
 

DEVELOPMENT CONTROL 

A meeting of the Development Control
NOVEMBER 2015 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at

Please Note:  

i This meeting will be filmed for live or subsequent broadcast via the Council’s 
internet site (www.stroud.gov.uk
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 t
absence of the press and public

ii The procedure for public speaking which applies to Development Control 
Committees is set out on the page immediately preceding the Planning Schedule.

 

 

 
1 APOLOGIES 

To receive apologies of absence.
 

 
2 DECLARATIONS OF INTE

To receive declarations of interest.
 

 
3 MINUTES 

To approve and sign as a correct record the Minutes of the Development Control 
meeting held on 13 October 2015.
 

 
4 DEVELOPMENT CONTROL 

NOTE:  For access to information purposes, the background papers for the 
applications listed in the schedule are the application itself and subsequent 
papers as listed in the relevant file.
 

 
4.1 NUPEND FARM, BOSCOMB

Mixed residential development comprising the erection of 16 dwellings (including 
5 affordable units), associated parking,
change of use and renovation works to
to Nupend Farmhous
 

  
DEVELOPMENT CONTROL COMMITTEE

Development Control Committee will be held
in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at

 

David Hagg 
Chief Executive 

 

This meeting will be filmed for live or subsequent broadcast via the Council’s 
www.stroud.gov.uk).  By 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 t
absence of the press and public. 

he procedure for public speaking which applies to Development Control 
Committees is set out on the page immediately preceding the Planning Schedule.

A G E N D A 

To receive apologies of absence. 

DECLARATIONS OF INTEREST 
To receive declarations of interest. 

To approve and sign as a correct record the Minutes of the Development Control 
meeting held on 13 October 2015. 

DEVELOPMENT CONTROL - PLANNING SCHEDULE 
For access to information purposes, the background papers for the 

applications listed in the schedule are the application itself and subsequent 
papers as listed in the relevant file. 

NUPEND FARM, BOSCOMBE LANE, HORSLEY, STROUD 
Mixed residential development comprising the erection of 16 dwellings (including 
5 affordable units), associated parking,  landscaping and associated works; 
change of use and renovation works to traditional stone barn
to Nupend Farmhouse; and renovation works to the Farmhouse. 

 

 

 28 October 2015 
COMMITTEE 

 

Committee will be held on TUESDAY, 10 
in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 18:00. 

This meeting will be filmed for live or subsequent broadcast via the Council’s 
).  By 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 

he procedure for public speaking which applies to Development Control 
Committees is set out on the page immediately preceding the Planning Schedule. 

To approve and sign as a correct record the Minutes of the Development Control 

For access to information purposes, the background papers for the 
applications listed in the schedule are the application itself and subsequent 

OUD - S.14/1191/FUL 
Mixed residential development comprising the erection of 16 dwellings (including 

landscaping and associated works; 
traditional stone barn to become ancillary 

e; and renovation works to the Farmhouse.  
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Development Control Committee  Agenda Published: 28 October 2015 

 

 
Members of Development Control Committee 

 
Councillor Stephen Moore (Chair) 
Councillor John Marjoram (Vice-Chair) 
Councillor Liz Ashton 
Councillor Dorcas Binns 
Councillor Rowland Blackwell 
Councillor Nigel Cooper 

Councillor Paul Hemming 
Councillor Haydn Jones 
Councillor Dave Mossman 
Councillor Steve Robinson 
Councillor Emma Sims 
Councillor Tom Williams 

 

 

4.2 A S COOKE & CO LTD, ACRE PLACE, PARK END, PAGANHILL - 
S.15/1361/FUL 
Re-development of former building yard for two dwellings, using established 
access off Ruscombe Road. 
 

 
4.3 LAND AT BRYNLOE, RANDALLS GREEN, CHALFORD HILL, STROUD - 

S.15/1775/VAR 
Condition two Variation - S.14/0633/FUL - Increased height of plot three. 
 

