16 March 2016

ENVIRONMENT COMMITTEE
COMMITTE
A meeting of the Environment Committee will be held on THURSDAY, 31 MARCH 2016
2
in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 19:00.

David Hagg
Chief Executive
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk
www.stroud.gov.uk). Byy entering the Council Chamber you are
consenting to being filmed. The whole of the meeting will be filmed except where there
are confidential or exempt items, which may need to be considered in the absence of the
press and public.
AGENDA
1

APOLOGIES
To receive apologies of absence.

2

DECLARATIONS OF INTEREST
INTE
To receive declarations of interest.

3

MINUTES - 17 DECEMBER 2015
To confirm and sign as a correct record the Minutes of the meeting held on 17
December 2015.

4

PUBLIC QUESTION TIME
The Chair of the Committee will answer any questions from members of the
public, submitted in accordance with the Council's procedures.
DEADLINE FOR RECEIPT OF QUESTIONS
Noon on Thursday 24 March 2016.
Questions must be submitted in writing to the Chief Executive, Democratic
Services, Ebley Mill, Ebley Wharf, Stroud, and sent by post, by fax (01453
754957), or by Email: democratic.services@stroud.gov.uk.
democratic.services@stroud.gov.uk
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5

STROUD DISTRICT COUNCIL AND ELECTRIC VEHICLES
To form a view of the costs and benefits of using electric vehicles in the
managed fleet.

6

OUTLINE ASSESSMENT OF THE OPPORTUNITY FOR SDC TO DEVELOP A
COMMUNITY ENERGY GRANT-LOAN SCHEME
To receive a report on the potential of setting up such a scheme.

7

COMMUNITY INFRASTRUCTURE LEVY (CIL) DRAFT
SCHEDULE
To approve a draft CIL charging schedule for public consultation.

8

PLANNING OBLIGATIONS SUPPLEMENTARY PLANNING DOCUMENT
(SPD)
To approve a draft Planning Obligations SPD for public consultation.

9

UPDATE ON AIR QUALITY IN STROUD DISTRICT
To provide information on the current position regarding air quality within the
Stroud District.

10

BID FOR EUROPEAN STRUCTURAL INVESTMENT FUNDS (ESIF) TO
EXTEND THE RURAL SUDS PROJECT COUNTYWIDE
To receive a report on the bid to extend the Rural SUDS project.

11

HYDRO PROJECT UPDATE
To receive a verbal report on the project.

12

MEMBERS' QUESTIONS
See Agenda Item 4 for deadline for submission.

CHARGING

Members of Environment Committee
Councillor Simon Pickering (Chair)
Councillor Paul Denney (Vice-Chair)
Councillor Liz Ashton
Councillor Tim Boxall
Councillor Kevin Cranston
Councillor Julie Douglass

Councillor Colin Fryer
Councillor Chas Fellows
Councillor Haydn Sutton
Councillor Brian Tipper
Councillor Ken Tucker
Councillor Tim Williams
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17 December 2015
7.00 pm – 8:20 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Councillor Simon Pickering**
Councillor Paul Denney *
Councillor Liz Ashton
Councillor Tim Boxall
Councillor Kevin Cranston
Councillor Julie Douglass
** = Chair * = Vice Chair

P
P
P
A
A
P

Councillor Chas Fellows
Councillor Colin Fryer
Councillor Haydn Sutton
Councillor Brian Tipper
Councillor Ken Tucker
Councillor Tim Williams

P = Present

A
P
P
P
P
A

A = Absent

Other Members In attendance
Councillor Geoff Wheeler
Officers In Attendance
Strategic Head Development Services
Accountant
Senior Policy Officer
EC.022

Interim Multi Service Contracts Manager
Democratic Services Officer

APOLOGIES

Apologies for absence were received from Councillors Tim Williams and Chas
Fellows.
EC.023

DECLARATIONS OF INTEREST

There were no declarations of interest.
EC.024

MINUTES

RESOLVED

That the Minutes of the Meeting held on 17 September
2015 are approved as a correct record and signed by the
Chair.

Environment Committee
17 December 2015
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Subject to approval at
the next meeting

EC.025

PUBLIC QUESTION TIME

There were none.
Prior to the agenda items being discussed the Chair announced an award in
recognition of early EMAS registration. He congratulated the officers and committee
for attaining this national award.
EC.026

WORK PROGRAMME

The work programme was agreed subject to the following amendments




Air quality report update
Discussion on the results of the Badger Cull
A Presentation from the Woodland Trust

RESOLVED

To note the work programme and include the additional
reports in the 2015/16 programme.

EC.027

REVENUE ESTIMATES – REVISED 2015/16 AND ORIGINAL
2016/17

The Accountant presented the report to Committee and explained the adjustments
and breakdown of the budget.
The following points were discussed:
(a)
(b)
(c)
(d)

Rebate on National Insurance Contributions.
Recovery of debts on Dangerous Structures which the Council has had to make
good.
Pest Control.
Committee was pleased that there were £100,000 worth of savings to
recommend to Strategy and Resources Committee.

RECOMMENDED That the estimates set out in the report be approved.
TO STRATEGY
AND RESOURCES
COMMITTEE
EC.028

STROUD DISTRICT COUNCIL AND CARBON NEUTRALITY

The Senior Policy Officer presented the report pointing out that many organisations
around the world invest in environmental projects to reduce their emissions. SDC
has a good history of supporting energy efficient projects, such as the Warm and
Well Scheme.
Councillor Paul Denney thanked officers for the EMAS award which had been
achieved. SDC are the first in the country to achieve carbon neutral status and apart
from British Columbia are the second in the World.
Environment Committee
17 December 2015
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Subject to approval at
the next meeting

During discussion the following points were made:
(a)
(b)

Positive changes have been made to homes within the District due to the warm
and well scheme.
The recent achievement for funding is the DECC scheme, £1.2m for Council
homes in need of central heating in the district.

The Chair added thanks to officers and Members, past and present, and partner
organisations who have supported these projects.
RESOLVED

(I)

(II)

EC.029

To agree, that based on the methodology set out in
this report, Stroud District Council can demonstrate
that the carbon emissions associated with its
operation have been fully offset through its own
initiatives.
To continue with our existing approaches of reducing
our impact on the environment through helping the
wider community reduce their carbon emissions and
minimising the Councils’ own operational emissions.

MULTI SERVICES CONTRACT - POLICIES

The Interim Multi Service Contracts Manager presented his report and explained the
changes which would take place following the introduction of the new service.
Policies needed to be put in place in order to run the service effectively. He
explained that if households recycle, they should have enough space for waste that
needed to go to Landfill, although the new service is designed to reduce waste going
to Landfill.
During discussion the following points were made:
(a)
(b)
(c)

(d)
(e)
(f)
(g)

Assisted collections will continue where necessary.
There will be a comprehensive communication and education programme
including roadshows, displays and leaflets to inform residents.
There will be a closed lid policy, if residents are continually leaving bin lids
open, officers will visit to talk to the resident but ultimately the policy of closed
lids is to encourage greater recycling and to have fair, consistent treatment for
all residents.
If residents do not recycle they will not have enough room in their landfill waste
bin, they will need to recycle.
Information for residents of the cost of recycling and sending waste to landfill
should be included in the leaflets.
Park Homes estates could have bins in certain positions for residents to use.
There has been a slight increase in fly tipping since the bulky waste collection
was introduced, the Public Space team are monitoring this.

RESOLVED

Environment Committee
17 December 2015

To approve the policies set out in Appendix A.
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Subject to approval at
the next meeting

EC.030

EBLEY MILL HYDRO UPDATE

The Strategic Head of Development Services gave an update on the project. It is
split into three phases – outline feasibility, detailed design and consenting,
procurement and construction. Hallidays Hydro have been appointed, they are at
the first stage of the outline feasibility and are due to report back at the end of
January. The viability of the project is likely to be finely balanced depending on the
review of the ‘feed in tariff’ rates which will apply for hydro.
Concern was expressed over the cost of the project, and the Council starting a
project that may become prohibitive because of cost.
A report will be brought back to Committee in February.
EC.031

PERFORMANCE MONITORING

There was no update.
Meeting ended at 20.25 pm.

Chair

Environment Committee
17 December 2015
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Subject to approval at
the next meeting

STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title
Purpose of Report
Decision(s)

Financial Implications
and Risk Assessment

5

Stroud District Council and Electric Vehicles
To form a view of the costs and benefits of using
electric vehicles in the managed fleet
Committee RESOLVES: to request that the
Energy Savings Trust reviews the current
lease/ownership arrangements for all SDC fleet
vehicles to include the benefits and costs of
using electric vehicles in further improving the
Council’s environmental performance
There are no financial implications arising directly
from this report.
The review of the council’s current vehicle fleet by
the Energy Savings Trust is provided free of charge.
However, it should be noted that no budget
provision is made for a change in the current
arrangements. There may be costs associated with
terminating leasing arrangement or purchasing
replacement vehicles. There are also likely to be
infrastructure costs associated with a move to an
electric vehicle fleet.
David Stanley – Accountancy Manager
Tel: 01453 754100
Email: david.stanley@stroud.gov.uk

Legal Implications

Report Author

Options

Environment Committee
31 March 2016

Risk Assessment
There is risk to the Council’s good environmental
reputation if a review as set out in the report is not
undertaken.
No significant legal implications arise from this
report.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Petula Davis
Tel: 01453 754289
Email: Petula.Davis@stroud.gov.uk
Please set out details of any options considered

Agenda Item 5
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Performance
Management Follow
Up
1.

Please set out timings of reviews etc.

BACKGROUND

1.1. Greenhouse gas emissions from transport represent 21 per cent of total
UK domestic emissions, of which road transport is responsible for 92%,
1.2. The UK is one of 13 international members of the Zero Emission Vehicle
(ZEV) Alliance to promote cleaner motoring and slash transport
emissions. As part of the Alliance, the government has committed to
make nearly all cars and vans in the UK zero emission by 2050, and
announced in the November 2015 Spending Review to increase funding
to £600 million between 2015 and 2020 to support the development,
manufacture and uptake of Ultra-low emission vehicles (ULEVs).
1.3. An Ultra Low Emission Vehicle or ULEV emits extremely low levels of
carbon dioxide (CO2) compared to conventional vehicles fuelled by
petrol/diesel. At the point of energy consumption they typically have
much lower or virtually zero emissions of air pollutants and lower noise
levels.
2. In-house Fleet
2.1. The area where SDC has the most influence is it’s in- house fleet
vehicles. SDC has currently 18 fleet vehicles excluding the new in-house
gas contractor vans. However, there is currently no vehicle policy in
place that governs the environmental performance of vehicles other than
that contained within the councils environmental strategy setting out that
vehicles should be ‘best in class’. Outside this expectation the
specification of our in-house fleet vehicles used to undertake a range of
activities has been left to individual service areas, their needs and
budgets. SDC currently has

10 vehicles in Community Safety – all owned

5 vehicles in Environmental Health – all leased on a long contract

3 vehicles in Planning and Building Control – all rented on short
term contracts
2.2. The vehicles are mainly diesel, with 2 LPG duel fuel fu and are of a
variety of makes, models and ages, with annual costs per vehicle
ranging from £780 to £4711. Just over half the vehicles are not based at
Ebley Mill.

Environment Committee
31 March 2016

Agenda Item 5
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2.3. While the current lease arrangement for the EH vehicles is overdue for
renewal this is achieving a modest saving. The Community Safety
vehicles range in age from 4 to 12 years old. The rental of the planning
vehicles works well in operational and maintenance terms and does not
tie the council in to longer term arrangements but does come at a cost
compared to a longer term arrangement. .
2.4. In 2014/15 SDC in-house fleet mileage was 116307 miles and only
contributed to just over 1% of the total Greenhouse Gas (GHG)
emissions, with the bulk of emissions coming from the energy
consumption of buildings While the use of EV’s may be significant in
reputational terms the potential impact in CO2 terms is very modest
indeed.

3.

Electric Vehicles

3.1. Most electric vehicles available on the market today have a typical range
of around 100 miles. However, how far you can go on one charge largely
depends on how the car is driven, the number of passengers/load and
terrain.
3.2. There are a number of advantages of an electric vehicle including:

Reduced emissions – doesn’t emit but depends on source of the
electricity used to recharge

Reduced refuelling (recharging) costs

Reduced noise pollution

Government grants to individuals and businesses for purchasing
new electric cars

Reputation
3.3. Conversely there are a number of disadvantages:

Recharge points – currently very few public charge points

Limited range

Recharge times

Lack of choice of types of vehicle

Payback period for purchased vehicles

Battery replacement between 3 – 10 years

Buying cost – even with Gov’t grants initial costs much higher than
equivalent petrol/diesel

Lease costs are currently higher than equivalent petrol/diesel
3.4. Electric cars are a good environmental statement but most have a rather
large problem, the fact they can give drivers ‘range anxiety’ as they have
no form of alternative power. Most of the Community Safety vehicles are
not located at Ebley Mill.

Environment Committee
31 March 2016
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3.5. There are currently very few charging points in the district ,though this is
improving and nearest to Ebley Mill is at Gloucester Services
3.6. Of the current fleet vehicles most are assigned to a job role, 12 of which
undertake on average less than 30 miles per day (based on 2014/15
mileage).
3.7. If electric vehicles were considered to be a viable option for carrying out
service provision, then the infrastructure for secure charging at Ebley
Mill would also have to be a consideration. Dedicated charging bays
would reduce already over-subscribed parking.

4.

Recommendations

4.1. To apply to the Energy Savings Trust for a free and independent
assessment of our fleet vehicles including grey fleet to understand how
we can make financial and environmental savings.

Environment Committee
31 March 2016

Agenda Item 5
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title

Purpose of Report

Decision(s)

Consultation and
Feedback
Financial Implications
and Risk Assessment

6

Outline Assessment of the opportunity for SDC
to develop a Community Energy Grant/Loan
Scheme
To inform members of the potential for the setting up
of an SDC Community Energy Grant/Loan Scheme,
the options available and likely resources required to
investigate further.
Committee RESOLVES that the opportunities for the
establishment of a financial support mechanism
specifically to support community energy projects
are limited and that any opportunities for investment
should be considered on their own individual
business case merits.
Internal discussions only
There are no financial implications arising directly
from the report.
As the report sets out, the recommendation is to
investigate further the level underlying of demand
there might be for Community Energy schemes.
The report highlights the limited resources available
to the council, and therefore proposes that the
committee should consider investment in such
schemes on their own business case merits.
David Stanley – Accountancy Manager
Tel: 01453 754100
Email: david.stanley@stroud.gov.uk

Legal Implications

Environment Committee
31 March 2016

Report author to comment on the Risk Assessment
No legal implications arising from this particular
report.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
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Report Author

Emma Quest
Energy Officer (Policy & implementation)
Tel: 01453 754445
E-mail: emma.quest@stroud.gov.uk
Barry Wyatt
Strategic Head (Democratic Services)
Tel: 01453 754210
E-mail: barry.wyatt@stroud.gov.uk
The District Council can choose to invest staff
resources in to the development of a community
energy grant scheme or it can assist in providing
informal direction and advice.

Options

Background
1.
Factors that define community energy are diverse, but in general it
includes collective action to reduce, purchase, manage or generate
energy. Community energy has an emphasis on local engagement and
the local community benefiting collectively from the outcomes.
2.

There are many examples of community energy projects across the UK,
with at least 5000 community groups undertaking energy initiatives in the
last five years, projects include:







Community-owned renewable electricity installations
Low carbon and renewable heat and/or power produced locally and
distributed via a heat network or private wire arrangement.
A collective group of dwellings supporting energy saving measures
such as the installation of solid wall insulation in a geographical
area
For renewable or energy saving works in a community building
Collective purchasing/switching suppliers for gas, electricity or oil

Benefits
3.
Community energy can often tackle challenges more effectively by
developing solutions to meet local needs, and involving local people who
are well placed to understand their local areas and to bring people
together with common purpose. It can help maintain energy security,
increase community resilience, reduce carbon emissions, help people
save money on their energy bills and have wider social and economic
benefits.
Complexities and considerations
4.
A legal structure is needed to apply for the majority of grants and to
qualify for loans meaning a community energy scheme would need to be
(or form) a legal entity. If intending to offer financial assistance then a
definition of a community energy project is needed, as community
energy covers a vast array of topics, so eligibility would need to be
defined.
Environment Committee
31 March 2016
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5.

To loan on a secured or insecure basis and how much interest to charge
needs careful consideration. Loaning on an unsecured basis would be
more straightforward for a community group, as certain schemes would
not have individual assets to secure a loan against, however, this would
then pose a much higher risk of defaulting on repayments. To charge
interest on a loan would not only make it less attractive it would then
entail having to comply to more complicated legislation and, repayment
procedures. Interest free would be more attractive, but would ultimately
not offer any return on investment, cover staff costs or lost interest from
funds in an account. An alternative would be to charge interest free, but
with an administration charge.

6.

