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These arguments are set out in my letter of 14" January to Cam Parish Council
(enclosed) and in my view nothing has changed since that time which would
lead me to come to a different conclusion.

My letter of 25™ July made reference to the evidence base Green Space Report,
used to justify the proposed LGS allocations. The point | have made is that this
appears to be a very unscientific method of LGS site selection relying mainly
on a sheer weight of supportive comments from local residents as opposed to
any systematic sequential assessment. My point is that just because a site
attracts a large amount of local support and anecdotal evidence for allocation
as an LGS via a questionnaire survey, that does not mean the land
automatically meets the tests identified at paragraph 100 of the NPPF.

In my view, the Parish Council have still not produced any tangible evidence to
justify this site’s allocation as an LGS. This is a large area of land whilst it may
be regarded as locally important, there must be sound planning reasons to
accompany that support. Furth more, certain features such as the footpath, or
the remains of the railway bridge are localized within the site, and do not justify
allocation of the whole of the land. Conversely,

e The site contains no historic buildings, or remains and does not form part of
a Conservation Area;

e Itis not a nature reserve and there is no evidence it provides a habitat for
protected species;

e Views into or out of the site provide no important local viewpoints or vistas;

e The land performs no recreational or sporting function — whist it is crossed
by a footpath, the remainder of the site is in private ownership;

e The site is largely overgrown and | don’t agree that it is notable for its beauty
or tranquility.

Given the above context, NPPF paragraph 101 makes clear that the
implications for the management of development of an LGS are consistent with
those for Green Belts. This therefore, the same rigour and sequential
assessment that is applied to the allocation of Green Belts should be utilized to
the identification of Local Green Spaces. With this in mind, | wish to draw your
attention to a recently published Inspector’'s Note issued as part of the Public
Examination into the Mendip Local Plan Part Il. This Note is enclosed with this
letter for ease of reference.

The Inspector’s Note raises several important points which | consider are
relevant to this proposed LGS allocation at Everlands. | have set out what |
consider to be the main points below : -
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“The Local Green Space designation should only be used where the green
space is:

a) In reasonably close proximity to the community it serves;
b) Demonstrably special to a local community and holds a particular local
significance. Examples used are as follows: -

. Sites of locally significant beauty;
. Sites of historic significance;
. Sites of significant recreational value, (including as a playing field);

Sites of significant tranquillity or richness of its wildlife;
c) Local in character and is not an extensive tract of land”

Paragraph 101 also says that “development within a Local Green Space should
be consistent with policy for Green Belts”

Based on this context it is reasonable to conclude that local green space
designations need to be “demonstrably special” and not simply any area of
open space, or part of the open countryside. | consider that it is important to
make this distinction because the adopted Stroud District Local Plan (2015)
already contains policies for the protection of the intrinsic beauty of the
countryside for its own sake. Policy CP15 does not permit development outside
of development limits except in very few strictly regulated circumstances.

Cam Neighbourhood Development Plan LGS Nomination Process

With regard to the emerging Neighbourhood Development Plan Local Green
Space nomination process, | am aware from your letter of 30th November 2018
that a long list of potential sites were identified and that these were shortlisted
down to 12. I understand these were then the subject of the NDP questionnaire.
What seems to be absent at this stage is an methodology that applies some
form of quantitatively measurable criteria of quality and aided by a local
checklist. | assume this will become apparent as part of the Parish Council’s
draft Local Green Space Report. However, at the present time there is a lack
of any kind of robust methodology or scoring system supported by empirical
evidence. Selecting sites on the basis of a subjective analysis with reference to
the NPPF criteria at paragraph 100 will not in my view satisfy the
Neighbourhood Plan Examiner.

Local Green Space Nomination — Riverside (land at Everlands)

Turning now to my client’s land identified as Riverside (Everlands), | have
recently visited the site and can provide the following assessment: -

In my view the land is largely screened from public view by a mature tree belt
along its road side boundary. From here the land slopes downward to the river
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and it contains a dense tree cover. It is largely overgrown with brambles and
other shrubbery giving it an unkempt appearance. Consequently, it provides no
view or vantage point from which to enjoy views of the nearby Cotswold
escarpment. In my judgement it does not appear intrinsically beautiful to look
at any more than any other part of the open countryside surrounding Cam and
Dursley.

The site at one time contained a railway line, and the former railway bridge and
steps are visible near to the public footpath. However, due to the overgrown
nature of the site | could see no evidence of the former railway line. The existing
steps and bridge (although clearly remnants of a railway past) only occupy a
small part of the larger site which extends a considerable distance in either
direction. In my opinion, within this larger area, any remains of a railway history
have been lost.

In my assessment, the site has limited recreational value. The site is in private
ownership, the majority of which is not publicly accessible. The only part of the
site which can be accessed is the public footpath which runs from Everlands to
St Georges Close.

Although the remainder of the site is not secure (and indeed on my site visit |
did see evidence of other informal pathways) encroachment onto this land
would be trespassing. On this basis most of the site holds no recreational value
because the land is not publicly accessible and therefore cannot be used for
recreational purposes.

| agree that the site has a tranquil quality to it that provides a relief to the built
up areas between St Georges Close and Everlands. This is disturbed by road
noise on one side but nevertheless has a secluded character to it. However, |
do not regard this as demonstrably special. | note that the land lies outside of
the settlement boundary of the town, and is therefore in the open countryside.
This means that its undisturbed character is already protected under the
adopted Local Plan Policy CP15. The site forms the backdrop the the built-up
residential area and is already protected as countryside. | therefore see no
justification for a further local designation which would simply add another
unnecessary layer of control.

