by Councillor Kulwinder Singh Sappal, seconded by Councillor Jon Williams, carried unanimously.


6.5	P25/02247/HH	Erection of a single storey side/rear extension to form additional 
            living accommodation 
				                72 Ormonds Close

No objection proposed by Councillor Kulwinder Singh Sappal, seconded by Councillor Natalie Field, carried unanimously.


6.6	P25/02279/TRE	Works to 1 Oak tree to install root barrier 11m in length and 
3.5m in depth. Covered by Tree Preservation Order SGTPO 15/07 dated 4th June 2008 
					27 Saxon Way

No objection proposed by Councillor Natalie Field, seconded by Councillor Kulwinder Singh Sappal, carried unanimously.

6.8	P25/02334/TRE	Works to group of mixed trees (G1) to reduce height to 15m to 
provide clearance to public footpath path and nearby buildings. Works to 1.no Oak Tree (T1) to prune back canopy by 2.5 metres to lateral branches only to provide clearance to roof line and exterior wall. All trees covered by Tree Preservation Order no. 443 (Patchway/Greenway, Bradley Stoke) dated 26th April 1993
					The Hedgerows

No objection proposed by Councillor Jon Williams, seconded by Councillor Kulwinder Singh Sappal, carried unanimously.


6.9	P25/02299/TRE	Works to 2 Willow Trees to pollard to previous points covered by 
Tree Preservation Order TPO 443 dated 26th April 1993
Pond and trees maintainable by South Gloucestershire Council, rear of Dewfalls Drive

No objection proposed by Councillor Jon Williams, seconded by Councillor John Bradbury, carried unanimously.


7	To consider any matters arising from the Minutes of the Meeting on 10th September 2025 not covered elsewhere on the agenda.

7.1	Update on Bradley Stoke Local Climate and Nature Action Plan 

7.1.1	Inclusion of ‘blue ‘projects in Bradley Stoke

BSTC Officer P Francis-Barber gave an update to councillors following recent communications with Bristol Avon Rivers Trust (BART) on the inclusion of blue projects in Bradley Stoke and presented the following report. 

Blue Projects in Bradley Stoke - Update from Bristol Avon Rivers Trust
I have put together the costs to deliver a small Only Rain Down the Drain campaign in your area. This would entail producing temporary artwork on four roadside drains to raise awareness of the issue. 

We would:
- identify suitable drains (ones that drain to a river and are in busy places)
- source volunteer artists
- organise all permissions and health and safety requirements
- supervise artists in producing artwork (to last days/weeks depending on weather conditions)
- provide all materials
- publicise artworks on social media and through our website, with a focus on the local area – e.g. local Facebook groups

The budget requirements to deliver artworks on four drains would be as follows:

	Activity
	Cost

	Preparation                        - scoping sites
- permissions
- recruiting artists
- health and safety
	£920

	event delivery
	£460

	materials and mileage
	£100

	Comms: social media etc
	£230

	 
	 

	TOTAL
	£1710



We would happily scale this up to deliver more drain art and a wider reaching online campaign. This would cost:

	Number of drains
	Cost

	4
	£1,710

	5
	£2,138

	6
	£2,565

	7
	£2,993

	8
	£3,420

	9
	£3,848

	10
	£4,275



As an example of a similar project we ran last year, below are a couple of images of some of the drain artworks and here is a link to one of our social posts which was viewed by ~1500 people: https://www.instagram.com/p/DBtXY8roEWy/?img_index=1.
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Update from South Gloucestershire Council
We have also received the following email from Liz Kinsey (Project Officer- River Frome Reconnected, Flood and Water Management Team at SGC) – see Appendix A.

Become a Watermark Town | Wessex Water - It encourages community action on water efficiency/ rainwater run off etc. 

I have been chatting to Wessex Water (WW) and they could potentially support some town councils and I thought this scheme could tag in well with the LCNAP.   They are looking to get the list of town councils they will support by November so not too far round the corner.  I have suggested to WW they might group together some of the SGC town councils so they could deliver more, save resource and offer some of the workshops at same time.

Ideally WW want town councils to take the lead on this initiative - it feels to me like this could be the watery addition to the LCNAPs and it comes with some funding (around £5k/support from WW and I would also be supportive where possible).  Each community can pick which bits are their priorities and the aim is to raise awareness and improve water management practices within business and residential.  Is there a sustainability/community officer who might be able to help support from the town council?  I'm keen to get a few town/parish councils from Bristol Frome on WW's list if possible Bradley Stoke and Stoke Gifford would be great additions if we could make it work.