Demand is believed to be low. The Target 2050 loan, while an example
of a loan to an individual is an example where there has been very little
interest and only 1 application made in the 2 years that the scheme is
running. This has not been carried out on a community based position
and further investigation would be needed to determine demand.
Anecdotal evidence from the Energy Officer also shows that there has
only been approximately 5 community groups in the past 2 years that
have enquired about assistance from the council for such schemes. In
addition to this, financial incentives such as feed in tariffs and renewable
heat incentive rates have fallen making renewables less attractive,
resulting in longer payback times and financially less viable as
investment opportunities.

7.

Assistance for community energy is already in existence. National
Government offer unsecured loans to rural and urban areas and a
selection of commercial banks offer loans to community groups for such
projects.
Non financial support is also currently been given to
community groups as part of the Energy Officer’s role in Environmental
Health and other organisations.

8.

Resource limitations need to be considered including financial restraints,
staff resourcing and physical restrictions. Unlike other districts that have
accommodated community energy schemes, Stroud District has a
limited resource to accommodate renewable energy schemes such as
onshore wind, hydro and solar farms, with suitable land, location and
planning constraints.

Overall recommendations
9.
Further investigation would be required to properly assess the level of
demand across the district. A simple first step would be to add a new
web page to the environment pages outlining advice and signposting to
appropriate organisations. Specific community energy projects and
opportunities for investment that may be periodically presented should
be considered on their own individual business case merits as an
investment opportunity.

Environment Committee
31 March 2016
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title
Purpose of Report
Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

7

COMMUNITY INFRASTRUCTURE LEVY (CIL)
DRAFT CHARGING SCHEDULE
To approve a draft CIL charging schedule for public
consultation.
Committee resolves to:Approve the Draft CIL Charging Schedule set out
in Appendix A for publication for the purposes
of public consultation.
Public consultation took place on a Preliminary Draft
Charging Schedule in February 2014. Consultation
responses received have been considered as part of
the development of the Draft CIL Charing Schedule.
Consultation has been undertaken with the
promoters of the Local Plan strategic allocations and
service
providers
regarding
infrastructure
requirements in February 2016.
There are no direct financial implications arising
from this report.
As the report sets out, the Community Infrastructure
Levy will replace most of the Section 106 ‘tariff’
approach. The charging schedule needs to be
considered carefully to ensure adequate resource is
available to fund new or improved infrastructure,
whilst maintaining the viability of development within
the district.
David Stanley/Accountancy Manager
Tel: 01453 754100
Email: david.stanley@stroud.gov.uk
The risk that the Government may change CIL
through its current review is balanced against the
need to get in place CIL as soon as possible to
maximise revenue for infrastructure set out in the
Local Plan.
There is a risk that should the levy be set too low,
there will not be sufficient resources to fund the
required infrastructure. There is a risk that should
the levy be set too high, in order for schemes to
remain economically viable, the affordable housing

Environment Committee
31 March 2016
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Legal Implications

component (which lies outside CIL) could be
reduced or removed.
In proposing to issue a CIL charging schedule the
Council is statutorily required to produce a draft
charging schedule for consultation. Bodies which
must be consulted include the County Council, other
adjoining local planning authorities, parish councils,
residents and business in the district, other bodies
some or all of whose activities benefit the Council’s
district and bodies which represent the interests of
persons carrying on business in the district.
The draft schedule will then be considered by an
inspector at an Examination in Public in accordance
with the Planning Act 2008. Thereafter, if
appropriate, the Council will be able to adopt the
Schedule and proceed to charge the Community
Infrastructure Levy for relevant development.

Report Author

Options

Performance
Management Follow
Up

Background Papers/
Appendices

Environment Committee
31 March 2016

Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Mark Russell, Planning Strategy Manager
Tel: 01453 754305
Email: Mark.Russell@stroud.gov.uk
Options are:
1. approve the draft CIL charging schedule; or
2. amend the contents of the draft CIL charging
schedule, or
3. delay progressing CIL until the results of the
Government review of CIL are known.
Key stages of the CIL programme will be subject to
future reports to both Planning Review Panel and
Environment Committee. Council will approve the
CIL charging schedule following examination for
implementation.
The setting up of CIL will require a monitoring
mechanism and for regular reports on income
generated from CIL to be reported to the appropriate
Council meeting.
Appendix A – Draft CIL Charging Schedule
Appendix B – Consultation responses received on
the Preliminary Draft Charging Schedule
Appendix C - CIL project plan programme 2016
Background reports:
Local Plan Viability Study (August 2013); CIL
Viability Study: An Annex to Stroud Local Plan
Viability Study (Jan 2014); CIL Viability Update
Study (March 2016); Infrastructure Delivery Plan
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(October 2014) with subsequent supporting position
statements (March 2016).
1.

BACKGROUND

1.1 The purpose of the Community Infrastructure Levy (CIL) is “to ensure
that costs incurred in providing infrastructure to support the development
of an area can be funded (wholly or partly) by owners or developers of
land” (Section 205, Planning Act 2008). CIL enables the local planning
authority to charge a tariff on most new development. This goes into a
locally-held fund it administers and uses to pay for infrastructure which is
needed as a result of permitting development in its area.
1.2 A statutory CIL Charging Schedule is subject to formal public
consultation and examination. The Charging Schedule sets out the
amount to be levied from various types of development together with a
list of infrastructure schemes that may require CIL funding.
1.3 Unlike Section 106, once it is in force CIL is non-negotiable, so applying
and collecting it is largely an administrative process. CIL is a levy which
must be based on economic viability alone i.e. what development can
afford to pay. Once a CIL is in place Section 106 agreement payments
will no longer be pooled for generic payments towards infrastructure
providers, except for affordable housing. CIL will be the main source of
funding for these types of infrastructure. S.106 will continue to be used
for affordable housing and anything required to make specific
developments acceptable in planning terms.
1.4 The Government’s intention for this is that the Levy will provide a fairer,
faster and more certain and transparent system than planning
obligations which can cause delay as a result of lengthy negotiations. As
CIL is chargeable for every development (e.g. a single dwelling) rather
than confined to major schemes (as with existing S.106 agreements) it is
likely to increase substantially the financial resources available to
councils to pay for future infrastructure. In addition, 15% of all CIL
collected (and 25% if a Neighbourhood Plan is in place) will be given
directly to the parish council in which the development is located to
provide the community infrastructure considered necessary by that
council.
2.

PROGRESS TO DATE

2.1 In October 2013 Environment Committee resolved to support the
preparation of a Community Infrastructure Levy (CIL) for Stroud District.
In February 2014 a Preliminary Draft Charging Schedule was approved
by Committee and public consultation was carried out ending during
February and March 2014. Consultation resulted in 32 responses from
individuals and organisations. A summary of the responses received is
attached at Appendix B. The issues raised in these responses have
been taken into account in preparing the Draft Charging Schedule.
Environment Committee
31 March 2016
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2.2 The suspension of the Local Plan examination in July 2014 necessitated
a delay in progressing CIL whilst the scale and distribution of proposed
development and infrastructure in the District was reviewed.
2.3 A workshop for Council officers and infrastructure providers facilitated by
the Planning Advisory Service was held in September 2015 to discuss
what types of infrastructure CIL could be used to fund in the future.
2.4 Further workshops with the promoters of the Local Plan strategic
allocations and service providers regarding infrastructure requirements
were held in February 2016.
2.5 Updates of the relevant evidence covering viability and infrastructure
matters have been completed taking into account values and costs as at
March 2016.
3.

SETTING THE LEVEL OF CIL

3.1 Once adopted, the Charging Schedule will set a standardised CIL rate
which will vary only by types of development and any site specific
circumstances within the District. Funds collected through CIL must be
spent on infrastructure required to support development in the area.
3.2 Setting a CIL rate close to the limits of viability could have an adverse
impact on development coming forward. Our consultants recommend
that Stroud District Council adopts a cautious approach when setting the
level. Producing a CIL rate well within the limits of viability alongside a
limited list of infrastructure to be paid for via CIL will reflect the uncertain
market and ensure that no sites are threatened to become unviable.
3.3 Setting a nil rate for residential development within a defined Stroud
Valleys area (see map in Appendix A) reflects the current constraints
associated with brownfield sites located within the valley bottoms and
more generally sites within the canal and river corridor. Setting a nil rate
for strategic residential sites set out in the Local Plan will allow the
developers of these sites to deliver infrastructure required for these sites
through legal agreements.
3.4 The recommended CIL rates for different land uses and for different
areas are set out overleaf:

Environment Committee
31 March 2016
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Table – Revised Levy Rate
CIL Rates £/m2
New additional floorspace

Type of Development
Residential (including older
people’s housing)
 Sites within the Stroud Valleys
area
 Strategic sites identified in the
Local Plan



All other sites

£0/m2
£0/m2 on the basis that developers
are required to meet their own site
infrastructure costs and these
costs are as set out in the CIL
Viability Study
£80/m2

Supermarkets
and
Retail £75/m2
Warehouses
Source: Post PDCS CIL Viability Update March 2016

3.5 The CIL Regulations provides for an authority to set an instalment policy
that allows payments to be spread over longer periods. If an Instalment
Policy is not adopted, then payment is due in full at the end of 60 days
after commencement. To require payment in full, particularly on large
schemes in line with CIL Guidance could have a dramatic and serious
impact on delivery. The consultant’s recommendation is that the Council
should introduce an amended instalment policy. Not to do so could put
the development set out in the Local Plan at serious risk.
4.

RELATIONSHIP BETWEEN S.106 AND CIL

4.1 The following table summarises the intended relationship between what
CIL will help pay for and what will continue to be funded through S.106
planning obligations or S.278 agreements under the Highways Act 1980.
It is very important that a clear distinction is established between what
CIL and S.106/S.278 payments are used for.
Funded through CIL
i.
ii.
iii.
iv.
v.
vi.
vii.

Funded through S.106/S.278

Canal infrastructure
Education schemes (off-site)
Social infrastructure (off-site)
Transport schemes
(highways, public transport)
Greenspace, river corridor
enhancements (off-site)
Strategic flood risk schemes
Strategic waste and recycling

Environment Committee
31 March 2016

i.
ii.
iii.
iv.
v.
vi.
vii.
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Affordable housing
On-site schools
On-site social infrastructure
Highway access arrangements
and on-site transport provision
On-site greenspace and
landscaping
On-site drainage
On-site waste collection
Agenda Item 7

4.2 A CIL charging authority is required to publish a list of infrastructure that
will benefit from CIL. The list of infrastructure to be funded by CIL set out
above summarises the draft Regulation 123 List which is set out within
the Draft Charging Schedule at Appendix A. This sets out those
infrastructure projects that the Council intends will be, or may be, wholly
or partly funded by CIL.
4.3 This draft Regulation 123 list will also be subject to public consultation
before being finalised by the Council. Once finalised, the Council will
need to review this list at least once a year, as part of its monitoring of
CIL collection and spending. The Council should only make
amendments to the list following consultation with local communities.
4.4 Elsewhere in this agenda, there is a report on a draft Planning
Obligations Supplementary Planning Document (SPD) which has been
produced in consultation with the County Council to provide guidance for
developers on the types of infrastructure that will continue to be provided
through S106 planning obligations or S278 agreements (under the
Highway Act 1980). The SPD also sets out this Council’s approach to
affordable housing, as affordable housing cannot be funded via CIL. This
SPD should also be subject to public consultation before being finalised
by the Council.
5.

INFRASTRUCTURE NEEDS

5.1 An Infrastructure Delivery Plan was prepared in 2014 to support the
Local Plan. This sets out the costs of all infrastructure needed to support
development planned in Stroud District. It establishes that, after taking
into account all sources of funding, such as from the LEP, New Homes
Bonus, through the County Council, from Central Government and HCA,
there will be a significant funding gap, which helps to justify the
application of CIL.
5.2 Recently, consultants Arup have updated the infrastructure costs
associated with the strategic site allocations to support CIL viability
testing. A reassessment of the current funding gap for essential
infrastructure has also been carried out to ensure there is a solid
justification for progressing with CIL.
6.

NEXT STEPS

6.1 A programme setting out the key steps towards the implementation of
CIL is set out in Appendix C.
6.2 The Draft Charging Schedule (including draft Regulation 123 List) should
be subject to six weeks of public consultation. A report will be brought
back to Environment Committee in June 2016 on the results of
consultation, seeking approval to submit the final CIL documentation for
examination.
Environment Committee
31 March 2016
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6.3 It is anticipated that the examination will take four months, before the
Council is in a position to approve CIL for implementation at the end of
2016.
6.4 The Government is currently reviewing CIL and may propose changes in
the future. However, officers consider that it is best to progress CIL in
the meantime and respond to any changes rather than to wait for any
potential changes to emerge in the future.

Environment Committee
31 March 2016
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Appendix A

Stroud District Local Plan:
Draft Charging Schedule
March 2016
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The Planning Strategy Team
Development Services
Stroud District Council
Ebley Mill
Stroud
Gloucestershire
GL5 4UB
01453 754143
local.plan@stroud.gov.uk

Visit www.stroud.gov.uk
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1. Introduction
The Council has an adopted Stroud District Local Plan (November 2015). This
identifies the growth required within the District to meet needs up to 2031. In order to
plan positively for future growth, a level of infrastructure is needed to support
development. This document sets out the Council’s current position regarding the
Community Infrastructure Levy (CIL) as one of the mechanisms to facilitate and pay
for necessary infrastructure provision.
Consultation
This consultation is the second formal stage of the Council’s preparation of a CIL
Charging Schedule. Once adopted, the Schedule will set a standardised rate which
varies only by types of development or geographical location within the District.
Funds collected through CIL must be spent on infrastructure required to support
development in the area. We therefore welcome your views on the proposed rates
and the evidence that supports them.
The consultation is carried out in accordance with Regulation 16 of the Community
Infrastructure Levy Regulations 2010, as amended.
Comments should be submitted by xxxxx via the Council’s online consultation portal
www.stroud.gov.uk/consult, or by returning the comments form by email to
local.plan@stroud.gov.uk or in writing to:
The Planning Strategy Team,
Development Services,
Stroud District Council,
Ebley Mill,
Stroud,
Gloucestershire,
GL5 4UB
Comments are welcomed on all aspects of this document whether we have
specifically set out a question relating to the point or not.
This document is supported by the Local Plan Viability Study (August 2013), CIL
Viability Study: An Annex to Stroud Local Plan Viability Study (Jan 2014), CIL
Viability Update (March 2016) and the Infrastructure Delivery Plan (October
2014) with subsequent supporting position statements (March 2016).
Comments received in this period will be taken into account in finalising the draft CIL
Charging Schedule, examination by an independent examiner and adoption.
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Future Timetable
The Council’s timetable for producing an adopted CIL Charging Schedule is:
Stage

Date

1. Consultation on Draft
Charging Schedule.
2. Examination in Public

April - May 2016
6 Weeks
Summer-Autumn 2016

3. Full Council to agree its
adoption
4. Adoption and
Implementation

Winter 2016/17
Winter 2016/17

2. Background
CIL is a charge levied on buildings and extensions to buildings according to their
floor area. Money raised from development will help the Council pay towards district
wide infrastructure priorities to ensure the District grows sustainably. Section 106
legal agreements will not be completely replaced however and will continue to be
used for affordable housing and anything required to make specific developments
acceptable in planning terms.
Only the net additional floorspace on a development site will be expected to pay CIL
if an existing building, or part of it, has been in use for 6 months within the last three
years. Therefore the CIL receipts generated on a brownfield site with existing
buildings in use will be lower than those generated on greenfield sites.
This document sets out what certain forms of development will pay and the expected
rates of each development. However, the following types of development are
considered to be exempt for paying CIL:








New buildings or extensions of less than 100 sqm gross internal area unless
they result in the development of one or more new dwellings. Within Stroud
therefore, the majority of residential extensions will not be required to pay CIL
but some larger extensions may;
Affordable housing, subject to the developer applying for relief in the manner
set out in the regulations;
Development by a charity where the development will be used wholly or
mainly for charitable purposes;
Buildings into which people do not normally go, or go only intermittently for
the purpose of inspecting and maintaining fixed plant or machinery;
Houses, flats, residential annexes and residential extensions which are built
by “self builders”.
Vacant buildings brought back into the same use.
Page 25 of 87

2

3. Relationship to Section 106 Agreements
The CIL Regulations introduced in April 2010 and subsequently amended, contain
measures to reduce the use of Section 106 agreements to fund infrastructure. The
CIL Regulations require that from April 2015 Section 106 agreements must meet 3
criteria:




necessary to make the development acceptable in planning terms;
directly related to the development;
fairly and reasonably related in scale and kind to the development.