 

Page 2 of 54



Development Control Committee 
13 October 2015  Subject to approval at next meeting 

 

 
DEVELOPMENT CONTROL COMMITTEE 

 
13 October 2015 

 
6.00 pm - 6.50 pm 

Council Chamber, Ebley Mill, Stroud 
 

Minutes 

3 
 
Membership: 
Councillor Stephen Moore** P Councillor Paul Hemming P 
Councillor John Marjoram * P Councillor Haydn Jones P 
Councillor Liz Ashton P Councillor David Mossman P 
Councillor Dorcas Binns A Councillor Steve Robinson P 
Councillor Rowland Blackwell A Councillor Emma Sims P 
Councillor Nigel Cooper A Councillor Tom Williams P 
    
** = Chair * = Vice Chair                     P = Present A = Absent 
 
Officers in Attendance  
Planning Manager Planning Officer 
Principal Planning Officer 
Senior Planning Officer 

Solicitor 
Democratic Services Assistant 

 
DC.043 APOLOGIES 
 
Apologies were received from Councillors Dorcas Binns, Rowland Blackwell and Nigel 
Cooper 
 
DC.044 DECLARATIONS OF INTEREST 
 
There were none 
 
DC.045 MINUTES 
 
RESOLVED That the Minutes of the Development Control Committee meeting 

held on 8 September 2015 are accepted as a correct record. 
 
DC.046 DEVELOPMENT CONTROL PLANNING SCHEDULE 
 
Representations were received and taken into account by the Committee in respect of 
the following application. 
 

1. S.15/1523/FUL     
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Development Control Committee 
13 October 2015  Subject to approval at next meeting 

DC.047  LAND AT ACTREES FARM, HEATHFIELD, ALKINGTON, 
 GLOUCESTERSHIRE – S.15/1523/FUL 
 
The Senior Planning Officer introduced the application. He highlighted that the 
application site covered an area of approximately 9 hectares. It was located near to the 
A38, adjacent to the railway line and the sire would be reinforced with hedges which 
would be grown to a height of three metres.  
 
Members were informed of the late papers from; the landowner, setting out the financial 
reasons for diversification and from the Ward Councillor Penny Wride supporting the 
parish council’s opposition to the application. 
 
The Principal Planning Officer read out the statement from Councillor Penny Wride 
which, set out a number of points in opposition to the application; 
 

 There had been three applications for solar farms in the area 

 The visual impact on the Vale of Berkley  

 It was contrary to NPPF paragraph 17 and local policies NE9 and NE10 

 The negative impact on tourism  

 The parish had produced a village design statement which had been adopted by 
the district council, the statement did not include support for a solar farm 

 The cumulative impact of three solar farms in the area 

 Brownfield sites were available as an alternative 
 
Mrs Jan Sayers, Parish Councillor for Alkington spoke in opposition to the application. 
She stated that in July 2015 the parish council voted unanimously to oppose the 
application. The application was the third large scale solar farm applied for in the parish. 
The proposed site was in a shallow basin and would be overlooked from the Cotswold 
Way. She asked Members to refuse the application or defer it until a cumulative impact 
assessment could be undertaken. 
 
Mr Iain Beath, the applicant spoke in support of the application. He said that he had a 
long term commitment to protect the environment and saw renewable energy as this. 
The site would produce five mega watts of energy, sufficient to provide power for 1200 
homes. None of the main consultees on landscape matters had raised any objections. 
The owners of the land had been farming for fifty years but due to the economic crisis in 
dairy farming had sold their heard and were looking to diversify. The land in question 
was of grade 3 moderate and grade 4 poor. Neighbours closest to the development had 
raised no objections. The development would provide £125,000 over the lifetime of the 
facility for local community projects, managed by the parish council. It would also 
provide £625,000 to the district council in the form of business rates. He advised 
Members that the development would be temporary and reversible. 
 
In replying to Members’ questions the following points were clarified; 
 

 Of the two previous applications for solar farms, one had been built and the other 
one had not. 

 Officers had undertaken an Environmental Impact Assessment screening. 

 Officers had made numerous visits to various viewpoints to assess the visual 
impact. 

 Officers had given consideration to an independent landscape consultant 
carrying out an assessment but had made a professional judgement that with the Page 4 of 54



Development Control Committee 
13 October 2015  Subject to approval at next meeting 

reduction in size of the site and the technical consultee responses received there 
was no significant cumulative impact. The benefit of having independent 
verification was not therefore felt to be justified. 

 No brownfield sites had come forward as alternative locations. 

 The solar panels would be mounted on a pre fabricated frame and could be 
removed, they would not be concreted into the ground. 

 Planning permission would be for 25 years, after which time the panels would be 
removed. 

 The Parish Council had received an offer from the developer of £5,000 per year 
over the life of the permission for community projects and for the parish council to 
manage the funds. 