Following discussion Councillor James Nelson proposed accepting the quote for 4 drains to be done as in the proposal with separate designs on each drain at the cost of £1,710 allocated from LCNAP budget (N/C5078). As part of the proposal, the initiative of becoming a Watermark Town should be referred to full council to allow for discussion by all members. Seconded by Councillor Natalie Field, passed unanimously. 

Councillor James Nelson proposed allocating £1,350 from LCNAP budget (N/C5078) to be used for the free tree giveaway and free wildflower seeds. Seconded by Councillor Natalie Field and carried unanimously. 
7.2       SGC Local Plan Progression Update 

Councillor John Bradbury gave the following update from the South Gloucestershire Council (SGC) Local Plan. SGC met with Bristol City Council (BCC) regarding BCC’s inability for provision of housing numbers within the Local Plan and that negotiations are ongoing with a short amount of time remaining.  


8	Previous Planning Applications

Decisions relating to four previous applications were NOTED, three of which agreed with BSTC’s recommendations.

	Application Number
	Description
	Address
	BSTC
	SGC
	Refusal reasons

	P25
	01638
	HH
	erection of two storey side/front extension and garage conversion to form additional living accommodation

	44 Garrett Drive
	NO
	NO
	1. By reason of the proposed scale, form and massing of the two-storey side extension and the relationship with No.42 Garrett Drive; the proposed rear extension would have a significantly harmful overbearing and dominant presence towards the amenity space of these occupiers. This would result in a detrimental infringement on the level of daylight, sunlight and outlook currently afforded to No.42 Garrett Drive. The proposed development would therefore have an unacceptable impact on the residential amenities of the attached and adjacent occupiers. 
2. Insufficient information relating to parking and cycle storage has been received to enable a full assessment of the impact of the proposed development on parking provisions, transportation and highway safety. The proposal does not contain any suitable cycle storage, to which the Local Planning Authority cannot be assured that the development would not result in harm.

	P25
	01795
	HH
	demolition of existing conservatory and erection of a single storey rear and first floor front extension to provide additional living accommodation
	22 Lapwing Close
	NO
	YES
	

	P25
	01779
	HH
	erection of single storey rear extension to provide additional living accommodation
	102 Oaktree Crescent
	YES
	YES
	

	P25
	01591
	HH
	retention of an existing unauthorised garden shed and erection of single storey side extension and conversion of existing attached garage to form additional living accommodation (part retrospective)
	37 Campion Drive
	YES
	YES
	

	P25
	01501
	HH
	erection of first floor front extension to form enlarged bathroom
	109 Wheatfield Drive
	YES
	YES
	

	P25
	01984
	ADV
	display of 3 internally illuminated Fascia, 5 non illuminated Fascia, 1 internally illuminated Digital display screen and 1 internally illuminated Totem sign
	Town Square, Units 5-7 Willow Brook Centre
	YES
	YES
	

	P25
	02052
	HH
	Conversion of existing integral garage to provide additional living accommodation
	43 The Worthys
	YES
	YES
	



Planning appeal submitted by applicant to Planning Inspectorate for refusal of planning permission P25/01558/HH has been noted that a decision was made on 06th October 2025 to dismiss the appeal. 


9	Matters within the scope of the Committee

9.1      South Gloucestershire Council - Houses in Multiple Occupation: Guidance for New Developments Supplementary Planning Document (SPD) Consultation

The Council is consulting on a refresh of its ‘Houses in Multiple Occupation: Guidance for New Developments’ SPD which was published in October 2021.

Since its adoption in October 2021 the Houses of Multiple Occupation (HMO) SPD has provided further guidance to support the council’s determination of planning applications to ensure that new HMO developments meet the requirements of our policies in terms of providing new housing, whilst ensuring this does not have a negative impact on the living conditions of local residents and the character and amenity of local communities. While the SPD is primarily for use by prospective planning applicants, property developers and landowners, it also helps local residents understand how the council applies its planning policies and what type of developments require planning permission, as not all HMOs require planning permission.

Overall, it is considered the SPD has performed well in presenting and providing further explanation to support the Council’s adopted development plan policies with regard to considering planning applications for HMOs. However, it is considered necessary to refresh the SPD to include minor updates to how we consider the impact of planning applications which seek to enlarge existing HMOs, updates to underlying census data used to record and access the location and concentration of HMOs, as well as other factual changes.