A second measure restricts the use of planning obligations for pooling contributions
towards infrastructure. The CIL Regulations only allow for a maximum of five
obligations to contribute to a certain infrastructure project or type of infrastructure.
Where a charging schedule is in place, a planning obligation cannot be used to
require funding for a piece of infrastructure that is listed as being funded by CIL.
Once a CIL is in place Section 106 contributions will no longer be pooled for generic
payments towards infrastructure providers, except for affordable housing. CIL will be
the main source of funding for these types of infrastructure.
It is the intention of Stroud District Council to continue to use Section 106
agreements to fund infrastructure projects needed to mitigate those matters directly
related to site specific issues.
The CIL Regulations require an authority to set out a list of projects or types of
infrastructure which they intend to fund through the Levy. This will be achieved
through Stroud District Council’s Regulation 123 List which will set out a list of
infrastructure projects or types of infrastructure projects which may be wholly or
partly funded by CIL.
To produce the Regulation 123 List, Stroud District Council must first identify the
infrastructure requirements of the area and must understand how they relate to the
pattern of development across the wider area. The Council has developed this work
through the Stroud Infrastructure Delivery Plan (IDP). Stroud District Council will
continue to work with infrastructure providers and site promoters (where appropriate)
to identify where specific infrastructure should be funded through Section 106
agreements or through CIL.
In Appendix 2 of this report the Council has set out a current position for the
relationship between the two collection methods. The Council will also move towards
adding further clarity on the approach to collecting monies from Section 106
agreements post adoption of CIL. A Supplementary Planning Document (SPD) will
be produced to provide guidance for developers.
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4. The Stroud District Council approach to CIL
The future of the economy is still uncertain in 2016 and, whilst the general fall in
house prices has stopped and there have been positive policy changes and
messages about growth, fluctuations remain and confidence in the market is brittle.
Setting a CIL rate close to the limits of viability could therefore have an adverse
impact on development coming forward. Our consultants recommend that Stroud
District Council should continue to adopt a cautious approach when setting the level.
A nil rate for residential sites within a defined Stroud Valleys area (see Annex 1 map)
reflects the current constraints associated with brownfield sites located within the
valley bottoms and more generally sites within the canal and river corridor. In
addition, setting a nil rate for strategic housing sites set out in the Local Plan will
allow the developers of these sites to deliver the infrastructure required for these
sites through Section 106 agreements.
The April 2014 amendments to the regulations have extended the provision whereby
charging authorities can accept payments in kind through provision of both land and
Infrastructure either on-site or off-site for the whole or part of the requirement. This
will be subject to conditions being met.
Strategic sites
Charging authorities are permitted to treat major sites as a separate geographical
zone, where this can be supported by robust economic viability.
Such sites result in substantial infrastructure requirements in their own right which
the Council considers can be provided most efficiently by allowing developers to
deliver through Section 106 agreements. At the current time, therefore, a nil rate of
CIL for strategic housing sites has been taken. Going forward, further work has been
carried out in consultation with the developers to identify actual costs of delivering
the infrastructure and identify a clear delivery strategy in February and March of this
year. Should robust evidence become available to suggest a different CIL rate,
justified by reference to the economic viability of development, then the planning
authority will make an informed decision on the most appropriate rate to deliver the
infrastructure required.
5. Financial evidence
CIL charging schedules must set out the charge(s) in £ per sqm that development
will be expected to pay to support the provision of infrastructure. The charge can be
varied by area and type of development on the basis of viability evidence.
Based on the viability evidence set out in the Local Plan Viability Study (August
2013), the CIL Viability Study (January 2014) and the CIL Viability Update (March
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2016), CIL, when set at the rates set out below, would not threaten delivery of Local
Plan for Stroud as a whole.
The revised recommended rates of CIL are summarised as follows:
Type of Development

CIL Rates £ per square metre
New additional floorspace

Residential (including older peoples
housing)
 Sites within the Stroud Valley area (see
Annex 1 map)


Strategic sites identified in the Local
Plan

 All other sites
Supermarkets and Retail Warehouses

£0/m2

£0/m2
on the basis that developers are
required to meet their own site
infrastructure costs and these costs
are as set out in the CIL Viability
Study
£80/m2
£75/m2

1. Do you think the evidence for the suggested rates is justified and
robust?
2. Do you agree with the different approaches for commercial
development, compared to housing development?
3. Is CIL set at the right level, bearing in mind the economic viability of
development as set out in the CIL Viability Update Study?

6. Infrastructure need
A Stroud IDP has been prepared for the Council by consultants Ove-Arup. This
report identifies the costs of infrastructure needed to support development planned in
Stroud District as set out in the adopted Local Plan. The report also examines
whether there are any existing or future funding streams for infrastructure and
calculates an aggregate funding gap that CIL will need to help address. Further work
has been carried out to establishing the requirement for infrastructure to support new
development and the costs of providing this and consider the amounts of funding
that may or may not be available from other sources such as the Local Enterprise
Partnership (LEP), New Homes Bonus, through the County Council, from Central
Government and the Homes and Communities Agency (HCA), and through their own
resources.
When the Council has adopted the CIL, the amount of funding required will be a
material consideration as it may be that the delivery of the Local Plan is threatened
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in the absence of CIL to pay for infrastructure. However, it should be stressed that
CIL should only be set with regard to the effect of CIL on development viability.
There is no expectation that CIL should pay for all of the infrastructure requirements
in an area. There are a range of other sources, as set out above, that are taken into
account. The Council will need to consider the total amount of money that may be
received through the consequence of development; from CIL, from s106 payments,
and from the New Homes Bonus, when striking the balance as to their level of CIL.
4. Can more detail be provided on the infrastructure funding deficit?
5. Do you have any comments on the Indicative 106 list and the proposed
split between infrastructure to be provided through CIL and S106?

7. Instalment policy
The CIL Guidance explains that:
Regulation 70 (as amended by the 2012 and 2013 Regulations) provides for
payment by instalment where an instalment policy is in place. Where no instalment
policy is in place, payment is due in full at the end of 60 days after development
commenced (see Regulation 7, and section 56(4) of the Town and Country Planning
Act 1990, for the definition of ‘commencement of development’). (PPG Reference ID:
25-055-20140612)
If an Instalment Policy is not adopted, then payment is due in full at the end of 60
days after commencement. To require payment, particularly on large schemes in line
with the above, could have a dramatic and serious impact on the delivery of projects.
Therefore the Council intends to introduce an Instalment Policy. Not to do so could
put the Development Plan at serious risk.
The modelling in the CIL Viability Update Study (March 2016) is on the basis that the
Council does introduce an Instalment Policy that enables CIL to be paid, through the
life of a project, in equal instalments. There are a range of alternative instalment
policy structures that could be adopted such as the one set out below as an
example. In any event any instalment policy should have a provision whereby, in all
cases, the full balance is payable on occupation / opening of the development if this
is earlier than the instalment dates set out in the table.
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Potential Instalment Policy
CIL in £
up to £6,000
£6,001 to £30,000

£30,001 to £150,000

£150,001 to £300,000

£300,001 to £600,000

£600,001 to £1,200,000

£1,200,001 to £1,800,000

£1,800,001 and over

Number of
Instalments
2
3

3

4

5

6

7

8

Total Timescale for
Instalments

Payment
Amounts

Payment Periods

270 days (9 months)

10%

60 days from commencement.

90%

270 days from commencement.

10%

60 days from commencement.

45%

270 days from commencement.

45%

365 days from commencement.

10%

60 days from commencement.

45%

365 days from commencement.

45%

548 days from commencement.

10%

60 days from commencement.

30%

365 days from commencement.

30%

548 days from commencement.

30%

730 days from commencement.

10%

60 days from commencement.

23%

365 days from commencement.

23%

548 days from commencement.

23%

730 days from commencement.

21%

1095 days from commencement.

10%

60 days from commencement.

18%

365 days from commencement.

18%

548 days from commencement.

18%

730 days from commencement.

18%

1095 days from commencement.

18%

1460 days from commencement.

10%

60 days from commencement.

15%

365 days from commencement.

15%

548 days from commencement.

15%

730 days from commencement.

15%

1095 days from commencement.

15%

1460 days from commencement.

15%

1825 days from commencement.

10%

60 days from commencement.

13%

365 days from commencement.

13%

548 days from commencement.

13%

730 days from commencement.

13%

1095 days from commencement.

13%

1460 days from commencement.

13%

1825 days from commencement.

12%

2190 days from commencement.

365 days (1 year)

548 days (18 months)

730 days (2 years)

1095 days (3 years)

1460 days (4 years)

1825 days (5 years)

2190 days (6 years)

Source: HDH 2015
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In accordance with Regulation 69B of the Community Infrastructure Levy
Regulations 2010 (as amended), the Council will automatically allow the payment of
CIL by instalments. The instalments permitted will be linked to the amount payable
(the chargeable amount) as recorded on the Demand Notice.
As permitted under Regulation 9 (4) of the Community Infrastructure Regulations
2010 (as amended), where outline planning permission which permits development
to be implemented in phases has been granted, each phase of the development as
agreed by the Council is a separate chargeable development and the instalment
policy will, therefore, apply to each separate chargeable development and
associated separate liable amount chargeable.
This policy will not apply if any one or more of the following applies:
a) A commencement notice has not been submitted prior to commencement of the
chargeable development, as required by Regulation 67 of the Community
Infrastructure Regulations 2010 (as amended);
b) On the intended date of commencement
i. Nobody has assumed liability to pay CIL in respect of the chargeable
development;
ii. A commencement notice has been received by the Council in respect of
the chargeable development; and
iii. The Council has not determined a deemed commencement date for the
chargeable development and, therefore, payment is required in full, as
required by Regulation 71 of the Community Infrastructure Regulations
2010 (as amended);
c) A person has failed to notify the Council of a disqualifying event before the end
of 14 days beginning with the day on which the disqualifying event occurs, as
per the Community Infrastructure Regulations 2010 (as amended);
d) An instalment payment has not been made in full after the end of the period of
30 days beginning with the day on which the instalment payment was due, as
per the Community Infrastructure Regulations 2010 (as amended).
Where the instalment policy is not applicable, the amount must be paid in full at the
end of the period of 60 days beginning with the notified or deemed commencement
date of the chargeable development or the date of the disqualifying event, whichever
is the earliest, unless specified otherwise within the Community Infrastructure Levy
Regulations 2010 (as amended).
6. Do you agree with the suggested approach to introduce an Instalments
Policy?
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8. Payment of the Levy
The CIL rate will be expressed as a £ per m2 (gross internal area) charge within a
Charging Schedule. The following development is subject to a charge:




Most buildings that people normally use.
Where more than 100m2 of floorspace (net) or a new dwelling is created (even
if it is less than 100m2).
Residential and non-residential uses.

The levy is non-negotiable and will be payable (to the charging authority) over the
agreed phased period set out in the instalments policy above.
9. Exemptions and Relief
Certain types of development are exempt from paying the CIL levy. The CIL
Regulations state that affordable housing and charitable developments (development
by a registered charity for charitable purposes) must be exempt from paying the levy.
The CIL Regulations also allow a charging authority to introduce a discretionary relief
policy if exceptional circumstances are satisfied.
7. Do you believe that Stroud District Council should implement a
discretionary relief policy?
10. Review and Monitoring
Due to the uncertain market it is recommended that CIL rates are reviewed every
three years or if there is evidence to suggest that local house prices have changed
by more than 10% from the date of implementation of CIL.
The viability evidence which has been created to inform the CIL rates has been
carried out on the basis that housing units will be built to Part L of the current
Building Regulations. Should these standards be changed it will be necessary to
review the CIL rates.
8. Do you agree that Stroud District Council should review CIL: every three
years; or if there is evidence to suggest that house prices have changed
by more than 10%; or if there is an increase in building requirements
past Part L of the current Building Regulations?
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Annex 1: Stroud Valleys Charging Zone

SDC TO DRAFT….

Page 33 of 87
10

Annex 2 Indicative Draft 123 list
Infrastructure to be funded, or part funded, through CIL

Infrastructure to be funded through S.106 obligations; S.278
of the Highways Act; other legislation or through planning
condition

Education
Early years, primary and secondary school schemes (covering
ages 2-19)(excluding new primary schools required by strategic
site allocations)

New primary schools at strategic site allocations

Social infrastructure
Social infrastructure, including community facilities, sports,
recreational, play infrastructure, youth provision, public realm,
art and cultural facilities (excluding on site provision)

On site provision at strategic site allocations (including at Hunts
Grove Local Centre and West of Stonehouse Local Centre) and
at other development sites

Transport
Transport infrastructure including highway improvement
schemes, cycling and walking infrastructure and public transport
(excluding specific mitigation works on, or directly related to, a
development site)

Highway access arrangements and development specific
mitigation works, on site cycling and walking routes, on-site
traffic calming, on-site bus stops and shelters at strategic site
allocations and other development sites

Canal infrastructure
Infrastructure associated with improving or re-opening the
Stroudwater Navigation, the Thames and Severn Canal or the
Gloucester & Sharpness Canal including towpaths
Green infrastructure
The creation, improvement and maintenance of accessible
natural greenspace and river corridors, for biodiversity and flood
risk enhancements, including recreation mitigation schemes for
Rodborough Common and/or Severn Estuary SPA/SAC
(excluding on site provision)

On site provision at strategic site allocations and other
development sites
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Strategic flood risk measures
Improvements to Severn Estuary flood defences, river corridors
and restoration of canal network for flood risk enhancements
including the RSuDS scheme and as set out in the Stroud
Valleys Initiative (excluding on site provision)

On site management and disposal of surface water, including
sustainable drainage systems (SuDS) at strategic site
allocations and other development sites

Emergency Services (Police, Fire and Ambulance)
Sites for surgeries at strategic site allocations(including at Hunts
Grove Local Centre and West of Stonehouse Local Centre)

Health and wellbeing infrastructure
Renewable energy infrastructure

On site collection facilities and waste reduction initiatives

Strategic waste and recycling infrastructure
Provision of household waste recycling and waste management
facilities (excluding on site collection facilities)
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Appendix B
Preliminary Draft Charging Schedule: Summary of Consultation Responses Received
No. Organisation

Summary of representation received

1.

The review should be more frequent than every 3 years due to the housing market’s ability to change frequently.

Wotton under Edge
Town Council

It is unclear whether towns and parishes need to provide Stroud District Council with details of areas where CIL funding
is required. Wotton-under-Edge Town Council has two priority areas for S106 and CIL funding: Car parking, which has
already been identified within the Local Plan, and also the provision of youth funding, for both youth clubs and for sport
via the Wotton Sports Foundation.
2.

The Theatres Trust

The provision of community facilities (services) usually depends on public investment or subsidy in one form or another in
order to be delivered, even when privately operated. They are therefore inherently unviable in developer terms, even
without the imposition of CIL. Rather than helping fund CIL, these developments are funded by CIL. The Council should
therefore propose a zero rate of CIL for community facility development (with a description of what is meant by the term
‘community facility’).

3.

Peter Brett – on
behalf of Canal &
River Trust

Believe that the approach to separate the strategic sites from general development is the correct approach.
Support a nil CIL charge on the Sharpness Docks site and for planning obligations to be secured through site specific
S.106s.
Strongly recommend that the review period is kept flexible in line with the regulations.
Agree to a different approach for commercial development to housing. However, a standard charge of £10 psm for all
other uses except residential, retail warehousing and supermarkets is not supported by the evidence presented.
Highlighting the scarcity of speculative office and light industrial development and the loss of such space to higher value
uses.

4.

English Heritage

The Indicative Draft 123 list refers to canal improvements and public realm measures, but they appear as matters to be
funded by S106 although they do qualify for CIL funding as areas of ‘open space’, public realm improvements to historic
streets and spaces are relevant matters for the CIL. The Localism Act also allows CIL to be used for maintenance and
on-going costs of heritage assets.
EH recommends that investment in the protection, conservation and enhancement of heritage assets and/ or their
settings is included in the Regulation 123 list to ensure CIL monies are available to fund appropriate initiatives.
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In the 123 list there is reference to the Sharpness Docks. EH suggests additional text that supports the funding of works

to conserve and enhance the significance of conservation area as set out in the proposed Sharpness Docks masterplan.
EH encourages local authorities to assert their right to apply discretionary relief for exceptional circumstances; where
development which affects heritage assets and their settings and/or their significance, may become unviable if it was
subject to CIL.

5.

Highway Agency

The Agency can assist with identifying relevant costs to set CIL contribution levels to ensure adequate funding to the
essential infrastructure.
The Agency’s comments are based on principles as the transport modelling is currently in process (in April 2014).
The Agency supports the continued use of S106 agreements to fund infrastructure directly related to the site.
The Agency welcomes the staged payments for larger development.
The Agency does not consider the evidence base to be sufficient (on 01/04/2014) to be able to comment on the CIL
contributions and recommends revision of the CIL rates once the transport modelling is complete.
The Agency proposes yearly review to take account of changing economic condition s and the changing requirement for
infrastructure.

6.

Turley - St Modwen

St Modwen would like to express their objection to the proposed Stroud District Council CIL rate of £10/sq m for B1, B2
and B8 uses (classed as ‘all other chargeable development’) as set out in the draft Charging Schedule.
The supporting evidence for the above statement is presented and concludes as: If the CIL rate at Stroud is set higher for
employment uses than other authorities they run the risk of losing employment development opportunities to other local
authority areas where they will not be subject to such a charge, which in turn could undermine the local economy and the
Strategy and Objectives of the Local Plan as a whole.
St Modwen recommends that the Council re-considers and revises the rate for B class uses to a nil rate so as not to
undermine the viability of proposed commercial developments, in line with the recommendations set out in the supporting
CIL/Local Plan viability studies.

7.

