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SITE / CONTEXT:  

 

The site to the west of the town centre in a mainly residential area. The site also lies within the 
Conservation Area of the town. 
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EXISTING SITE / BUILDING:  

The site is a small corner plot at the junction of Union Road & Arley Mews to the west of the town 
centre of Leamington Spa. The small plot, roughly 48m², has only 23m² external space with the 
remaining area covered by the two storey building. The building was a coach house for the large 
house that fronted onto Rugby Road, hence the name Arley Mews of the road that it fronts. 

The existing building has timber windows, which are more contemporary in style; has a render 
finish and very few distinguishing architectural features. It is in need of some TLC to bring the 
building back to life and add more historical characteristics to the outside.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

View from Arley Mews.          View into yard from front door.  

 

Union Road side showing the smaller 
window inserted into an original  
larger opening. 
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PRE_APPLICATION SUBMISSION:  

An application was submitted at the end of last year to see if the proposed changes were in line 
with the Conservation Area and if any changes were required by the Conservation Officer. The 
advice received is shown in Appendix 1. 

 

The original design drawings (Appendix 2) included timber paneling below the main bedroom 
window (on the Union Road elevation) which was removed for this application following the  
pre-application advice. 

 

CURRENT DESIGN: 

The submitted application has been designed to complement the existing Conservation Area; 
bring back some of the character to the existing building and follow the advice given.  
The design: 

 Removes the existing spiral staircase and replaces it with a traditional timber stairs. 

 Wraps the kitchen around and underneath the staircase. 

 Blocks the existing “front door” with a full height fixed window to create a usable dining area. 

 Opens up the first floor to create a single bedroom with ensuite. 

 Pushes the ceiling into the apex of the roof to give more headroom. 

 Removes the gas supply & the external meterbox. 

 Moves the electric meter internally to improve the external appearance. 

 Adds traditional Georgian Style windows to the whole property. 

 New decorative ridge tiles to the main roof. 

 Decorative timber eaves boards. 

 Traditional style timber dormers. 
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APPENDIX ONE: 

 

Pre-application Advice. 
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PRE-APPLICATION ENQUIRY WORKSHEET

Application No: PRE 20 / 0111

Registration Date: 24/11/2020 Expiry Date: 29/12/2020

Case Officer: Jonathan Gentry

Location: The Coach House, Union Road  Leamington Spa, CV32 5NB

Proposal: Proposed external and internal revisions to the property as part
of a general renovation. works comprising:

Applicant: Mrs Lindsey Bowen

Recommendation: Likely to support subject to amendments

----------------------------------------------------------------------------------------------

PRE APPLICATION MEETING RECORD

Meeting date: N/A
Meeting at: N/A
Attendees: N/A

PROPOSED DEVELOPMENT

The submitted scheme comprises a number of minor revisions to the property, which
are outlined as follows:
• The existing building is to be refurbished and the existing interior stripped out.
• New straight flight timber stairs to replace existing spiral one.
• Existing main door replaced with new full height fixed window – glazing to be
traditional Georgian style.
• Existing windows to be replaced with Georgian style double glazed units.
• Adapt existing bathroom window to original proportions – this window has been
reduced in size at some point in the past.
• Bedroom window extended with timber panelling below to create a more “coach
house” feel.
• New narrow stone cills to existing windows.
• Exterior re-rendered & French doors to have curved header added.
• Eaves / barge board replaced with more intricate design.
• New decorative ridge tiles added to roof.
• Dormer windows adjusted to be more in keeping with building period.
• New “Gothic” style solid timber gate added to boundary wall.

By virtue of the New Milverton Article 4 Direction in place for this site relating to works
visible from the highway, planning permission would be required for the proposed
external alterations.

SITE & LOCATION

The Coach House is a diminutive semi-detached property sited to the west of Union
Road, and adjacent to Arley Mews to the South. The only adjoining property is No.2
Arley Mews to the west, although No.71 Rugby Road is positioned to the northern
boundary of the site. The site lies within the Royal Leamington Spa Conservation Area,



and is subject to the New Milverton Article 4 Direction.