The suggested changes to the SPD are presented as a series of amendments as shown at: 

Planning policy guidance | BETA - South Gloucestershire Council

Please note for the purposes of defining ‘localities’ within which HMOs are located the SPD refresh is proposing that the 2021 Census Output Areas should now replace the previous 2011 output areas as the basis for the HMO Mapping Locator Tool and as set out at the start of section 5 of the HMO SPD. The new Locator Map is intended to replace the existing Map once the SPD Refresh is adopted following the close of the public consultation and consideration of the comments received. Comments on the SPD should be sent to:
policy.consultation@southglos.gov.uk

Public consultation on the Refresh of the Houses in Multiple Occupation: Guidance for New Developments SPD runs from 12 September to 26 October. 

Following discussion, Councillor James Nelson proposed that BSTC has no comment to make on this consultation, seconded by Councillor Natalie Field, carried unanimously.

	
10	To deal with any matters relating to Health and Safety

None
 

11	Date of Next Meeting

Wednesday 26th November 2025 at 7.30pm or as soon as Finance Committee meeting has finished 
   
The meeting closed at 8:27PM




APPENDIX A
Become a Watermark Town
Join the movement to become a Watermark Town to help your community save water and improve the environment. In 2025 we are working with five town councils across our area to help them achieve Watermark Town status, which we aim to award at the end of 2025. If you are interested in joining the programme for 2026, please do get in touch at community@wessexwater.co.uk.

Working together to build stronger communities
As a Watermark Town you will lead sustainable water communities, which is good for people, places and the planet. We support all aspects of life in our region. Safe and reliable water and wastewater services are essential for our day-to-day lives, our wellbeing and our natural world. But we recognise that we must work together with local communities to help tackle climate and nature emergencies, and respond to the need for carbon neutrality, rising public expectations of the environment, higher living costs and long-term resilience. We want to build a sustainable future with the support of our customers, communities and stakeholders. We need a world where communities value water and understand their water supply and waste systems so we can protect the environment for all our communities. Together we are stronger and by choosing to become a Watermark Town you are joining a network of concerned and responsible communities across our region. We want to recognise the efforts of local communities in increasing awareness and taking action for change to save water and protect the local environment.

How to gain Watermark status
To gain Watermark Town status, your town will need to commit to the promotion of the ‘Raising Awareness’ activities and commit to at least three ‘Taking Action’  activities over at least a 12-month period. This will likely require some local officer time to support, however, we commit to supporting these local campaigns over the initial 12 months.

We will provide:
· local data and information
· 'Watermark Town’ marketing materials bespoke to your local area
· ready-to-go social media content
· funding up to £5,000 for local projects and events for the local community.

Raising Awareness activities
	Campaign
	What it involves
	How we will help

	Save Water, Save Money
	Encouraging people to save money
	Providing campaign materials

	Bin the Wipe
	Encouraging people to stop using wet wipes that block pipes
	Providing campaign materials

	Stop the Block
	Encouraging people to stop putting fats, oils and grease down the drain
	Providing campaign materials

	Customer Support
	Creating awareness of the support available for customers who need help with their bills or extra support
	Providing training to local support groups

	National Refill Day
	Encouraging people to use fewer single-use plastic bottles by drinking tap water
	Providing campaign materials



Taking Action activities
	Campaign
	What it involves
	How we will help

	Council Resolution
	Committing to becoming a Watermark Status town
	A public demonstration of commitment to lead the change

	Rain Savers
	Installing water butts and rain gardens and helping to reduce rainfall run-off
	Providing free water butts and advice

	Water Audits
	Holding water-saving interventions at council and community buildings
	Finding and fixing water leaks and preventing wastage

	Water Guardians
	Keeping a watchful eye on local waterways and spotting pollutions
	Working in partnerships with local Wildlife Trusts

	Water Drop-Ins
	A regular time for customers to meet Wessex Water in person in their community
	Sessions provided by Wessex Water

	Only Rain Down the Drain
	National Yellowfish campaign to let people know which public drains lead directly to rivers and waterways
	Providing campaign materials for community action

	Education Service
	Signing local schools up for a free education visit
	Our Education Advisers will provide free sessions

	Water Refill Points
	Installing your own public water refill point
	Providing advice to help reduce single-use plastics






Page 8 of 8

image1.png




image2.png