Indigo Planning

Valad Europe (VE) welcomes the £0 rate for residential developments on sites within the Stroud Valley area but request
revisions to the proposed rate of £150 per sq. m. for Supermarkets and Retail Warehouses.
VE does not agree with the evidence model used, as the discount food store suitable for a site at Bath Road Trading
Estate Stroud, is unlikely to achieve the estimated capital values set out in the CIL Viability Study.
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The proposed revision would ensure the charging schedule strikes an appropriate balance between funding the cost of

infrastructure to support development and the viability of development across the District.
8.

Cotswold Canal
Trust

CCT has reservations about the blanket application of zero rating to all housing developments in the bottom of the Stroud
Valleys, without exception, as each site has its individual character. Equally, the same line of reasoning should be
applied to the blanket value of £10 /sq.m. for retail use. CCT proposes that an exception clause is incorporated: “..subject
to individual site review by the Council.”
The overall deficiency in funding infrastructure through CIL is acknowledged. The logical conclusion is to fund the deficit
through other sources. CCT is leading a Consortium to bid for Heritage Lottery funding for Phase 1b – Stonehouse to
Saul – of the canal restoration project. Heritage Lottery Fund requires match funding of approximately 25% for them to
make an award. CIL monies would assist to lever such funding. The logical arrangement would therefore be to commit
CIL funds in this way to the extent that is considered to be reasonable. [Delivery Policy ES11 applies]
There are several suggestions for change of wording in and additions to the policy, to be found under the Specific Canal
Projects heading.
CCT would like to enter into dialogue with the Council about a more appropriate and wider definition of canal project for
which CIL funds could be used.
CCT supports the principle of discretionary relief of CIL in appropriate circumstances and the principle of staged
payments of CIL
For any development immediately adjoining the canal, CCT is seeking – through the framework of CIL or S106 – an
annual fee per property towards the on-going upkeep of the canal, and would like to enter into discussion with the
Council about ways of achieving this reasonable objective. CCT initial thoughts are that this is easier to achieve through
the medium of S106 agreements.

9.

The Cotswolds
Conservation Board

The Board wishes to draw your attention to the Community Infrastructure Levy: Preliminary Draft Charging Schedule
published by West Berkshire District Council in early 2013. A copy is attached to this response.
There is a copy of the West Berkshire Council CIL viability study which concluded that a higher rate of CIL could be
justified in the AONB because of the “higher values” and limited level of growth generally seen in rural areas and in the
AONB in particular. The Board would suggest that such factors could be shown to justify a similar approach to the CIL
levels in the Cotswolds AONB in Stroud District.
Secondly, with respect to the Draft Regulation 123 List the Board would suggest the ‘Open Space/Green infrastructure’
description be modified to include access to the countryside (which itself constitutes green infrastructure) and also
include reference to meeting the Council’s duty set out in Section 85 of the Countryside and Rights of Way Act 2000. This
could be achieved by including a reference to the delivery of the Cotswolds AONB Management Plan in this section.
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10.

Network Rail

Network Rail (NR) is pleased to see the rail proposals highlighted in the transport section and agree with the station

improvements.
NR is aware of the aspiration for re-opening Stonehouse (Bristol Line) Station and encourages the continued
engagement of Network Rail and the train operating companies in relation to this.
To ensure that developer contributions can deliver appropriate improvements to the rail network, NR recommends that
developer contributions should include provisions for rail and should include the list of suggestions in the enclosed email.
11.

Savills on behalf of
House Builder
Consortium Group

The HBCG members are Persimmon Homes, Taylor Wimpey, Redrow, Crest Nicholson
HBCG remains extremely concerned that the imposition of the proposed CIL charges within Stroud are not supported by
robust viability evidence and that the imposition of a high cost burden on development in current market conditions, is not
appropriate.
There is a significant risk that the imposition of CIL will have a considerable impact upon housing delivery rates at a time
when the planning system must endeavour to support the delivery of housing and, consistent with the NPPF, seek to
boost significantly the supply of housing.
The group recognises that the proposed changes to the assumptions used in the Viability Study would inevitably reduce
the maximum chargeable rates indicated by the evidence and would therefore in turn suggest that there should be a
lower residential rate of CIL.
The response includes an additional word document file outlining the reasons why the underlying evidence is flawed and
how CIL contributions should be reduced. However, the inclusion of an instalments policy is welcomed and considered
both reasonable and appropriate.

12.

Pioneer Property
Services Ltd

For the draft CIL Charging Schedule to be rendered sound, additional work is required to be undertaken by the Council in
co-operation with key stakeholders. This work will need to provide a full review of infrastructure requirements alongside a
realistic assessment of economic viability. As a result of this additional work, reductions should be proposed where
necessary to policy burdens (particularly high cost requirements such as affordable housing) to ensure the deliverability
of the emerging Local Plan and assist with providing sufficient funds to assist with addressing essential infrastructure
through CIL charges.
The Council’s draft Charging Schedule acknowledges that costs and delivery strategies for the infrastructure necessary
to enable strategic sites to be developed are yet to be identified. Where these matters are not robustly assessed and it
remains unclear how essential infrastructure items will be funded (i.e. either through CIL payments or obligations /
conditions) there is valid concern that developers may end up paying for the same item of infrastructure twice.
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It is of significant concern that even at the stage
upon a draft CIL Charging Schedule, It is questionable that
the Council are in a position to be able to ‘strike an appropriate balance’ between ensuring that the necessary

infrastructure is funded and the impact of this upon the viability of development is understood.
It is agreed in principle that the Council should review CIL charges on a regular basis and when changes occur that are
likely to impact upon economic viability in accordance with current CIL Guidance.
There is an extensive Infrastructure and Viability Evidence Base Review attached to the original consultation form
outlining where the evidence presented by the SDC is insufficient.
13.

CgMs Consulting –
on behalf of Stroud
Corporation Ltd

CgMs confirm support for the current approach to CIL for residential development within the Stroud Valley area and on
strategic sites, which proposes a zero rate charge based on current viability considerations.
It is considered however that a zero rate of CIL should also apply to employment generating uses within these locations
and on these strategic sites. The development costs of bringing these sites back into use and the lack of demand for
viable employment uses has prevented these sites from coming forward for development.

14.

Gloucestershire
Rural Community
Council

All financial assumptions have been fully explained and a wide range of different scenarios explained. It should be noted
however that building costs have risen quite significantly since the reports were written.
GRCC is concerned that the proposal to restrict CIL to non-strategic sites will disadvantage those communities with
proposed strategic sites (including Stroud Valleys) – not allowing them the freedom to benefit generally from CIL
contributions (15% for communities without a Neighbourhood Development Plan (NDP) and 25% for communities with
NDPs). They may have community priorities which are outside the scope of Section 106 funding. How will these
community priorities be met if not through CIL?
GRCC agrees as far as can be gathered with the calculations and comparisons with other districts’ levels of CIL. It
seems to have been set at a realistic level designed not to discourage development.
Concerns are expressed about developers trying to avoid CIL payments.
A review every 3 years is supported as it is clear and predictable for all parties. The workload required to carry out the
review can then also be predicted and planned for and 3 years should be a frequent enough interval.
Has the Council considered house price percentage rises other than 10%?

15.

GVA – SW
Ambulance Service
NHS Foundation
Trust

The South Western Ambulance NHS Foundation Trust seeks to confirm that the proposed CIL rate of £10msq applicable
for ‘other development’ will not be applied to development of new floorspace required in association with the delivery of
emergency services. The waving of CIL in connection with new development for emergency service provision has been
recognised elsewhere given the challenge of delivering such vital community infrastructure.
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required provision of stand by points within the Stroud Valleys. However, we have concerns that the proposals for these
to be delivered through Section 106 rather than CIL places them at risk due to the potential challenge of viability of these
sites and the ability to deliver a full range of Section 106 provisions (in addition to CIL).
16.

Painswick Parish
Council

The Parish Council would not necessarily disagree with the findings of the Consultant who carried out the CIL Viability
Study. Having said that; it is not clear how the evidence translates to the types of development within the CIL rates
charges table. More specifically, what does ‘Residential – all other sites’ and ‘All other development’ cover?
The Parish Council is concerned about the rate of £80/m2 for ‘all other sites’. The average size of a single dwelling built
around Painswick is 200 m2. This would add a cost of £16,000 to a single dwelling build. The Parish Council is also
concerned about the relatively low charge of £10/m2 for ‘all other development’.
The Parish Council fully agree with regular review and monitoring of the CIL including the discretion to review as and
when the need arises. They fully agree with an instalments policy and discretionary relief policy too.

17.

GL Hearn –
Gladman
Development

The response queries the benchmark land values and the lack of open market comparables in the evidence base of the
CIL Viability Study. Furthermore, the analysis of current residential land values in the area is not referred to in the CIL
Viability Study and the report provides no details of market transactions.
The response summary (word document) provides a detailed analysis of the CIL Viability Study and it shortcomings that
include: how the existing use values been calculated; no market evidence on land transactions; challenge the use of 20%
uplift on EUV and impact on greenfield viability; lack of reference to existing residential land values; no potential to
depress minimum residential values with impact on viability; need to either increase the land value or reduce the
development density to reflect the 50% net development assumption; question additional profit aspects and consider a
2% allowance more appropriate than the 1.5% included in the viability appraisals; question the site clearance costings;
challenge marketing and disposal costs used; challenge build costs and external works infrastructure allowances;
challenge contingency and bank funding costs on a variety of grounds; lack of open space maintenance funds taken into
account; lack of public art allowance; concern at density assumptions used.
At present Gladman concludes that the proposed CIL levy is set too high.
Gladman would recommend that the residential appraisal summaries are revisited to take into account the issues raised
above and made available as soon as possible so that all interested parties can fully consider the revised methodology
that has been applied. The consequence of too high a CIL levy would be to adversely affect housing delivery rates
throughout the Stroud Council areas and if implemented, will place significant adverse pressure on the delivery of
affordable housing across the council area.

18.

Tetlow King
Planning

Tetlow King Planning (TKP) is mainly concerned to ensure that the delivery of affordable housing is not squeezed by CIL
charges that are set too high.
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It would appear that 1,550 of the remaining 2,400 dwellings required during the Local Plan period have been allocated to

strategic sites, which the Preliminary Draft Charging Schedule does not propose to charge against. This leaves just 850
dwellings to be built on non-strategic sites to 2031. The number of dwellings actually affected by this charge will be
minimal and any positives should be weighed up against the effort of pursuing this Schedule.
TKP does not believe that enough work has been done to create a justified and robust Charging Schedule. It is too
simplistic in its range and does not consider a wide enough variety of variables which will affect the Charging Schedule
and its ability to create a fair charge across the District.
TKP considers that within the short and medium term allowing exceptions would assist the delivery of affordable housing
in the District and would therefore be very pleased if the Council implements a discretionary relief policy in its Charging
Schedule.
TKP agrees that the Council should carry out a review of CIL every three years or if there has been a 10% change in
house prices. This should include a caveat which states that the review will be done ‘whichever is sooner’.
19.

Blue Cedar Homes

It is most notable that housing for the elderly is identified as a key issue in meeting the district’s identified future housing
need, but the CIL rate at £80/m2 will be a constraint to delivery of schemes.
Strongly believe that specialist accommodation should have its own separate development scenario. Hertsmere Borough
Council’s CIL Charging Schedule from Dec 2013 is an example of this approach.

20.

Marine management
Organisation

No comments.

21.

Severn Trent Water

At this stage STW has no comment to make, however with regard to the costs required for the provision of water supply
and waste water infrastructure, through current legislation there is an established funding mechanism to provide for future
growth by a combination of developer contribution and funding via customer charges as agreed by regulators Ofwat.
CIL is not needed to form part of the funding for water and waste water projects.

22.

Voyce Pullin

Little consideration has been given to the effect this will have an agricultural businesses as a fairly standard 300m2
agricultural building will incur a £3,000 fee which is likely to make expanding agricultural businesses uneconomical when
this is likely to be almost 10% of the cost of the building itself in some cases. Stroud District covers a large area of
productive agricultural land and with a large number of agricultural businesses it seems astonishing that this has not
been considered. There should either be an exemption for agricultural buildings or a reduced rate of £1-£2/m2 which
would be far more reflective of the type of development. There should be further alternative approaches to differentiate
agriculture from general commercial development.

23.

Cainscross Parish
Council

The Parish Council has mixed views regarding the suggested rate and one member felt that the rate is substantially
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As it is already proposed that certain type of developments will receive discretionary relief there is no need for a
discretionary relief policy other than what is already proposed.
An instalments policy is not suported.
24.

Trevor Baker

Does not think that the evidence for suggested rates is justified and robust. Observes that CIL is just another kind of
taxation.
This is unlikely to make house prices anymore affordable for young people.

25.

Brian Gregory

Believes that the approaches to different types of development and the evidence for the rates are justified generally, but
is not sure why the Stroud Valley area should be set at zero, and suggests £10. Supports the rate for retail development.
Instalments policy – Must be monitored and enforced. Possibly only allowed if set up as a direct debit of agreed dates so
no chasing for payment required unless default.
Discretionary relief - Definitely not. This opens the flood gates to protracted meetings with those who will argue they don’t
have to pay if they can get away with it.
Reviews - Yes review does not have to mean change.

26.

Stroud Town Council Evidence - Yes, given the evidence provided.
Different approaches - STC would like to see a higher charge for development that is not consistent with the Local Plan.
S106 - Canal towpath for cycle and pedestrian use should be added to CIL infrastructure; Also add: other provision for
transport by cycling; disabled access over Stroud rail line (Stroud station); pedestrian access between canal and Stroud
town centre; completion of re-surfacing of High Street/Kendrick Street in Stroud; s.106 - handrail on Castle Pitch (from
Castle Street to London Road) and strongly approve improvements to strategic bus services and re-opening of
Stonehouse Bristol line station.
Instalment policy - The proposed instalment policy is far too complicated. STC's view is that it will be very costly in
administration and lead to non-collection. STC strongly favours reverting to the default policy or something even simpler:
initial payment, half-way payment; final payment.
Review - The policy should be reviewed if house prices change by 5% or more.

27.

Canal & River Trust

S106 - The Canal & River Trust is pleased to note that the Cotswold Canal towpath is recognised as worthy of CIL
funding. However it is concerned that all the canal towpaths in the district are not treated in the same way. Clearly the
Page is
43aof
87 for the district but the enhancement of the towpath of the
restoration of the Cotswold canals and towpaths
priority
Gloucester & Sharpness canal should also be also recognised as important.

There is no mention of the Gloucester & Sharpness Canal to the north of Saul at all, despite it being in part a Sustrans
route 41. The Canal & River Trust were not contacted by Arups during the making of the IDP, indeed no mention of the
Gloucester & Sharpness canal appears in the document, despite its importance as transport, place making and Green
infrastructure.
The canal was recognised as strategic infrastructure in the original draft Gloucestershire Wide Strategic Infrastructure
Development Plan, which forms part of Sustrans route 41 and is included in Supplementary Planning Guidance informing
the Gloucestershire Local Transport Plan on guidelines for cycle facilities. To specifically mention one canal towpath
while completely overlooking the towpath which links to it and performs the same functions is clearly a mistake.
The Council should give much more thought to improving existing infrastructure and ensuring it is connected to any new
provision to increase the benefits that the new provision will bring to the area.
The Canal & River Trust would welcome the opportunity to discuss the issue in more detail with the Council.
28.

Aspect 360 –
Hardwicke Court
Estate

The evidence base is questioned, particularly the viability modelling related to affordable housing.
Different approaches - There is no explanation as to why different sectors of commercial development will all bear the
same CIL of just £10. For example, the Local Plan Viability Study, at Table 8.1 identifies that hotels will bear a CIL of
£80/sqm. Clearly, this has not been translated into Stroud's draft Charging Schedule, yet there is no explanation as to
why a flat rate of £10/sqm for all ‘Other Development’ has been published.
Level of CIL - Any reserve strategic sites should also have a £0 CIL rating. Having attended the Local Plan EIP last week,
it is likely that the Inspector will require the Council to undertake more work on the OAN in the SHMA and that a higher
housing needs figure than the 9,500 homes identified in the plan will be required. Should this be the case, it is likely that
additional sites will need to be identified, and these should also be exempt from CIL if they are of a strategic nature.
The adoption of CIL should be at the same time as adoption of a S106 Policy Advice Note, in order to provide clarity,
transparency and certainty to developers, landowners and investors.
Relief policy - This should be on the basis that development involves additional costs associated with Listed Building
works or works to other historic assets, or other interests of national importance. Discretionary relief should also be
available for discounted market housing, defined as that made available at no more than 80% of open market value.

29.

Dursley Town
Council

Evidence - No evidence is provided in this document. The supporting documents are very long and complicated. It would
have been helpful to provide a summary of their findings.
Different approaches - The viability study says that, “It is clear that most employment development across Stroud District
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the creation of jobs, which is especially important for Dursley, the
Town Council proposes that the CIL for employment sites (other than supermarkets and retail warehouses) should be set

at nil, with the shortfall being met by residential developments, especially given the huge interest locally from residential
developers.
Is CIL at the right level? – It is hard to comment on this without being an expert. The study is enormous – a summary of
its main points would have been helpful here.
Instalments policy - The proposed policy would stretch payments out far too long. The largest developments could be
paying up to 6 years after the development – the infrastructure is needed much more quickly than that. The Town Council
suggests that SDC implements the rates shown on page 7 of the document.
30.