 The railway embankment is significantly raised and would provide screening. 

 Planning policy is to avoid development on better quality land, the site in question 
was on moderate to poor land. 

 The committee could include a planning condition for the type/colour of the 
panels be approved beforehand. 

 The proposed fund of £125,000 was not through a section 106 agreement, but a 
separate agreement between the developer and the parish council. 

 
A motion to ACCEPT the officer’s recommendation was moved by Councillor John 
Marjoram and seconded by Councillor David Mossman. 
 
On being put to the vote the motion was carried 6 votes in favour and 3 abstentions. 
 
RESOLVED to GRANT PERMISSION for application S.15/1523/FUL as set out in 
 these minutes 
 
The Meeting closed at 6.50 pm. 
 
 
 
 

Chair 
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Development Control Committee 
13 October 2015  Subject to approval at next meeting 

AMENDMENTS FOR DEVELOPMENT CONTROL COMMITTEE  
13 October 2015 

 
 

 
 

ITEM No: 1 Application: S.15/1523/FUL 

Address: 
Land at Actrees Farm, Heathfield, Alkington, Gloucestershire 

 
Officer recommendation ACCEPTED. 
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Stroud District
 

Planning Schedule

10th

 
 
 
 
 
 
 
 
 
 
 
In cases where a Site Inspection has taken place, this is because Members felt they would 
be better informed to make a decision on the application at the next Committee.  
the view expressed by the Site Panel is a factor to be taken into consideration on the 
application and a final decision is only made after Members have fully debated the issues 
arising. 
 
 
 
 
 
 
 
 
 

 
 
 
 

Stroud District Council
Planning Schedule 

 
th November 2015 

In cases where a Site Inspection has taken place, this is because Members felt they would 
be better informed to make a decision on the application at the next Committee.  
the view expressed by the Site Panel is a factor to be taken into consideration on the 
application and a final decision is only made after Members have fully debated the issues 

Council 

 

In cases where a Site Inspection has taken place, this is because Members felt they would 
be better informed to make a decision on the application at the next Committee.  Accordingly 
the view expressed by the Site Panel is a factor to be taken into consideration on the 
application and a final decision is only made after Members have fully debated the issues 
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DEVELOPMENT CONTROL COMMITTEE 
 

Procedure for Public Speaking 
 

The Council have agreed to introduce public speaking at meetings of the Development Control 
Committee. 
 
Public speaking is only permitted on those items contained within the schedule of applications. It is 
not permitted on any other items on the Agenda. The purpose of public speaking is to emphasise 
comments and evidence already submitted through the planning system. Speakers should refrain 
from bringing photographs or other documents as it is not an opportunity to introduce new evidence.  
 
The Chair will ask for those wishing to speak to identify themselves by name at the beginning of 
proceedings. There are four available slots for each schedule item:- 
 
Ward Councillor(s) 
Town or Parish representative 
Spokesperson against the scheme and  
Spokesperson for the scheme.  
 
Each slot (with the exception of Ward Councillors who are covered by the Council’s Constitution) will 
not exceed 3 minutes in duration. If there is more than one person who wishes to speak in the same 
slot, they will need either to appoint a spokesperson to speak for all, or share the slot equally. 
Speakers should restrict their statement to issues already in the public arena. Please note that 
statements will be recorded and broadcast over the internet as part of the Councils webcasting of its 
meetings; they may also be used for subsequent proceedings such as an appeal. Names may be 
recorded in the Committee Minutes. 
 
The order for each item on the schedule is 
 

1. Introduction of item by the Chair 
2. Brief update by the planning officer. 
3. Public Speaking 

a. Ward Member(s) 
b. Parish Council 
c. Those who oppose 
d. Those who support 

4. Member questions of officers 
5. Motion 
6. Debate 
7. Vote 

 
 
A copy of the Scheme for Public Speaking at Development Control Committee meetings is available 
at the meeting. 
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Parish Application Item 
 
Horsley Parish Council Nupend Farm, Boscombe Lane, Horsley.                                                      01  

S.14/1191/FUL -  Mixed residential development comprising  
the erection of 16 dwellings (including 5 affordable units),  
associated parking, hard and soft landscaping and associated  
works; change of use and renovation works to the traditional 
 stone barn to become ancillary to Nupend Farmhouse; and, 
 renovation works to the Farmhouse.  Revised Plans received 06/10/14. 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1191/FUL 

 
Randwick Parish Council A S Cooke & Co Ltd, Acre Place, Park End.                                                 02  

S.15/1361/FUL -  Re-development of former building yard for  
two dwellings which utilises established access off Ruscombe Road. 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.15/1361/FUL 

 
Chalford Parish Council Land At Brynloe, Randalls Green, Chalford Hill.                                           03  

S.15/1775/VAR -  Condition two Variation - S.14/0633/FUL –  
Increased height of plot three 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.15/1775/VAR 
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Item No: 01 
Application No.  
Site No. 