RELEVANT POLICIES

National Planning Policy Framework
Warwick District Local Plan 2011-2029
BE1 - Layout and Design
HE1 - Protection of Statutory Heritage Assets
BE3 - Amenity
NE2 - Protecting Designated Biodiversity and Geodiversity Assets
TR3 - Parking and Highway Safety
Royal Leamington Spa Neighbourhood Plan   
RLS3 - Conservation Area
Guidance Documents
Residential Design Guide (Supplementary Planning Document- May 2018)
Parking Standards (Supplementary Planning Document)

RELEVANT PLANNING HISTORY

There is no relevant planning history relating to this proposal.

KEY ISSUES

Design and the impact on the character and appearance of the wider Conservation
Area

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
imposes a duty when exercising planning functions to pay special attention to the
desirability of preserving or enhancing the character of a Conservation Area. 

Paragraph 193 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should
be given to the asset's conservation. Paragraph 196 of the NPPF states that where a
development proposal will lead to less than substantial harm to the significance of a
designated heritage assets, the harm should be weighed against the public benefits of
the proposal, including securing its optimum viable use.

Policy HE1 of the Warwick District Local Plan states that development will not be
permitted if it would lead to substantial harm to or total loss of the significance of a
designated heritage asset, unless it is demonstrated that the substantial harm or loss
is necessary to achieve substantial public benefits that outweigh the harm or loss, or if
criteria listed within the policy have been satisfied. Where development would lead to
less than substantial harm to the significance of a designated heritage asset, this harm
will be weighed against the public benefits of the proposal, including securing its
optimum viable use. The adopted Residential Design Guide SPD also sets out design
principles to which development proposals of this type within Conservation Areas will
be expected to comply.

Policy BE1 requires new development to positively contribute to the character and
quality of its environment through good layout and design. This is further supported
by the Council’s adopted Residential Design Guide SPD which provides a design
framework and relevant guiding principles through which good design can be
achieved.



The Conservation Officer has commented on the proposals as follows:

"We would have no objection in principle to the work proposed in this pre-application
query should it come forward in a planning application, subject to provision of large
scale details and use of traditional materials (i.e. timber) for new windows. I would
however advise that the timber panelling be omitted from the proposal as this is out
of character for the Conservation Area".

The various elements of the proposal are addressed separately as follows:

Internal re-configuration works

Generally, internal works of this nature do not constitute development, and as such
are not subject to planning control. It appears that no material change of use is
proposed, and thus no objection to these elements of the scheme is raised.

Exterior detailing and fenestration

The proposed replacement of the main door and installation of a fixed window at
ground floor, along with other detailing revisions at ground floor are viewed as
acceptable in principle.

Similarly, the proposed replacement eaves, decorative roof tiles, and stone cills are all
supported in principle as Officers view these revisions are likely to enhance the visual
appearance of the building and appropriately preserving the character and appearance
of the Conservation Area. The curved header proposed to the French doors is also
considered acceptable in principle, as are the illustrated revisions to the existing front
facing dormers.

The enlarged opening proposed to the existing bathroom window is supported in
principle, to more closely align with the original layout of the building.

In terms of replacement window units proposed, it is noted that the existing frames
are of limited visual appeal, and generally detract from the character of the property.
With mind to this, while replacements are supported in principle, the Local Planning
Authority would ask that replacements units are of timber construction, and side hung
casements where possible. This is reflected in the comments provided by the
consultee Conservation Officer. The provision of large scale detail drawings illustrating
the construction of replacement windows would be required either at application
stage, or via a pre-commencement planning condition stipulated on the decision
notice. 

The Conservation Officer has recommended omission of the proposed timber panelling
below the bedroom window, and Officers agree that this element is not likely to be
supported, as a feature that lies somewhat out of character with the immediate
setting of the property and the wider character of the Conservation Area.

Timber Gate

It is assessed that the proposed ‘Gothic’ style timber gate is acceptable in principle,
and would not result in harm to the setting of the property.