Joint Core Strategy
authorities

The main area of concern is that the zero charging rate for the strategic sites is not in-line with current JCS thoughts and
especially will not facilitate cross-site (and even cross border) contributions to be made to those more strategic based
infrastructure needs. It is expected therefore that this will continue to be an issue for discussion and further thought will
need to be considered on how best to deal with this impact on a fair basis.
Suggest more clarity and clear distinction between the CIL and S106 lists. There could be confusion in separating the
content of the two lists.
Agree with all the other questions asked.

31.

Environment Agency

With regards to question 8 on review and monitoring, the EA agrees that it would be appropriate to review the CIL in line
with the expected changes to Part L of the Building Regulations and Code for Sustainable Homes.
A number of the questions within the consultation relate to economic and viability matters and the EA has no comments
to make on those aspects.
With regards to the Annex 2 Indicative Draft 123 List, EA welcomes the inclusion of the flooding and green infrastructure
sections. In the CIL column of the flooding section, “flood defences” are referred to. It may be more appropriate to refer to
“flood risk management measures”, as these can encompass a range of aspects.
It is noted the use of the word “support” here (“strategic flood defences/mitigation required to support development across
the area”). It is important to acknowledge that flood defences should not be built to facilitate new development (i.e. to
make it acceptable), because to be sustainable development needs to be safe from flood risk regardless of the presence
of defences. This is further expanded on in the text.
The EA refers to ‘blue infrastructure’ in addition to the references in the documentation to green infrastructure.

32.

Glos. Police

The Emergency Services section should include the potential for a new Police Central Custody Suite to be located in
Gloucester Fringe which has been designed to provide additional capacity for growth across the County.
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The Police additionally requests that the Local Plan refers to the upgrade and refurbishment of Stroud Police Station and

Dursley and contributions to enable neighbourhood policing with the use of mobile data vehicles.
Specific facilities and infrastructure are also identified in association with the Local Plan allocation sites that should be
taken into account when considering their development.
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Appendix C

Community Infrastructure Levy: Project Plan Programme 2016
Thisicvisvidividividividividividivid January
February March
April
May
June
July
Evidence base
Update of viability study
Update of infrastructure costs
Consultation
Consider previous consultation
Consultation with developers
SDC/GCC internal consultation
Councillors briefings on CIL
PRP
S PRP
Documentation
Draft S.123 List
Draft Planning Obligations SPD
Draft CIL Schedule
Process to adoption
CIL update
EC
Approve for consultation
EC
Public consultation (6 weeks)
Amend documents if required
Approve for submission
EC
Examination (4-5 months)
Examination sessions (1-2 days)
Receive examiner’s report
Adoption
SDC adopts CIL
CIL published/comes into effect
PRP = Planning Review Panel; S = Councillors seminar; EC = Environment Committee; C = Council
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title
Purpose of Report
Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

Legal Implications

Report Author

Options

Performance
Management Follow
Up
Environment Committee
31 March 2016

8

PLANNING OBLIGATIONS SUPPLEMENTARY
PLANNING DOCUMENT (SPD)
To approve a draft Planning Obligations SPD for
public consultation.
Committee resolves to:Approve the Draft Planning Obligations SPD set
out in Appendix A for the purposes of public
consultation.
Informal consultation has been undertaken with
Planning Review Panel, with relevant Council
services, with the County Council and selected
Registered Providers.
There are no direct financial implications arising
from this report.
Adele Rudkin Accountant
Tel: 01453 754109
Email: adele.rudkin@stroud.gov.uk
An SPD’s adoption is subject to statutory procedure
under the Town and Country Planning (Local
Planning) Regulations 2012 failure of which to
follow, will open the SPD to challenge.
This
procedure includes a requirement for the draft SPD
to be subject to public consultation for at least 28
days.
Karen Trickey, Legal Services Manager
Tel: 01453 754369
Email: karen.trickey@stroud.gov.uk
Mark Russell, Planning Strategy Manager
Pippa Stroud, Policy Implementation Manager
Tel: 01453 754305/01453 754099
Email: Mark.Russell@stroud.gov.uk
Pippa.Stroud@stroud.gov.uk
Options are:
1. approve the draft SPD; or
2. amend the contents of the draft SPD, or
3. decide to determine applications without the
preparation of guidance
The results of public consultation will be subject to
future reports to both Planning Review Panel and
Environment Committee before an amended
document is adopted. The delivery of affordable
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Background Papers/
Appendices

housing and delivery of infrastructure will be subject
to regular monitoring.
Appendix A – Draft Planning Obligations SPD

1.
BACKGROUND
1.1 The Stroud District Local Plan was adopted in November 2015. The Plan
contains policies relating to the delivery of affordable housing (Policies
CP9 Affordable Housing and HC4 Local Housing Need (exception sites).
It also contains various policies relating to the delivery of infrastructure,
including Policy CP6 Infrastructure and Developer Contributions.
1.2 The delivery of affordable housing and infrastructure can be secured
through planning obligations that are agreed when planning permission is
granted. Planning obligations can be secured under S.106 of the Town
and Country Planning Act 1990 or S.278 of the Highways Act 1980.
1.3 The Council is considering the adoption of a Community Infrastructure
Levy (CIL) which will replace many current planning obligations with a
single non-negotiable “roof” tax. However, affordable housing cannot be
secured under CIL and planning obligations will remain as a way of
paying for site specific infrastructure necessary to make development
acceptable in land use terms.
1.4 The purpose of this Supplementary Planning Document (SPD) is to
explain to developers, stakeholders and local neighbourhoods how
policies relating to affordable housing and infrastructure provision set out
in the Local Plan will be delivered, including through the use of planning
obligations.
2.
SUMMARY OF DOCUMENT
2.1 The document is in two parts. Part 1 sets out the general policies and
procedures which will operate in relation to seeking planning obligations,
including the process from pre-application to post decision stages, legal
and financial administration, the timing and phasing of provision,
monitoring and viability matters.
2.2 Part 2 sets out the guidance relating to different types of infrastructure.
Guidance relating to transport and education matters reflects guidance
set out in the Local Developer Guide (Gloucestershire County Council,
February 2014). Guidance relating to drainage and the use of SuDS
reflects detailed guidance in the Gloucestershire SuDS Design &
Maintenance Guide (Gloucestershire County Council, November 2015).
Whilst the SPD refers to certain types of infrastructure, other site specific
measures may be necessary and the guidance states that requirements
will be assessed on a case by case basis.

Environment Committee
31 March 2016
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3.
AFFORDABLE HOUSING
3.1 The affordable housing section of the SPD will replace the Council's
existing SPD Affordable Housing Guidance which was last revised in
November 2008.
3.2 Paragraph 50 of the National Planning Policy Framework (NPPF) states
that local authorities should plan to deliver a wide choice of quality
homes, planning for a mix of housing based on demographic trends and
the needs of different groups in the community and taking into account
the size, type and tenure required.
3.3 While Local Plan policies secure a proportion of affordable housing in
new housing developments through the planning process, the affordable
housing SPD seeks to ensure that the mix, type, tenure, design, size and
location of affordable homes provided are in line with local requirements,
and help to create integrated and sustainable communities.
4.
RELATIONSHIP BETWEEN S.106 AND CIL
4.1 The following table summarises the intended relationship between what
CIL will help pay for and what will continue to be funded through S.106
planning obligations or S.278 agreements under the Highways Act 1980.
It is very important that a clear distinction is established between what
CIL and S.106/S.278 payments are used for.
Funded through CIL
Funded through S.106/S.278
i.
Canal infrastructure
i.
Affordable housing
ii.
Education schemes (off-site)
ii.
On-site schools
iii.
Social infrastructure (off-site)
iii.
On-site social infrastructure
iv.
Transport
schemes iv.
Highway access arrangements
(highways, public transport)
and on-site transport provision
v.
Greenspace, river corridor
v.
On-site
greenspace
and
enhancements (off-site)
landscaping
vi.
Strategic flood risk schemes
vi.
On-site drainage
vii.
Strategic waste and recycling vii.
On-site waste collection

5.
NEXT STEPS
5.1 The draft Planning Obligations SPD should be subject to six weeks of
public consultation. A report will be brought back to Environment
Committee in June 2016 on the results of consultation and a final version
of the SPD for approval.
5.2 The Government is currently considering changes to the definition of
affordable housing and may propose changes in the future. However,
officers consider that it is best to progress with the SPD in the meantime
and respond to any changes rather than to wait for any potential changes
to emerge in the future.
5.3 Once approved, the SPD will be a material consideration in the
determination of future planning applications.
Environment Committee
31 March 2016
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DRAFT PLANNING OBLIGATIONS
SUPPLEMENTARY PLANNING DOCUMENT

ENVIRONMENT COMMITTEE 31 MARCH 2016
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Part 1: Policy and procedure
1.

Purpose and status

1.1 This Supplementary Planning Document (SPD) sets out Stroud District Council’s (the
Council) approach to planning obligations when considering planning applications for
development in Stroud District.
1.2 Planning obligations are negotiated between local authorities and developers in the
context of granting planning permission. They provide a means to ensure that a
proposed development contributes to the provision of necessary infrastructure and
facilities required by national and local planning policies.
1.3 The purpose of the SPD is to provide clarity to developers, stakeholders and local
neighbourhoods regarding the basis on which planning obligations will be sought. It
details the obligations that may be required from different types and quantum of
development and sets out the basis on which the level of obligation will be
calculated, where appropriate.
1.4 This SPD supplements Policy CP6 of the adopted Stroud District Local Plan which
seeks to ensure infrastructure is in place at the right time to meet the needs of the
District and to support the development strategy. This SPD also provides detail on
how other policies related to infrastructure provision in the Local Plan will be
implemented. This SPD is in conformity with these policies and consistent with
national policy. Consequently, this SPD is an important material consideration in the
decision‐making process.
2.

The Council’s approach to planning obligations and CIL

2.1 The Council intends to implement a Community Infrastructure Levy (CIL) for Stroud
District in 2016, in order to secure contributions from development to support growth.
Consequently, this SPD deals only with affordable housing provision and site‐specific
obligations necessary to make development acceptable in land use terms.
2.2 To ensure developers do not pay twice for the same items, the Council will publish a
Regulation 123 list of infrastructure that the Council intends will be, or may be, wholly
or partly funded by CIL. Once CIL is in place, these types of infrastructure cannot be
funded through Section 106 planning obligations.
3.

National and local policy context

3.1 The legislative framework for planning obligations is set out in Section 106 of the
Town & Country Planning Act 1990, as amended by Section 12 of the 1991 Planning
and Compensation Act.
3.2 Regulation 122 of the Community Infrastructure Levy (CIL) Regulations and
Paragraph 204 of the NPPF set out the following tests that must be satisfied in order
for obligations to be required in respect of development proposals:
• the obligation must be necessary to make the proposed development acceptable
in planning terms;
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• the obligation must be directly related to the proposed development;
• the obligation must be fairly and reasonably related in scale and kind to the
proposed development.
3.3 Regulation 123 of the Community Infrastructure Levy (CIL) Regulations prevents the
pooling of Section 106 contributions from more than five developments to enable the
provision of new infrastructure. However, the provision of affordable housing remains
within the remit of Section 106 obligations.
3.4 The National Planning Policy Framework at paragraph 203 advises that planning
obligations should only be used where it is not possible to address unacceptable
impacts through a planning condition.
3.5 The Stroud District Local Plan was adopted in November 2015 and sets out the
development strategy and policies for delivering growth in the District to 2031. To
support the level of development set out in the Plan, Core Policy CP6 requires
contributions towards the delivery of additional or improved infrastructure where
there is a need.
3.6 In addition, the following policies in the Local Plan require the provision of
infrastructure to meet the needs of development:
 EI12 – Transport infrastructure
 ES11 – Canals
 ES14 – Natural green space
 ES15 – Outdoor play space
 ES16 – Public art
3.7 Core Policy CP9 of the Local Plan sets out the policy requirements relating to
affordable housing and Delivery Policy HC4 provides the policy framework for rural
exception sites.
4.

Priorities

4.1 Part 2 of this SPD sets out the different types of planning obligations which a
development may be required to address. It is not possible to provide a priority list of
planning obligations that may be sought, as the relative importance of an obligation
will depend on the development proposal being considered. This will be a judgment
to be made by the Council when considering the planning application.
4.2 In coming to a decision on priorities, the Council will have regard to the Local Plan;
any adopted Neighbourhood Plans; advice from statutory consultees including town
and parish councils, the financial viability of the proposals if necessary; and
individual site characteristics.
5.

Procedures

5.1 Developers are strongly advised to initiate negotiations at a pre-application stage
with officers of the Council, since it may be necessary to take into account several
potential planning obligations in their calculations of the development value of a site
and to ensure that they are reasonable and related in scale and kind. Staff in the
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Development Control section of the Planning Service act as the first point of contact.
They will outline to
developers the areas where planning obligations may be required at the preliminary
stages of their development appraisals, and liaise with their colleagues in other
services and councils. The Council stresses the importance of pre-application
discussions, as this can significantly reduce the time taken to reach the release of a
planning permission.
5.2 Planning obligations will usually be negotiated by the Council with applicants /
developers, although all landowners will need to be party to any formal deed which
will set out the obligations. On occasion, separate documents will need to be
entered into with other statutory bodies under separate legislation (e.g. highway
works will be the subject of Section 278 Highways Act 1980 agreements with the
Highways Authority).
5.3 The applicant will be required to pay the Council’s legal costs in connection with the
preparation and execution of an agreement. The Council’s Solicitor will require an
undertaking from the Solicitor acting on behalf of the applicant to pay the Council’s
reasonable legal costs in full whether or not the agreement is completed. The
Council is prepared to provide an estimate of costs at the commencement of the
legal process.
5.4 Councillors are able to publicly debate the contents of planning obligations at the
Development Control Committee. Also, draft and final planning obligations will be
available on a public register kept by the Council.
5.5 The developer will be expected to produce unilateral obligations promptly in the
event of appeals to the Planning Inspectorate.
5.6 Flowcharts showing procedural stages of the consideration of planning obligations
(from pre-application advice to the granting of a planning permission) are set out in
Appendix A.
6.0 Timing and phasing of provision
6.1 The Council will expect planning obligations to match the additional demands that
the development creates on existing services, landscape, ecology, amenity and
infrastructure as they arise. Hence the Council may specify the point(s) at which
obligations need to be implemented. Within a comprehensive development scheme it
may be necessary to require some infrastructure as part of a first phase to ensure
new residents/employees have the necessary amenities upon initial occupation of
the first units. There may even be occasions where an obligations to fund will need
to be paid no later than commencement of the development.
6.2 The Council will work with developers to find solutions in cases where they have
difficulty in making payments at the trigger set out in the agreement. However, where
it is imperative that the relevant measure is in place prior to a development being
occupied, the obligations to fund it will always become payable on commencement
of the development. The Council will enforce obligations through the relevant legal
channels once all other reasonable approaches to remedying a failure to comply with
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the obligations have been exhausted. In such cases, the Council will seek to retrieve
its legal costs in taking action against the party that is in breach of its obligations.
6.3 On matters where the details of the proposal are reserved for subsequent decision, it
may be necessary to frame the planning obligation to ensure that payment towards
the provision of facilities and infrastructure will be required and assessed on the
basis of subsequent details.
7.0 Monitoring and enforcement
7.1 Where a development requires monitoring over time, the Council will seek a
contribution towards the cost of future monitoring made necessary by the approval of
the development equal to 15% of the planning application fee. However, a
monitoring fee will not be required in cases where a CIL payment is due, in addition
to the entering into of planning obligations.
7.2 The Council has the power to enforce obligations which are not complied with. In
cases where enforcement action is required, the Council will also seek to recover
any costs incurred in taking such action against the body breaching its obligations.
8.0 Maintaining the value of financial contributions
8.1 In order to maintain the real value of a payment to the Council, as development
progresses, it is usual for the financial sums required to be paid to be indexed linked.
The indexation applied may vary depending upon the particular type of works to
which the contribution will relate (e.g. CPI or BCIS).
8.2 All financial contributions calculated from formulae contained in this SPD will be
index linked from the date of adoption of this SPD. Most other financial contributions
are to be index linked to the date that Committee or delegated approval is given for
the relevant planning application. The exception is where commuted maintenance
payments are required and in these instances the payment will be index linked from
the point at which the maintenance costs are agreed.
9.0 Viability
9.1 The Council accepts that there may be occasions where the level of planning
obligations required would render the development proposal unviable. Where the
Council is satisfied that an otherwise desirable development cannot be fully policy
compliant and remain viable, a reduced package of planning obligations may be
accepted.
9.2 In such cases where the developer considers viability is an issue, the developer will
be required to provide all necessary cost and income figures to the Council using a
residual land value approach. This means that the starting point for a viability
assessment is to be the existing use value (i.e. what the site is worth in its current
condition for the use that it has planning consent for).
9.3 The Council may also commission District Valuer Services (or a suitably qualified
and independent chartered surveyor) to consider the developer’s assessment. The
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costs of this work are to be met by the developer. The information may be kept
confidential if required by the developer.
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Part 2: Types of contributions
1. Affordable housing
2. Education
3. Flood risk alleviation and drainage measures
4. Green infrastructure
5. Social and health infrastructure
6. Transport
7. Other contributions
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1.