S.14/1191/FUL 
PP-03316235 

Site Address  Nupend Farm, Boscombe Lane, Horsley, Stroud 
 

Town/Parish  Horsley Parish Council 
 

Grid Reference  383270,198171 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Mixed residential development comprising the erection of 16 dwellings 
(including 5 affordable units), associated parking, hard and soft 
landscaping and associated works; change of use and renovation works 
to the traditional stone barn to become ancillary to Nupend Farmhouse; 
and, renovation works to the Farmhouse.  Revised Plans received 
06/10/14. 
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Applicant’s 
Details 

Mr & Mrs P. Farmar 
C/o Hunter Page Planning 
 

Agent’s Details  Miss Chloe Clark 
Thornbury House , 18 High Street, Cheltenham, Gloucestershire,  
GL50 1DZ 
 

Case Officer  John Longmuir 
 

Application 
Validated 

21.05.2014 

 RECOMMENDATION  

Recommended 
Decision 

Resolve to Grant Permission  

Subject to the 
following 
conditions: 

 
 1. The development hereby permitted shall be begun before the 

expiration of three years from the date of this permission. 
 
 Reason: 
 To comply with the requirements of Section 91 of the Town and 

Country Planning Act 1990 as amended by Section 51 of the 
Planning and Compulsory Purchase Act 2004. 

 
 2. The development hereby permitted shall be carried out in all 

respects in strict accordance with the approved plans listed below: 
 
 Proposed Layout / Master Plan of 06/10/2014 
 Plan number = A-P-100-01 rev. c 
 
 Proposed Plot Sizes of 05/09/2014 
 Plan number = A-P-100-02 rev. a 
 
 Proposed Housing Mix of 05/09/2014 
 Plan number = A-P-100-03 rev. c 
   
 Proposed Affordable Housing Plan of 05/09/2014 
 Plan number = A-P-100-04 rev. c 
 
 Car and Bike Parking Plan 05/09/2014 
 Plan number = A-P-100-05 rev. b 
 
 Accessibility Plan of 25/03/2014 
 Plan number = A-P-100-06 rev. b 
 
 Ridges and Levels Plan of 05/09/2014 
 Plan number = A-P-100-07 rev. b 
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 Storey Heights and Views of A-P-100-08 rev. d 
 Plan number = A-P-100-08 rev. d 
 
 Ridges and Levels Plan of 05/09/2014 
 Plan number = A-P-100-07 rev. b 
  
 Levels and Contours Plan of 05/09/2014 
 Plan number = A-P-100-09 rev. b 
  
 House Type 4B of 05/09/2014 
 Plan number = A-P-108 rev. A 
  
 Landscape Masterplan of 05/09/2014 
 Plan number = DLA.1567.L02.01 Rev B 
  
 Hard Landscape Layout of 05/09/2014 
 Plan number = DLA.1567.L02.02 Rev B 
  
 Planting Proposals / Soft Landscape Layout of 05/09/2014 
 Plan number = DLA.1567.L02.03 Rev B 
  
 Palette of Hard Materials Plan of 05/09/2014 
 Plan number = DLA.1567.L02.04 
 
 Proposed Site Access of 05/09/2014 
 Plan number = 4032/SK/201 Rev C 
  
 Swept Path Analysis and Forward Visibility Plan of 05/09/2014 
 Plan number = 4032/202 Rev C 
 
 Swept Path Analysis and Forward Visibility (Additional Information) 

Plan of 05/09/2014 
 Plan number = 4032/203 Rev C 
 
 Swept Path Analysis and Forward Visibility Plan of 05/09/2014 
 Plan number = 4032/202 Rev C 
 
 Swept Path Analysis and Forward Visibility Plan of 05/09/2014 
 Plan number = 4032/202 Rev C 
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
  
3. No development shall take place until samples of all materials to 

be used in the construction of the external surfaces of the building 
works hereby permitted have been submitted to and approved in 
writing by the Local Planning Authority.  Development shall then 
only be carried out in accordance with the approved details. 
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 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies NE8 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES7 and ES10 of the 
Stroud District Local Plan: Submission Draft December 2013 and 
the provisions of the National Planning Policy Framework. 