In summary, the scheme as proposed in this submission is therefore considered likely
to accord with Policies BE1 and HE1 of the Local Plan and Section 72 of the Planning



(Listed Buildings and Conservation Areas) Act 1990, should the noted revisions be
incorporated into a submitted scheme. Generally, it is viewed that the works will
enhance visual appearance of the property, and thus not result in harm to the special
historic and architectural character of the Conservation Area.

Impact of the proposal on the living conditions of neighbouring occupiers and whether
the proposal would provide adequate living conditions for future occupiers

Local Plan Policy BE3 requires all development to provide acceptable standards of
amenity for future users and occupiers of the development and to have an acceptable
impact on the amenity of all neighbouring residents, in terms of light, outlook and
privacy. The Council's Residential Design Guide SPD provides a design framework for
Policy BE3 and states that extensions should not breach a 45-degree line taken from
the nearest habitable room of a neighbouring property. This serves to protect the
extent to which neighbours can enjoy their own dwellings without undue disturbance
or intrusion from nearby uses.

The proposed works do not comprise the creation of any enlargement or extension to
the property, and as such, no material harm by way of loss of light, outlook, or
creation of an overbearing structure is viewed to result from the scheme. In addition,
no additional window openings are proposed, barring the modest enlargement of an
existing first floor opening, and replacement of door with window at ground floor.
These revisions are not assessed to result in the generation of material harm through
loss of privacy or overlooking to neighbouring properties.

 As a result, it is considered that the proposal is likely to accord with the provisions of
Local Plan Policy BE3.

Parking and highway safety

The proposed development, which does not comprise the creation of any additional
bedrooms, is not considered to negatively impact on parking provision at the site. The
scheme is therefore likely to suitably accord with the requirements of Local Plan Policy
TR3 and the Parking Standards SPD. 

Ecology

WCC Ecological Services have not been consulted for this pre-application enquiry, and
advice regarding these matters should be sought directly from this service. In the
event that an application is submitted, the consultee Ecologist will consider the
potential impacts of the scheme on relevant ecological matters and protected species.

VALIDATION REQUIREMENTS

A planning and listed building consent application will need to be accompanied with the
items listed in the 'National Validation Requirements' section of the Warwick District
Council Local Validation List, including an application fee of £206.

PUBLIC CONSULTATION

Every planning application will be subject to a statutory consultation period, during
which time the Parish/Town Council, Ward Councillors and any other relevant statutory
consultees will be notified of your application and invited to comment on the
proposals. In advance of submitting your application to the Local Planning Authority



you may wish to contact some of the key consultees, for example, the County Council
Highways Authority, to seek pre-application advice on your proposals. There is no
obligation for you to do this but in the event that you do, please be aware that many
of these consultees charge for pre-application advice in the same way that the Local
Planning Authority does.

SUMMARY / CONCLUSION

In the event that a formal planning application and listed building consent were to be
submitted, for the reasons outlined above, it is likely that LPA would be able to
support the proposed development if the noted amendments are incorporated into a
submitted scheme.

DISCLAIMER

Please be advised that the information provided in this response is only an informal
opinion, which is provided in the absence of any formal statutory consultation period
to which a forthcoming planning application would be subject, along with any other
publicity (site notice, press advertisement) which may be deemed necessary.

This informal opinion should not therefore be construed as providing any guarantees
as to the outcome of a planning application and does not prejudice the LPA in the
determination of any formal submission relating to the above proposal.

BUILDING REGULATIONS

A separate application may be required for Building Regulations approval. For advice
regarding this, and if required, a free pre-application consultation meeting, please
contact the Warwick District Council's Building Control Team during normal office
hours on (01926) 456551 or email buildingcontrol@warwickdc.gov.uk.

Checked by:

Business Manager - Development Management
(Authorised Officer of the Council)

Date: 27 January 2021

----------------------------------------------------------------------------------------------



 

 

 

 

 

 

 

 

 

 

 

APPENDIX TWO: 

 

Original Design Drawings. 
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