Affordable Housing
Definitions

1.0 Affordable housing is a distinct housing product with specific ownership or
management arrangements in place to protect it as an affordable home in perpetuity.
Affordable housing is provided specifically for those households who cannot meet
their needs in the open market. As noted above, such obligations will continue to be
dealt with by Section 106 deeds (whether agreements or unilateral deeds)
regardless of whether or not CIL is introduced, as the latter does not apply to
affordable housing.
Social rent
1.1 Social rented housing is owned by local authorities and private registered providers
(also known as housing associations), for which rents are determined through the
national rent regime. It may also be owned by other persons, subject to satisfying
national requirements, and provided under equivalent rental arrangements as agreed
with the local authority or with the Homes and Communities Agency. Generally
speaking, social rented properties are let on secure or assured tenancy types.
Households living in social rented properties may have the Right to Buy or the Right
to Acquire full ownership of the property, subject to meeting various statutory criteria.
Affordable rent
1.2 Affordable rented housing is generally owned and managed by local authorities or
registered providers. Affordable Rent is subject to rent controls that require a rent of
no more than 80% of the local market rent (including service charges, where
applicable). Generally speaking, affordable rented housing is let on assured or
secure tenancies. Households living in affordable rented properties may have the
Right to Buy or the Right to Acquire full ownership of the property.
Intermediate
1.3 Intermediate housing is homes for sale and rent provided at a cost above social rent,
but below market levels subject to the criteria in the Affordable Housing definition
above. These can include shared equity (shared ownership and equity loans), other
low cost homes for sale and intermediate rent, but not affordable rented housing.
Shared ownership properties are the most common type of intermediate affordable
housing and are a well-established affordable housing product.
1.4 Homes that do not meet the above definition of affordable housing, such as “low cost
market” housing, may not be considered as affordable housing for planning
purposes.
Starter Homes
1.5 A starter home is a newly built property that must be sold to someone who is a firsttime buyer below the age of 40, with a discount of at least 20 per cent off the market
value. A Starter Home is not expected to be priced, after the discount, significantly
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more than the average price paid by a first time buyer; as a result, starter home sale
prices are capped at £250,000 outside Greater London.
Mortgageability
1.6 Some intermediate affordable homes to purchase may meet the definition of
affordable housing, but can be extremely difficult for individual purchasers to secure
a mortgage against. Where any doubt exists, the applicant will be expected to
demonstrate that mainstream lenders will lend against that particular product at rates
broadly comparable to average market rates.
Housing need
1.7 The provision of housing in general in the district is established through the Local
Plan process. The need for affordable housing in particular is determined by the
Gloucestershire Strategic Housing Market Assessment. This document, along with
any relevant updates, can be found on the council’s website at www.stroud.gov.uk
1.8 There is also the opportunity to look at other information in order to determine the
most appropriate mix and type of affordable housing provision for a site or area.
These include local surveys, where parish councils have undertaken housing needs
surveys of their local area, analysis of Gloucestershire Homeseeker choice-based
lettings system, and data from the Help to Buy website for intermediate affordable
housing.
Pre-application advice
1.9 Planning and housing policy officers will be able to advise on general issues and
policy requirements. The Council encourages the involvement of housing and
planning policy officers, and input from registered providers, in early discussions
when there is an opportunity to positively influence the design of a scheme and
explore funding options to support a development.
1.10 A full breakdown of any affordable housing contribution (numbers, tenure split, unit
size, location etc) should be provided to outline how policy requirements will be
addressed. An applicant/agent should discuss a potential scheme with registered
providers and provide evidence of any discussions, including how comments raised
have been addressed; funding options explored, and be able to demonstrate that the
proposal is in line with the Council’s affordable housing priorities.
Sites of less than 4 dwellings
1.11 On sites capable of providing less than four dwellings (net), a financial contribution to
affordable housing of at least 20% of the total development value will be expected
(where viable) and will usually be secured through a s106 agreement or any
equivalent future legal mechanism.
1.12 Total development value is defined as ‘the expected property value, all
circumstances being normal, when sold to a willing purchaser on the open market.’
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However, some developments may not be able to support a payment of 20% total
development value. In these circumstances, the applicant has the option of providing
the Council with a viability assessment to show that this contribution would render
the development unviable.
1.13 The Council has developed a simple calculation sheet to help developers
demonstrate viability problems on sites of 1 to 3 dwellings; which is set out in
Appendix B. Alternatively, developers may wish to submit their own information. In
either scenario, the developer will need to divulge the full values and costs
associated with their development.
Housing on-site or commuted sum?
1.14 The preference remains for on-site provision. On smaller sites, or sites where the
conversion of an existing building is proposed, the Council recognises it can be
difficult to meet full policy requirements on tenure and mix. The Council is keen to be
involved in discussions to find the right proposal for a scheme to reflect site
constraints and the location. A contribution to off-site affordable housing provision
would only be considered acceptable to the Council where the total number of
dwellings is below 4 units, or, for larger sites, if there is evidence from a number of
registered providers with full and proper reasons for the unsuitability of on-site
provision, having fully explored alternative delivery options.
Site Size
1.15 In deciding whether a particular site qualifies as being above the requisite site size
thresholds set out above, the Council will assess not merely the proposal submitted
but the potential capacity of the site. The Council welcomes proposals that make
efficient use of the whole site but will be alert to any attempts to deliberately
circumvent site size thresholds. Where the splitting up of a site results in two or more
sites which physically abut each other, the Council will treat them as one site for the
purposes of the policy. The Council will be alert to applications that are submitted on
a contrived phased basis in order to try to avoid providing affordable housing.
1.16 The affordable housing provision (on-site or off-site) or any financial contribution
should be calculated in relation to gross rather than net development i.e. it should
be based on the total number of units proposed in the final development.
Calculating the level of affordable housing
1.17 Generally the percentage of affordable housing is calculated on the total number of
units. Where housing applications involve dwellings with larger numbers of habitable
rooms per dwelling, or non-standard sizes of habitable rooms, it may be more
appropriate for the calculation of the affordable housing proportion to be in terms of
habitable rooms or floor area.
Part commuted sums
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1.18 Where a 30% calculation results in a fraction of a unit - for example 30% of 12 totals
3.6 units – the applicant has the option of either rounding up to the next full unit, or
providing the fraction as a commuted sum.
Design and Integration
1.19 As with market housing, the Council expects affordable housing to be well designed
and built to a high standard. The affordable and market housing should be
indistinguishable by either location, design, external appearance or parking
arrangements.
Distribution and Phasing
1.20 Small clusters of affordable homes will be acceptable to the Council, but these
clusters should not exceed a maximum of 8 houses or 12 flats on larger schemes,
unless site constraints or compelling design reasons suggest that this number can
be exceeded without compromising the Council’s aim to create mixed and
sustainable communities.
1.21 Affordable housing is generally delivered via the use of Section 106 deeds, in
particular agreements which are negotiated by the developer and the Council, ideally
in consultation with a registered provider. The Council’s standard approach is to
secure the delivery of affordable homes at the outset, usually by way of seeking a
contractual commitment between the developer and affordable housing provider.
This ensures that the affordable housing provider is party to the scheme at an early
date. Following this, the delivery of affordable housing should be in step with the
delivery of the market housing, and the Council is keen to ensure that any risk of
non-delivery of any affordable homes is minimised. This is usually sought via a
mechanism in the s.106 to restrict occupancy of the market homes until all the
affordable homes have been completed and handed over to the provider.
1.22 For larger, phased schemes the affordable housing should be well distributed
throughout each phase, and delivered in step with the market housing. Where
phases abut each other, care should be taken to ensure that the affordable housing
remains well distributed and adjoining phases don’t together create unacceptably
large clusters of affordable homes.
Dwelling mix
1.23 In order to create balanced communities, the mix of affordable housing should
broadly reflect the mix of market housing on the site. However, in some
circumstances this may not meet housing need and a different mix may be required
in order to balance provision. Early discussion with the Council is encouraged in
order to agree the most appropriate mix for a site.
1.24 Developers are strongly discouraged from assuming that large numbers of flats are
appropriate as affordable housing. While the provision of some flats may be
acceptable in order to meet need, care should be taken to avoid scenarios where the
affordable housing is obviously segregated by unit type; for example where the only
flats on the scheme are affordable housing.
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Dwelling Size
1.25 In order to meet need, affordable homes should be of sufficient size to
accommodate households in a range of circumstances with a range of needs and
developers are strongly discouraged from assuming that very small properties are
suitable for households in need of affordable housing. In order to prevent excessively
small properties being offered as affordable housing, the following sizes should be
treated as minimum sizes:
1 bed flat: 45m²
2 bed flat: 67m²
2 bed house 75m²
3 bed house 85m²
4 bed house 110m²
Loss of employment land
1.26 The Council normally resists the loss of employment land to potentially higher value
residential uses and seeks to prioritise the retention or replacement of employment
floor space. In exceptional circumstances where the Council agrees redevelopment
or change of use, the lower existing use value of employment land means that it is
recognised affordable housing may be viable on these sites, which as a public
benefit could compensate for the loss of employment.
1.27 This approach seeks to obtain the greatest amount of affordable housing from
redevelopment on the site. It is recognised that what is viable will vary on a site by
site basis. Where viability may be an issue, a financial viability assessment will be
required.
Rural exception sites
1.28 An exception site is one that would not normally secure planning permission for
market housing. These sites are usually outside of, but adjoining, the development
boundaries of smaller settlements. Rural exception sites seek to address the needs
of the local community by accommodating households who have a strong local
connection either by current or recent past residency or via an existing family or
employment connection. Preference will be given to those with a strong local
connection to the parish, followed by those with a strong local connection to the
adjoining parishes, then to the Stroud District as a whole. A local Housing Needs
Survey produced either by the Parish or by a housing provider using a methodology
agreed by the District Council provides evidence of the extent and nature of local
housing need.
1.29 National policy suggests that local planning authorities should consider whether
allowing some market housing on exception sites would facilitate the provision of
significant additional affordable housing to meet local needs. In response, the
Council will consider proposals where a majority of affordable homes are crosssubsidised by the provision of a minority of market housing, subject to the production
of a detailed viability study demonstrating the requirement for cross-subsidy. The
Council will require the affordable properties to be managed by a registered provider
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and preference will be given to sites where the market housing element is also
responsive to local needs. In some areas smaller family homes or older person’s
accommodation may be appropriate as market homes.
1.30 The Council expects to see cross-subsidy developments follow the same design and
integration standards as other mixed market and affordable schemes.
1.31 Particular importance is given to sustainability considerations including the location
of a site in relation to an existing settlement and local services, the scale of
development proposed, the impact on the character of surrounding development, the
landscape and countryside, as well as other planning criteria. Where a small number
of dwellings are proposed, and other suitable sites are not available in the Parish,
the requirement to have reasonable accessibility to local services could be
outweighed by an identified pressing need for affordable housing.
Economic viability
1.32 To inform the preparation of the Local Plan, research was undertaken on the impact
of policy requirements to ensure that they are deliverable in terms of financial
viability.
1.33 Where viability is an issue for an individual site, the onus will be on developers to
produce a financial assessment showing the maximum amount of affordable housing
that could be achieved. Financial assessments should be positively prepared, with
options to include affordable housing taken as a starting point and fully explored.
There needs to be full consultation with registered providers in this process in order
to fully test whether alternative types or tenures of affordable housing could be
provided; this testing will need to be demonstrated in any resulting report.
1.34 The Homes and Communities Agency’s (HCA) toolkit or a similar model can be used
in presenting the viability of a scheme involving affordable housing.
1.35 Applicants/agents/developers will be expected to pay for viability assessments and
the cost of independent assessment of the figures presented. It is common practice
for developers to fund the cost of independent validation where they are arguing for
reduced amounts of affordable housing. An independent assessment greatly helps to
build confidence for the Council that the stance being taken is reasonable where an
exception to policy is being considered, and assists the developer/applicant to
address a key area of potential contention.
Land Values
1.36 The Council will expect developers to have taken into consideration any abnormal
costs in developing a site before acquiring land or agreeing an option. Policy
requirements and associated costs should be factored into negotiations on land
values, addressing affordable housing requirements in addition to other planning
obligations.
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Registered Providers of Affordable Housing
1.37 The Council expects all developers to ensure that they identify a registered provider
to support the delivery of affordable housing on site. In this way negotiations on
viability will include the resources available to the registered provider which can be
taken into account early in the planning process. It is expected that viability
appraisals will need to demonstrate how affordable housing is being maximised with
registered providers optimising their use of all available resources including
borrowings, recycled capital grant and any new grant, should it be available.
Reducing planning obligations
1.38 The Council will only consider reducing planning obligations if fully justified through a
financial appraisal model. This will be the exception rather than the rule. The Council
will expect this contribution towards affordable housing in addition to any other
requirements. If, due to viability, the Council will consider accepting a reduction in
contributions, consideration will be on a case by case basis as to whether to
prioritise funding for affordable housing or other priorities such as education and
transport.
Deferred Contributions
1.39 If a reduced proportion is agreed following the validation process the Council has a
number of options it will consider:
1. Supporting the injection of public subsidy to achieve the full affordable housing
requirement via a funding bid to the HCA.
2. Altering the unit mix or tenure split to facilitate a more viable scheme while still
addressing the housing needs of the District.
3. Altering the percentage affordable housing sought on the site to reflect the viable
position.
1.40 To take account of economic uncertainties, it may be appropriate to consider
whether to put in place provisions for re-appraising the viability of schemes prior to
implementation or following completion. In respect of schemes anticipated to deliver
low levels of affordable housing, these provisions would allow for a future review to
take account of the market values of the site when completed, which could result in a
higher affordable housing contribution. This may be referred to as overage or
clawback. As set out above, applicants/agents/developers will be expected to pay for
future reassessments of viability and any cost of independent verification.
1.41 In these cases an overage clause will be included within the S.106 agreement to
capture any market improvement value between the time of the validation and
commencement or completion of the site (or phases on large site). The overage
clause will seek to secure payments which would provide the equivalent on site
affordable housing value via a commuted sum provision, should the viability of the
scheme allow such payment.
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Financial Contributions
1.42 A financial contribution is unlikely to be acceptable to the Council as an alternative to
on-site affordable housing provision. However, in certain circumstances or where a
30% calculation results in a fractional unit, it will be necessary to calculate the
relevant financial contribution.
1.43 For simplicity, the Council suggests that financial contributions are calculated on
the basis of the values that registered providers of affordable housing normally pay
to acquire affordable housing. During the 2009 Lydney appeal in the Forest of Dean,
the Inspector accepted that RPs would normally pay around 55% OMV for affordable
units. On this basis, commuted sums will be calculated at a rate of 45% OMV of a
notional affordable unit in order to reflect the ‘developer subsidy’ element of
affordable housing provision.
Worked example:
A site for 12 units gives rise to an affordable housing component of 3.6 units. Three
units are to be provided on site; the remaining 0.6 will be paid as a financial
contribution. .
Open Market Value (OMV) of a two bedroom open market property = £170,000
55% OMV = £93,500
£170,000 – £93,500 = £76,500
£76,500 x 0.6 = £45,900
Legal Agreements
1.44 Affordable housing agreed through negotiation, including any specified financial
contribution, is normally secured via a legal agreement (S106 Agreement or
Unilateral Undertaking). A legal agreement normally covers the following items:
•
•
•

•
•
•
•

Location of the affordable units on the site
Number, tenure and size of the affordable housing units
Details of phasing of provision of affordable housing units, particularly on
larger schemes or those with a mix of private and affordable housing, or
mixed use schemes, to ensure affordable housing units are completed within
a reasonable timeframe
Any standards which the affordable housing must meet, such as design,
quality, size and sustainability
Terms covering allocation of the properties
Terms to ensure affordable homes remain affordable or for disposal proceeds
to be reinvested in affordable housing
Mechanisms to index link contributions (e.g. to the BCIS All-in Tender Price
Index (covering all building work) / provisions for re-appraising the viability of
schemes prior to implementation (deferred obligations)
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2.