Conclusion

In my assessment, the site does not fit with any of the criteria listed under
paragraph 100 of the NPPF. The site is largely overgrown and unkempt which
carries no particular beauty in my opinion. The site contains a part of a former
railway bridge, but otherwise no evidence of its railway past is visible within the
undergrowth. The land is in private ownership and consequently its recreational
value is confined only to the public footpath which extends across a short
distance of the site. Lastly, whilst does have a tranquil quality, this is already
protected by its designation in the open countryside.
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To demonstrate my point, | have myself undertaken a brief analysis of the online
guestionnaire responses to 2018/19 which are provided at Appendix 4 of the
Green Spaces Report in response to the proposed Everlands site.

Beauty

-Riverbanks
-Oak trees
-General benefit of green space, well being
-Wider benefits to the town
-Walking along the riverside

The above comments are based on a fundamental misunderstanding that the
land is publicly accessible. Whilst a public footpath crosses the land, this does
not run parallel with the river bank, nor does it include the majority of the site to
the north. Additionally, the landowners have stated that there are only four oak
trees on the site and these are located close to the public right of way at the
site’s southern end.

Historic Significance

-The line of the old Dursley Donkey railway used to run along the edge of the
land

-The Oak Trees have historic significance

-The former pedestrian bridge has historic significance

As pointed out in my previous correspondence in January, whilst the land may
have included a railway line, this has now been subsumed by the landscape
and provides no historical significance. Part of the former pedestrian bridge
remains, but this is localized to a relatively small area in the southern part of
the site. These are not sufficient factors to award the site any special
significance.

Recreational Use

-Dog Walking

-Play area for children

-Fishing

-Blackberry picking

-Wildlife Watching

-Used to be used for cricket and football

Whilst the land may have been publicly accessible in the past that is no longer
the case. In my view therefore the above recreational activities are therefore no
longer possible without the consent of the my clients as the landowners.
(Indeed, the landowners have no recollection of either football or cricket being
played there in living memory).

C
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Tranquility

-Shading of trees
-Sound of the river
-Acts as a buffer between suburban development

Whilst the site has a tranquility to it that contrasts with the surrounding build up
areas, these respondents fundamentally misunderstand that a local green
space designation is not intended to be a land use tool to achieve spatial
separation, such as Green Belt.

Wildlife

According to the questionnaire responses, the following have been observed
by residents within the site

-birds
-deer
-fish
-bats
-owls
-kestrels
-foxes
-badgers
-otters
-herons
-toads
-squirrels

However, there is no empirical evidence to support these claims as no survey
of the land has been carried out. Whilst these species may have been seen on
the land, there is no evidence that the site provides any long term habitat for
these animals.

Conclusions

Overall, having reviewed the Neighbourhood Plan evidence base for Local
Green Spaces | am significantly concerned about the processes used to justify
the Parish Council’s site selections. These appear to be based on the number
of supportive comments received irrespective of whether these comments are
based upon fact or are consistent with paragraph 100 of the NPPF. In my view
this is highly unscientific and unsound Consequently, | have sent a copy of this
letter to the Neighbourhood Plans Officer at Stroud District Council.
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APPENDIX TWO

INSPECTOR’S INTERIM NOTE FOLLOWING MENDIP LOCAL
PLAN PART Il EXAMINATION REGARDING LOCAL GREEN
SPACES



ED20
Mendip District Local Plan 2006 -2029 : Part2 i Sites and Policies
Examination into the soundness of the Plan

Interim Note - Post Hearing Advice

Introduction

1. This Interim Note, which | referred to on the last day of the Hearing
sessions, provid es post Hear ing advice , following the receipt of
information from the Council and several other parties on a range of
matters which | asked for during the two weeks of Examination Hearing
session s. Firstly, | must thank all the parties for providing me with this
infor mation, on time , or in exceptional cases, with good reason, within a
relatively short period after the deadli nes | set . The statements which
were submitted in response to my questions can be found on the
Examination website, referenced 1Q-1 toIQ -34, and | have had regard to
these statements in this Note, together with my consideration of all the
written evidence submitted to the Examination and the discussion at the
Hearing sessions

2. At this stage, | consider that the Mendip District Local Plan 2006 -2029 :
Part 2 1 Sites and Policies (which | shall refer to as the Plan from now on),
is a plan which ¢ ould be found sound , subject to the main modifications
(MMs) below. However, | have reached no final conclusions at this time.
The MMs will be subjectto  consultation , and I will reach my final
conclusions taking any representations into account.

3. During the Hearing sessions, several potential MMs were discussed , and
Appendix 1 at the end of this Note sets these out in summary or headline
form . |indicated atthe Hearings that there were matters | needed to

deliberate on  before | could advise the Council on whether any additional

work or further MMs  should be considered , and this Note summarises my
thoughts.  This Note also sets out the administrative arran gements
relating to all potential MMs.

4. | am not inviting any comments about the contents of this Note , although
I am seeking the Counc mattérsraigeed 3 wiloprowde o n
the reasoning in relation to these issues in my final report on the Plan.

Potential Changes to the Plan

1. Housing Delivery

5. Several housing allocations were challenged by representations and
following discussion at the Hearing sessions, further detailed work has
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