  
4. Prior to the commencement of any development, sample panels of 

one square metre of the proposed walling materials; shall be 
constructed on site and shall be approved in writing by the Local 
Planning Authority.  The panel shall be constructed and protected 
from the weather at least 14 days prior to inspection by the Local 
Planning Authority and the approved panel shall be maintained in 
situ for the duration of the works.  The works shall then be carried 
out to match the approved panels and shall be maintained as such 
thereafter. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies NE8 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES7 and ES10 of the 
Stroud District Local Plan: Submission Draft December 2013 and 
the provisions of the National Planning Policy Framework. 

  
5. The development hereby permitted shall not be commenced until 

large scale details (at not less than 1:20) of all external joinery 
(including doors, window frames and dormer windows) have been 
submitted to and approved in writing by the Local Planning 
Authority.  Development shall then only be carried out in 
accordance with the approved details and shall be maintained as 
such thereafter. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies NE8 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES7 and ES10 of the 
Stroud District Local Plan: Submission Draft December 2013 and 
the provisions of the National Planning Policy Framework. 

 
 6. The development hereby permitted shall not be commenced until 

details of a scheme of hard and soft landscaping for the site has 
been submitted to and approved in writing by the Local Planning 
Authority.  This shall include the species and size of plant, planting 
distances/densities and details of how the planting will be 
undertaken. 
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 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies NE8 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES7 and ES10 of the 
Stroud District Local Plan: Submission Draft December 2013 and 
the provisions of the National Planning Policy Framework. 

  
7. All planting, seeding or turfing comprised in the approved details of 

landscaping shall be carried out in the first complete planting and 
seeding seasons following the occupation of the buildings, or the 
completion of the development to which it relates, whichever is the 
sooner.  Any trees or plants which, within a period of five years 
from the completion of the development, die, are removed, or 
become seriously damaged or diseased, shall be replaced in the 
next planting season with others of similar size and species. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies NE8 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES7 and ES10 of the 
Stroud District Local Plan: Submission Draft December 2013 and 
the provisions of the National Planning Policy Framework. 

 
 8. Prior to occupation of the development details of the proposed 

vehicular access to service the development and to be formed as 
shown on Drawing 4032/SK/201(D), shall be submitted to and 
agreed in writing by the Local Planning Authority  and once those 
details are approved, no works shall commence on site (other than 
those required by this condition) until the first 20m of the proposed 
vehicular access road, including the junction with the existing 
public road and associated visibility splays, has been completed to 
at least binder course level. 

 
 Reason:  
 To reduce potential highway impact by ensuring the access is 

suitably laid out, that there is a satisfactory access at the 
commencement of construction works and constructed and in 
accordance with paragraph(s) 32 and 35 of the NPPF. 

  
9. The vehicular access hereby permitted shall not be brought into 

use until all existing vehicular accesses to the site (other than that 
intended to serve the development) have been permanently 
closed, including the existing western access into the site being 
returned to grassland with the exception of a level of hard standing 
being retained to service the remaining field gate access, in 
accordance with details to be submitted to and agreed in writing 
beforehand by the Local Planning Authority. 
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 Reason: 
 To reduce potential highway impact by ensuring there is no further 

use of an access that is deemed to be unsuitable to the serve the 
development and so as to limit loose material from farm vehicles 
being discharged onto the public highway and in accordance with 
paragraph(s) 32 and 35 of the NPPF. 

 
10. Prior to occupation of the development the forward and emerging 

visibility splay(s) as shown on Drawing No (s) 4032/SK/201(D), 
4032/202 (C), 4032/203 (C) shall be provided and the area 
between those splays and the carriageway shall be reduced in 
level and thereafter maintained so as to provide clear visibility 
between those points at a height of between 1 metre and 2.1m 
above the adjacent carriageway level. 

 
 Reason: 
 To reduce potential highway impact by ensuring that adequate 

visibility is provided and maintained, and in accordance with 
paragraph(s) 32 and 35 of the NPPF. 