Education

2.1 Population increase from new developments creates the need for additional school
places and increased pressure on the use of education facilities. New primary and
secondary schools and improvements to existing schools, will be funded through CIL
except where developments are of sufficient size to generate the demand for a new
school on-site.
2.2 On-site provision will be made in accordance with the requirements of the County
Council as Local Education Authority. The expansion of the academies initiative and
the introduction of free schools have not diminished the responsibility of the County
Council in ensuring sufficient school places are made available for local
communities. Therefore, developers must continue to negotiate directly with the
County Council and not individual education establishments when considering
schools infrastructure within new development. An in-principle agreement made with
an individual school or group of schools may not accord with the County Council’s
more holistic position and may result in development proposals being objected to
and recommended for refusal.
2.3 On-site provision will cover the full cost of building a new school including site
infrastructure and playing fields. All new schools provided in this way will need to
meet County Council design standards according to best practice at the time.
2.4 In addition, the County Council may also seek to utilise the opportunity of new
schools to help accommodate other community infrastructure. This integrated
solutions accord with a number of wider planning objectives and conform with a key
Council Council’s priority: ‘…to be as efficient as possible and save money by joining up with partners.’
2.5 Potential shared uses include: - pre-school and after-school childcare; parental
support including access to information, advice and family learning opportunities;
and adult & wider community access for life-long learning, sport, arts and ICT. The
decision on whether an integrated solution will be pursued will be taken on a caseby-case basis and will very much depend upon the compatibility of the main school
use with each additional use being considered. It will also be reliant upon the ability
to achieve meaningful delivery in a timely fashion with other organisations that are
responsible for providing and operating local community infrastructure. Furthermore,
future new schools are going to be set-up and managed by organisations other than
the County Council. These will need to be fully involved in delivering shared-use
facilities.
2.6 Further guidance on contributing to education services can be found in the Local
Developer Guide (Gloucestershire County Council, February 2014).
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3.

Flood risk alleviation and drainage measures

3.1 The District has an abundance of rivers, streams and brooks, as well as the
estuarine coastline. The western half of the District, characterised by the low lying
landscape of the Severn Vale, includes extensive areas of land liable to flooding
which extend eastwards along the river corridors within the Stroud Valleys.
3.2 Historically, surface water drainage systems have been designed to remove surface
water from a site as quickly as possible by means of underground piped systems.
This has the potential to increase flooding problems downstream, which is
particularly problematic for settlements downstream of watercourses in the Stroud
Valleys and does not contribute to the natural recharge of groundwater levels. Such
systems contribute to the transport of pollutants from urban and agricultural areas to
watercourses and groundwater. With concerns surrounding the impacts of climate
change and the requirements of legislation including the Water Framework Directive,
a more sustainable approach to drainage is required to reduce flood risk, manage
water quality, provide integrated amenity benefits and reduce costs associated with
the loss of land and property value and associated economic productivity.
3.3 The favoured approach in Stroud District to dealing with surface water is through
Sustainable Drainage Systems (SuDS) as they aim to mimic natural drainage
processes and remove pollutants from run-off at source. They comprise a wide
range of techniques, including:









Green Roofs
Permeable Paving
Rainwater Harvesting
Swales
Detention Basins
Ponds
Wetlands
Natural flood management – e.g. woody debris dams

3.4 They can also provide, alongside flood alleviation and attenuation measures, green
corridors and wildlife habitat creation and therefore could provide holistic solutions
for development sites as part of a wider green infrastructure network.
3.5 On site management of surface water, including SuDS, at strategic site allocations
and at other development sites will be sought through planning obligations, subject
to meeting statutory tests. Wider flood risk alleviation projects, such as
improvements to the Severn Estuary flood defences, rural sustainable drainage
projects along river corridors and restoration of the canal network for flood risk
enhancements will be sought through CIL.
3.6 Consultation and discussion should take place with the Lead Local Flood Authority
(LLFA), which is the County Council, responsible for managing local flood risk from
surface water, groundwater and ordinary watercourses. Such discussions should
focus upon the run-off destination hierarchy set out in the National Standards for
Sustainable Drainage Systems.
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3.7 Approval of SuDS will be undertaken through the regular planning process. The
design approval of SuDS comprises of three stages and follows the regular planning
approval stages:
 Pre-planning consultation: This preliminary design stage provides an
opportunity for the developer to indicate the nature of the proposals and
discharge location for development runoff.
 Outline planning application: A preliminary SuDS design statement to explain
the proposal is required which should include preliminary calculations to
quantify pre- and post-development run-off rates and volumes.
 Full planning application: Detailed design proposals should be submitted in
order to discharge drainage conditions and should include final detailed
drawings and appropriate calculations together with copies of all relevant
permissions or agreements. These drawings should be approved prior to
commencement of the construction. A maintenance plan for SuDS elements
should be in place at this stage. Any asset that cannot be maintained will not
be approved.
3.8 For the success of sustainable drainage systems, long-term maintenance
arrangements need to be assured; developers will have responsibility for ensuring
such arrangements are secured as a requirement of their planning application,
whilst the Council should be contacted for pre-application advice on maintenance. It
will be particularly important to ensure effectiveness and longevity for developers to
ensure that sufficient marketing is carried out and information is available to enable
future occupiers to be aware of the function and benefits of SuDS. Each
development could have a number of different options for maintenance arrangement
and this should be considered and discussed with the Council at the pre-planning
stage.
1. Private management – SuDS located within property boundaries are the
responsibility of the property owner and may include green roofs, permeable
driveways, water butts, garden soakaways and rain harvesting. Maintenance of
SuDS may be secured through a Section 106 agreement and can cover a whole new
housing estate and contain the details of soakaways in individual properties as well
as shared SuDS.
2. Commercial/industrial sites, shared private space or roads– SuDS located within
development that provide a source or site control function include filter strips,
normal and under-drained swales, bio-retention areas and rain-gardens, filter drains,
permeable pavement and other local infiltration systems. Underground storage
structures such as oversized pipes and geo-cellular boxes are usually located in this
area of management. The developer must ensure that a maintenance agreement is
in place which could be either through setting up a management company, or
discussing future maintenance or potential adoption with the local water company or
the Council.
3. Public Open Space – SuDS located in open green space, either owned by Local
Authorities or with full public access provide conveyance and open storage of clean
water that flows from development and include basins, ponds and wetlands linked by
swales, linear wetlands and other open channels. Again, the developer must ensure
that a maintenance agreement is in place which could be either through setting up a
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management company, or discussing future maintenance or potential adoption with
the local water company or the Council.
3.9 Developers are advised to contact the Council for guidance on adoption before
submitting a planning application.
3.10 Before approving a SuDS scheme and finally discharging the drainage condition, the
Council will request from the developer a verification report that the SuDS system
has been constructed in accordance with the approved design drawings and in
accordance with best practice.
3.11 Further guidance on the use of SuDS can be found in the Gloucestershire SuDS
Design & Maintenance Guide (Gloucestershire County Council, November 2015)
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4.

Green Infrastructure

4.1 Green Infrastructure (GI) is a network of high quality multi-functional green spaces
and other environmental features that together are capable of delivering a wide
range of environmental and quality of life benefits (ecosystem services) for local
communities. GI includes parks, open spaces, playing fields, woodlands, wetlands,
grasslands, river and canal corridors allotments and private gardens. The greatest
benefits will be gained when it is designed and managed as a multifunctional
resource. For example, street trees add aesthetic quality to an urban area, but will
also reduce airborne pollution, provide shade, reduce urban heat island effects,
mitigate wind chill and turbulence and increase biodiversity.
4.2 In 2015 the Local Nature Partnership (LNP) published “A Strategic Framework for
Green Infrastructure in Gloucestershire” that includes a schematic diagram of
strategic GI showing existing resources and needs and opportunities to create or
enhance the network of green and blue space, focusing on:
 those areas with the highest concentration of environmental assets
 key linkages between urban and rural areas
 main watercourses, catchments and floodplains
 significant landscape scale biodiversity
 community projects
 important sustainable transport routes (cycling and walking)
 key urban settlements and areas identified for large scale new development .
4.3 Strategic allocations and other large development sites should be subject to
masterplans which translate GI aspirations into detailed proposals. For example,
masterplans should identify:
 key existing habitat areas to be protected, enhanced and/or expanded;
 supplementary / transitional habitats as part of the wider greenspace
resource;
 existing access and rights of way to be protected, enhanced and/or expanded;
 measures to maximise the contribution of the built environment to biodiversity
and habitat creation.
4.4 On-site provision will be made in accordance with the space standards contained
within Local Plan Delivery Policy ES14 (provision of semi-natural and natural green
space with new residential development). Delivery Policy ES6 sets out biodiversity
and geodiversity interests that should be taken into account in formulating
development proposals with GI.
4.5 To contribute to the extension of the GI network, developers are encouraged to:
 protect and enhance existing corridors;
 identify and plug existing gaps in connectivity between GI assets;
 ensure new GI assets connect to the wider GI network;
 improve accessibility along existing green corridors subject to nature
conservation or public safety interests;
 protect and enhance the local diversity and distinctiveness of the landscape
character areas;
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explore opportunities to create new habitats, particularly in the Strategic
Nature Area.

4.6 When preparing their proposals, developers should consult with the Council’s
appointed ecological advisers and other relevant agencies such as Gloucestershire
Wildlife Trust and the Local Nature Partnership as well as with the local parish
council and community groups.
4.7 Gloucestershire Wildlife Trust (GWT) is currently working with developers to identify
a GI benchmark of good practice. Developers are encouraged to utilise the technical
guidance included in GWT’s GI benchmark to ensure development proposals aim to
create and sustain high quality GI from the design stage through to implementation,
management and maintenance. The Council advocates this whole lifecycle approach
to GI.
4.8 There are a number of different models for the long-term management and
maintenance of GI assets. Developers are responsible for ensuring arrangements
are put in place as a requirement of their planning application and the Council and
the local parish council should be consulted on this at the pre-planning stage. The
GWT GI benchmark may be used as a helpful resource to guide the creation of a GI
management plan which considers the multi-functionality of GI on site going
forwards, for longevity of benefit to people and communities, and for wildlife and the
wider landscape.

Page 20
71 of 87

5.

Social and Health Infrastructure

5.1 Social infrastructure includes community buildings, GP surgeries, places of worship,
nurseries, sports and play facilities. They provide the focal points for successful
communities. Population increase from new developments creates increased
pressure on the use of social infrastructure and new development should contribute
to its provision.
5.2 New facilities and improvements to existing facilities, including community buildings
and public open space, will be funded through CIL except where developments can
provide their requirements on-site.
5.3 On-site provision of outdoor play space will be made in accordance with the space
standards contained within Local Plan Delivery Policy ES15 (Provision of outdoor
play space). Delivery Policy EI11 sets out the requirements for new sports, cultural
and leisure facilities.
5.4 New community buildings are required on strategic sites at West of Stonehouse
(Policy SA2), North East Cam (SA3) and Hunts Grove (Policy SA4) and these should
be provided by the developer as part of planning permission for the development.
Serviced land for other community uses is also required as part of the development
of local centres at West of Stonehouse and Hunts Grove.
5.5 Planning obligations for the provision of on-site outdoor play facilities will be
identified by the Council at the pre-application stage. The developer will need to
make reference to the following list when considering the inclusion of outdoor play
areas within the boundaries of a residential development site:
• location
• area
• layout and equipment
• landscaping and planting
• future maintenance arrangements
• phasing proposals (for developments planned over a number of years)
5.6 The developer will need to provide the outdoor playing space and associated
facilities to the satisfaction of the Council. In the case of equipped children’s play
areas, the developer will be required to ensure that the facilities are inspected and
certified by a relevant and recognised organisation, such as RoSPA.
5.7 Developers providing on-site outdoor play space facilities will also be required to
make a one-off commuted sum payment for their future maintenance for a period of
15 years, following their installation. Maintenance costs per facility or type of outdoor
play area are outlined in Appendix C. These are calculated using rates from the
current Spon’s external works and landscape price book. The figures are only
intended to act as a guide for negotiation and the exact level of contributions will vary
according to site characteristics and over time, reflecting changes in maintenance
costs. The scale of the maintenance contributions payable by developers will be
reviewed annually to take account of changing circumstances in the costs of playing
equipment and installation.
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6.

Transport

6.1 The County Council has a duty to manage the local road network with a view to
securing the expeditious movement of traffic. The District Council seeks advice from
the County Council on most transport related matters, particularly regarding the
maintenance of highway safety and in assessing and identifying solutions to resolve
transport challenges resulting from new development. This process of engagement
is detailed within the Manual for Gloucestershire Streets.
6.2 Transport infrastructure including highway improvement schemes, cycling and
walking infrastructure and public transport will be funded through CIL except for
development specific highway access arrangements and mitigation works, on site
cycling and walking routes, on-site traffic calming, on-site bus stops and shelters at
strategic site allocations and other development sites where they will be sought
through planning obligations, subject to meeting statutory tests.
6.3 Those involved in promoting new development are expected to demonstrate that any
impacts on the transport network are insignificant, or that improvements can be cost
effectively undertaken and that the reliability of the transport network will not be
severely degraded. The County Council expects to be fully involved at the earliest
possible stage in assessing new development proposals. This should avoid
unnecessary delays in decision making process and help facilitate the best possible
transport solutions.
6.4 Where a mitigation package for transport is needed, the County Council will look
favourably upon proposed measures that will seek to limit the number of additional
car journeys upon the local network; aid walking and cycling over short distances;
stimulate the use of local public transport for accessing community services, leisure
purposes and school based journeys; and which will facilitate opportunities to use
regionally or nationally orientated public transport including rail and coach for long
distance travel. Other important outcomes include assisting access for efficient local
deliveries of goods and services incorporating for community social care providers
and preventing the degradation of key local environmental indicators such as noise
and air pollution.
6.5 Demonstrating the deliverability of a transport mitigation package is of key
importance to the County Council. Therefore where existing local transport
infrastructure is insufficient, the County Council may pursue capacity-building or
network efficiency improvements through the use of developer contributions. More
often than not these will be a combination of planning conditions and S.106 planning
obligations.
6.6 Developer contributions must solely assist in mitigating against the unacceptable
impacts of new development on the local transport network. They cannot be used as
an alternative funding stream for addressing pre-existing infrastructure issues,
unless in doing so it can be justified as a demonstrable mitigation measure.
However, there may be circumstances where proposed mitigation aligns with preidentified infrastructure priorities set out within the Gloucestershire Local Transport
Plan. Consequently, the County Council will seek to promote complementary
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solutions including utilising opportunities for match-funding wherever practicable to
do so.
6.7 All new infrastructure concerned with the local highway must be designed in
accordance with either national guidance set out in the Design Manual for Roads
and Bridges (DMRB) or relevant local guidance, which is presently contained within
the Manual for Gloucestershire Streets. It should also comply with the
Gloucestershire Enhanced Materials Policy. For all transport-related mitigation
proposals, appropriate audits must be undertaken covering road safety, mobility,
walking, cycling and quality, before any final designs can be approved.
6.8

Further guidance on contributing to transport infrastructure can be found in the Local
Developer Guide (Gloucestershire County Council, February 2014).
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7.

Other contributions

7.1 Other site specific measures may be necessary and planning obligations including
the following areas may also be sought. Requirements will be assessed on a case by
case basis. It is recommended that applicants and developers engage with the
Council at an early stage to determine if their specific proposal will result in a
requirement for obligations such as:



Waste and recycling collection facilities and waste reduction initiatives
Public realm/ public art

7.2 The absence of detailed guidance for a particular planning obligation does not rule
out the Council requiring one where that request meets relevant national guidance or
legal requirements.
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Appendix A: Planning obligations process flowcharts

Appendix B: Affordable housing viability calculator for small sites

Appendix C: Maintenance contributions for open space provision
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title
Purpose of Report
Decision(s)

9

UPDATE ON AIR QUALITY IN STROUD DISTRICT
To provide information on the current position
regarding air quality within the Stroud District.
The
Committee
RESOLVES
to:i.

endorse the Council’s Air Quality Updating and
Screening Assessment submitted to DEFRA;
and

ii.

Consultation and
Feedback
Financial Implications
and Risk Assessment

Legal Implications

Report Author

Chair of Committee
Options
Performance
Management Follow
Up

Environment Committee
31 March 2016

note and support the approach taken with
respect to Local Air Quality Management
requirements as set out in the Report.
DEFRA
There are no financial implications arising directly
from this Report.
David Stanley – Accountancy Manager
Tel: (01453) 754100
Email: david.stanley@stroud.gov.uk
It would appear from this Report that the Council is
acting in compliance with the requirements imposed
upon it by section 82 of the Environment Act 1995
and that there are no further legal implications
arising beyond those set out by the Report Author
below.
Mike Wallbank – Solicitor
Tel: (01453) 754362
E-Mail: mike.wallbank@stroud.gov.uk
David Jackson - Environmental Protection Manager
Tel: (01453) 754487
Email: dave.jackson@stroud.gov.uk
N/A
N/A
Ongoing monitoring of air quality.
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Background Papers/
Appendices

Appendix 1: Summary of Air Quality Objectives
Appendix 2: Permit Application Consultation
Document (Javelin Park)
Appendix 3: Environmental Permit (Javelin Park)
Appendices can be viewed at the following link
Appendix 1, 2 and 3

1.

Background:

1.1 Under the terms of the Environment Act 1995, the UK Government’s Local
Air Quality Management (LAQM) frameworks require local authorities to
undertake an ongoing three-year cyclical review and assessment of air
quality within their areas.
1.2 The first year of the reporting cycle is an Updating and Screening
Assessment (USA) which assesses current air quality against statutory Air
Quality Objectives - a summary of these Objectives is attached as
Appendix 1. Additionally, the USA identifies any areas within the District
which may be close to or likely to exceed the Air Quality Objectives. The
2015 USA for Stroud District has been submitted to DEFRA and a formal
response is awaited. In years two and three of the cycle, annual Progress
Reports are prepared.
1.3 Where preliminary monitoring data identify exceedances of an Air Quality
Objective for a particular pollutant, and subsequent detailed assessment
verifies earlier findings, the local authority is required to declare an Air
Quality Management Area (AQMA) and to prepare an Air Quality Action
Plan (AQAP) setting out strategies to improve air quality in that area.
1.4 An Action Plan describes measures that it is proposed to implement to
improve air quality in the affected locations, such that pollutant levels meet
relevant Air Quality Objectives.
1.5 There are currently no AQMAs declared within the Stroud District.
1.6 The main air quality concern within the District is nitrogen dioxide (NO2)
associated with road traffic. Where the majority of the District enjoys
relatively low levels of NO2, there are several areas where preliminary
monitoring indicates levels close to or marginally exceeding the Air Quality
Objective.
2.

Summary of 2014 Progress Report:

2.1

In

broad

terms,

NO2

levels

generally

reduced

in

2013.

2.2 Diffusion tube results exhibited one marginal exceedance of the 40 µg/m3
annual objective for NO2 - at Dudbridge.
Environment Committee
31 March 2016
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2.3 Real-time NO2 monitoring to be undertaken at Bowbridge in 2014 (based
on previous results) and the results reported in the 2015 Updating and
Screening Report.
2.4 As a result of previous Updating and Screening Assessments, the Council
does not need to carry out monitoring for carbon monoxide, benzene, lead,
1,3-butadiene, PM10, SO2 or ozone.
2.5 The Report was validated and accepted by Department for Environment,
Food and Rural Affairs (DEFRA).
3.

Summary

of

2015

Updating

&

Screening

Assessment:

3.1 Automatic monitoring of NO2 at Bowbridge produced an annual mean
concentration of 26.9 µg/m3, comfortably lower than the annual mean
Objective of 40 µg/m3. The hourly mean Objective of 200 µg/m3 was not
exceeded on any occasions.
3.2 Diffusion tube monitoring at Signal House, Dudbridge indicated a slight
exceedance of the annual mean Objective for NO2 at two monitoring
locations within an area of enhanced monitoring. The concentrations
measured were 42.0 and 41.7 µg/m3 respectively. This will be considered
in greater detail below.
3.3 Previous Reports have identified the High Street in Painswick as an area of
potential concern by virtue of slow-moving, stop/start traffic flanked by high
buildings reducing dispersion. Consequently, NO2 diffusion tubes have
been positioned at four locations along the road to provide more detailed
information. Results for the four locations were all below the Objective of
40 µg/m3, the highest showing 36.5 µg/m3 within the “canyon”.
3.4 The Assessment also considers the need for any alterations to the
monitoring strategy based on pre-defined categories – for example
transportation, industrial, commercial and domestic sources. No major
areas of significant concern were identified with the result that monitoring is
not required for carbon monoxide, benzene, lead, 1,3-butadiene, PM10,
SO2 or ozone.
3.5 One source considered was the energy from waste facility at Javelin Park
and that situation will also be considered in greater detail below.
4.

Signal House, Dudbridge Hill:

4.1 The situation at this location has been the subject of monitoring for NO2
over a period of years. Over that time there has been a downward trend in
results. The 2015 USA has identified that two of the nine monitoring
locations slightly exceeded the annual mean objective. The two locations in
question are at the western end of the building nearest to the junction.

Environment Committee
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4.2

NO2 levels at this location have shown a marked downward trend over
preceding years. Additionally, it has been identified that the two monitoring
locations in question are not ideally positioned to avoid the effects of both
increased turbulence attributable to “corner” locations and of heater flues in
close proximity. These criteria therefore call into question the accuracy of
the data obtained from those two monitoring locations. It has been
proposed in the USA, therefore, that the two locations be moved to
different positions on the building where diffusion tube monitoring would be
more representative of exposure but not influenced by corner or flue
effects. It is hoped that this proposal will be acceptable to DEFRA.

4.3 However, should the proposed additional monitoring using diffusion tubes
prove not to be acceptable to DEFRA, it will be necessary to seek to
undertake continuous automatic monitoring at the site, as was undertaken
at the Bowbridge site. The estimated cost of this type of would be in the
region of £8000.

5.

Energy

from

Waste

Facility

at

Javelin

Park,

Haresfield:

5.1 As part of the lengthy application process for the facility at Javelin Park, an
Environmental Statement and supporting documentation was submitted in
which the impact of the facility on Local Air Quality was considered in
detail.
The entire submission was considered by the Environment Agency (EA),
the regulators of the proposed site. Consequently, that organisation
determined an application for an Environmental Permit for the facility. The
consultation document relating to that application, attached as Appendix 2,
sets out in detail how the EA came to its decision to issue an
Environmental Permit – the latter is attached as Appendix 3. The
consultation took in such bodies as the Health Protection Agency, local
authorities, NHS, public and community organisations, environmental
organisations and members of the public.
Consequently, the installation will be subject to conditions laid down in the
Permit covering not just the emissions resulting from the incineration of the
waste but also waste reception, ash processing and storage, electricity
generation and other associated activities.
5.2 In terms of emissions to air, the requirements set out in the Environmental
Permit are largely dictated by the Industrial Emissions Directive
(2010/75/EU).
Air impact assessments and dispersion modelling were undertaken in
respect of emissions to air from the incinerator stack. In doing so, the
following assumptions were made:a) that the emission limits set within the Permit would be the maximum
permitted; and
Environment Committee
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b) that the incinerator would operate continuously at the maximum
allowable level of those emission limits.
This therefore represented a very conservative, precautionary approach
based on both the data provided and on previous experience of facilities
such as this in operation.
5.3 The Permit also took full account of an extremely detailed review of the
submitted air quality information, including comprehensive baseline air
quality measurements undertaken in the area surrounding the facility in
2011. Measurements were taken over an 8-month period utilising a
continuous monitoring station and 12 diffusion tubes. These data were
compared against available DEFRA-modelled background data and proved
to be more conservative, i.e. provided higher background results.
5.4 Consequently, the background concentrations were scrutinised and
accepted by the Environment Agency’s air quality specialists. The potential
air quality impact of those same parameters was then assessed by EA
utilising the relevant conservative formal methodologies.
The conclusions reached by EA were as follows:Conclusion

Pollutant

PM10, PM2.5, carbon monoxide, hydrogen chloride,
hydrogen fluoride, antimony, chromium, copper,
mercury, ammonia.
NO2, SO2, benzene, 1,3-butadiene, polycyclic
“Unlikely to give rise to aromatic
hydrocarbons,
arsenic,
cadmium,
significant pollution” ‡
Chromium (VI), lead, nickel, vanadium, volatile
organic compounds.
Potential
intake
considered
to
be Dioxins and furans.
“insignificant”
Screened
out
“insignificant”

as

‡ defined as “predicted environmental concentrations are well within air
quality standards or environmental action levels”.
5.5 A more recent Baseline Air Quality survey was undertaken in 2014/15 by
consultants Ricardo-AEA. When compared to the 2011 survey, the
measurements for the majority of pollutants were found to have decreased
and no statutory limits were exceeded or approached. Increases were
measured for chromium, mercury, lead and NO2 but these increased levels
still did not exceed or even approach statutory limits.
5.6 In summary, therefore, the EA decision stated that it was “minded to grant
the Permit to the Applicant” subject to conditions. It continued, “we
consider that, in reaching that decision, we have taken into account all
relevant considerations and legal requirements and that the permit will
Environment Committee
31 March 2016

Page 81 of 87

Agenda Item 9

ensure that a high level of protection is provided for the environment and
human health.”
Thus, an Environmental Permit will, in addition to other controls, require
monitoring of all stack emissions for the relevant parameters to ensure
compliance with Emission Limit values. Such monitoring will ensure that
pollutant levels will be measured in accordance with recognised standards
prior to dispersion in order to fully consider “pollution” as a whole from the
incineration process.
5.7 As can be seen from the above, the impact of the facility on both air quality
and human health has been assessed by the Environment Agency. This
consideration included a comprehensive assessment of existing
background concentrations of relevant pollutants. It concluded that “no
significant effects on air quality are predicted as a result of the construction
or operation of the proposed facility”.
Consequently, therefore, it is considered that no further monitoring is
required under the LAQM mechanism.
6.

Conclusion:
The current level of air quality monitoring in the District is considered to be
adequate in light of the information provided above. In the unlikely event
that any additional monitoring is required by DEFRA, then this will need to
be accommodated.
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STROUD DISTRICT COUNCIL

AGENDA
ITEM NO

ENVIRONMENT COMMITTEE
31 MARCH 2016
Report Title

Purpose of Report

Decision(s)

Consultation and
Feedback

Financial Implications
and Risk Assessment

10

Bid for European Structural & Investment Funds
(ESIF) to extend the Rural SuDS project
Countywide.
To
a) Inform members of the outline bid submitted
for £600,000 of ESIF funding which would
enable the Rural SuDS pilot project to be
delivered Countywide with partners and bring
additional Capital to invest in further works in
the Stroud District.
b) Obtain approval if the outline bid is successful
to submit a full application for ESIF funding
The Committee RESOLVES to
a) Submit a bid for £600,000 for ESIF funding
to extend the Rural SuDS project
Countywide.
b) Delegate authority to the Strategic Head
(Development Services) with regard to
delivering a successful bid project.
The Committee RECOMMENDS to Strategy and
Resources Committee
c) £50,000 of matched funding be set aside
to support the wider bid to ESIF (or words
to that effect)
Consultation with the likely project partners, all other
district councils, Glos County Council, Environment
Agency, South West Regional Flood and Coastal
Committee and Gloucestershire Wildlife Trust.
As set out in paragraph 2.10 of the report, a bid was
submitted to ESIF in January 2016 for the
countywide Rural SUDS project.
Stroud District Council would be the lead partner for
the project and responsible for receiving funding
from partner organisations and allocating funds to
schemes.
The council would need to ensure
appropriate procedures and partnership agreements
are in place to comply with ESIF guidelines and that
compliance liabilities are ‘passed on’ to the relevant
partner organisation.
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Financial Implications
and Risk Assessment
- continued

If the bid made to the ESIF is successful, the council
would need to provide matched funding of £50,000.
David Stanley – Accountancy Manager
Tel: 01453 754100
Email: david.stanley@stroud.gov.uk

Legal Implications

Report Author

Chair of Committee

Options
Performance
Management Follow
Up
Background Papers/
Appendices

1.

Report author to comment on the Risk Assessment
There are no material legal implications arising from
this report
Alan Carr Solicitor
Tel: 01453 754357
Email: alan.carr@stroud.gov.uk
Maria Hickman
Private Sector Housing Manager
Tel: 01453 754454
e-mail: maria.hickman@stroud.gov.uk
Note: This is only to be completed for reports
that are going to meetings of the full Council.
Councillor
Chair of [Committee Name]
Tel:
Email: @stroud.gov.uk
Withdraw from Bid Process
As defined by ESIF regulations
Appendix A –European Structural & Investment
Funds Overview
Outline bid document

BACKGROUND

1.1 Under delegated authority in April 2014 SDC entered into an agreement with
the Environment Agency to undertake a joint 3 year Pilot project to
implement natural flood management techniques in the Frome catchment, to
be known as the Rural SuDS project.
1.2 The aim of the project is to 'create a river catchment where water
management is fully integrated into land management practices. Where
public bodies, private companies and local communities work together to
manage water within the landscape, creating valuable habitat for wildlife and
people, and limiting flood risk downstream.’
1.3 Project funding was provided for the 3 years by the South West Regional
Flood and Coastal Committee and Project Officer Chris Uttley took up his
post in May 2014.
Environment Committee
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1.4 Chris has been working in the catchment with local flood action groups,
Gloucestershire Wildlife Trust, National Trust and private landowners to
raise awareness, identify opportunities and source capital funding to
implement works.
1.5 To date the project has worked with 4 sites owned by NGO’s and 9 privately
owned to achieve the following;

90+ Large Woody Debris leaky dams built in three tributaries

7 very large flood plain attenuation structures

9 attenuation & deflection structures within seasonal flow
channels

12 off line field bunds

6 large scarp erosion/drainage gullies filled with timber
1.6 The capital funding for these low cost flood prevention measures has been
obtained from a variety of sources including Gloucestershire County
Council, EA, SDC, National Trust, Gloucestershire Wildlife Trust and the
land owners themselves.
1.7 Details on the projects completed to date can be found on the SDC website
http://www.stroud.gov.uk/docs/environment/rsuds/index.asp.
1.8 A 20 minute video was commissioned jointly with the Countryside and
Community Research Institute at the University of Gloucestershire which
includes commentary from residents flooded in 2007 as well as
demonstrating the work being undertaken. The video can also be viewed on
the
SDC
web
site
http://www.stroud.gov.uk/docs/environment/rsuds/index.asp and has already
had over 2000 viewings both nationally and internationally.
2.

CURRENT SITUATION

2.1 At the beginning of December 2015 DCLG published a call for outline
application bids for European Structural & Investment Funds (ESIF) for
European Regional Development funding (ERDF) for environmental projects
to be delivered in Gloucestershire over a 3 year period commencing June
2016.
2.2 A brief overview of ESIF can be found at appendix A.
2.3 Bids had to be for a minimum of £500,000 up to a maximum of £600,000
and 50% match funded.
2.4 Consultation took place with current project partners and all other district
councils to identify whether the required match funding of £500,000 to
£600,000 could be raised within the County.
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2.5 The South West Regional Flood & Coastal Committee have committed
funding for the Project Officer post for an additional 3 years on the condition
that in future a part of this role would involve facilitating and supporting Land
Drainage Officers across Gloucestershire to develop similar small scale
natural flood management works in other districts. £120,000 of this funding
was identified as eligible for match funding.
2.6 Gloucestershire County Council identified £245,000 capital of funding
available to be spent on projects across the County for match funding.
2.7 Further Capital match funding has been identified by the districts and a
request has been made for £50,000 of SDC capital funds for match funding
projects delivered in Stroud. SDC can expect to receive a return in
investment of approximately £70,000 to £80,000 per annum, to spend on
additional projects in the district.
2.8 Project management costs of up to 10% of the bid can be claimed back.
2.9 The full maximum bid limit of £600,000 was identified across the County to
enable an outline project bid to be submitted to enable the Rural SuDS
project to be rolled out across Gloucestershire.
2.10 Outline bids had to be submitted by the 29th January 2016 with successful
bidders being invited to submit a full application at a later stage. Due to the
short timescales an outline bid was submitted by SDC as the Lead partner
under delegated authority. A copy of the outline bid document can be found
at http://www.stroud.gov.uk/docs/environment/rsuds/docs/SDC_ESIF_Form2-015_Outline_Application_Form__E-Claims.docx.
2.11 We are waiting on a response from DCLG as to whether this bid will pass
onto the next stage of full submission and there are no published time
scales for this process other than the funding is available from June 2016.

Environment Committee
31 March 2015

Agenda Item 10

Page 86 of 87

Appendix A
EUROPEAN STRUCTURAL AND INVESTMENT FUNDS OVERVIEW
The European Structural and Investment Funds (ESIF) are the European Union's
main funding programmes for supporting jobs and growth. Nationally an ESIF
Growth Programme for England 2014-2020 has been agreed, including the
European Regional Development Fund (ERDF), European Social Fund (ESF)
and part of the European Agricultural Fund for Rural Development (EAFRD).
A Growth Programme Board involving representatives of government
departments, Local Enterprise Partnerships (LEPs), voluntary and community
sectors, the private sector etc oversees the national programme, supported by
national level thematic and operational sub-committees. Operational Programmes
have been developed to outline eligibility criteria and ensure that European
funding is aligned with government aspirations for locally driven growth.
Programmes will be delivered across the 39 LEP areas in England, with each
area having developed an ESIF strategy - www.gfirstlep.com/gfirst-LEP/OurPriorities/Our-Vision - outlining local development needs and priorities in relation
to the overall programme. An ESIF sub-committee has also been formed in each
area to advise on local project calls, applications and some aspects of
implementation while each LEP has also been notionally allocated funding, for
Gloucestershire LEP this totals around £38 million. Supporting investment in
innovation, businesses, skills and employment, funds require co-financing and
must be used in addition to existing national funding.
A wide range of organisations can apply to deliver projects including local
authorities,
registered
charities,
higher/further
education
institutions,
voluntary/community organisations and others from the public or private sector.
All funding opportunities for the ERDF programme and the majority of the ESF
funding are made available on the GOV.UK website www.gov.uk/europeanstructural-investment-funds
Gloucestershire has published calls related to
Tourism, Manufacturing support, Export support, Environment and Resource
Efficiency and Information and Communications Technology.
Minimum project values for calls are normally around £500K. Investment is
intended to make a significant impact on local growth with applications expected
to demonstrate appropriate scale and impact. Further information on ESIF at:
www.gov.uk/government/publications/european-structural-and-investmentfunds/european-funds-european-structural-and-investment-funds
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