 
11. The dwelling(s) hereby permitted shall not be occupied until the 

car parking associated with those dwelling(s) (including garages 
and car ports and visitor parking where proposed) has been 
provided in accordance with the submitted A-P-100-05 c and shall 
be maintained available for that purpose thereafter. 

 
 Reason: 
 To reduce potential highway impact by ensuring that vehicles do 

not have to park on the highway, and in accordance with 
paragraph (s) 32,35 & 39 of the NPPF. 

 
12. Notwithstanding the details of footways as shown on Drawing No: 

A-P-100-02a (Master Plan Plots), prior to the occupation of the 
development details, of all internal footway(s) together with the 
footway along the frontage of the development adjacent the 
Highway (B4058) (which all footway (s) shall be a minimum width 
of 2m) shall be submitted to and agreed in writing by the Local 
Planning Authority. 

 
 Reason: 
 To ensure that safe and suitable access is achieved and 

maintained for all people in accordance with paragraph 32 of the 
NPPF and to establish and maintain a strong sense of place to 
create attractive and comfortable places to live, work and visit in 
accordance with paragraph 58 of the NPPF. 
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13. Prior to the proposed occupation of the proposed development 
details of non controlled pedestrian crossing points to include 
dropped/curbs and tactile paving shall be submitted and agreed in 
writing by the LPA at the following locations; 

 o Across the junction of the development adjacent the Highway 
(B4058). 

 o Across the junction at Boscombe Lane adjacent the Highway 
(B4058). 

 o Across the Highway (B4058) to allow pedestrians to cross the 
Highway (B4058) from one side to the other, this to be formed 
where the proposed footpath 'emerges' from the existing (and 
retained) barn adjacent to Plot. 

 
The non controlled pedestrian crossings points shall be 
constructed in accordance with the approved details prior to any 
occupation and shall be maintained as such thereafter. 

 
 Reason: 
 To ensure that safe and suitable access is achieved and 

maintained for all people in accordance with paragraph 32 of the 
NPPF and to establish and maintain a strong sense of place to 
create attractive and comfortable places to live, work and visit in 
accordance with paragraph 58 of the NPPF. 

 
14. No dwelling on the development shall be occupied until the 

carriageway(s) (including surface water drainage/disposal, 
vehicular turning head(s) and street lighting) providing access from 
the nearest public highway to that dwelling have been completed 
to at least binder course level and the footway(s) to surface course 
level. 

 
 Reason: In the interest of highway safety; to ensure safe and 

suitable access has been provided for all people; and to safeguard 
the visual amenities of the locality and in accordance with 
paragraph 35 of the NPPF. 

 
15. No development shall be commenced until details of the proposed 

arrangements for future management and maintenance of the 
proposed streets within the development have been submitted to 
and approved in writing by the local planning authority. The streets 
shall thereafter be maintained in accordance with the approved 
management and maintenance details until such time as either a 
dedication agreement has been entered into or a private 
management and maintenance company has been established. 
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 Reason: 
 To ensure that safe and suitable access is achieved and 

maintained for all people in accordance with paragraph 32 of the 
NPPF and to establish and maintain a strong sense of place to 
create attractive and comfortable places to live, work and visit in 
accordance with paragraph 58 of the NPPF. 

 
16. No development shall take place, including any works of 

demolition, until a Construction Method Statement has been 
submitted to, and approved in writing by, the local planning 
authority. The approved Statement shall be adhered to throughout 
the construction period. The Statement shall: 

 
 i. specify the type and number of vehicles; 
 ii. provide for the parking of vehicles of site operatives and visitors; 
 iii. provide for the loading and unloading of plant and materials; 
 iv. provide for the storage of plant and materials used in 

constructing the development; 
 v. provide for wheel washing facilities; 
 vi. specify the intended hours of construction operations; 
 vii. measures to control the emission of dust and dirt during 

construction; 
 viii specify the access points to be used and maintained during the 

construction phase(s); 
 
 Reason: 
 To reduce the potential impact on the public highway and in the 

interests of neighbour amenity, in accordance with Policies GE1 
and GE5 of the adopted Stroud District Local Plan, November 
2005, together with Policy ES3 of the Stroud District Local Plan: 
Submission Draft December 2013 and paragraph 35 of the NPPF. 

 
17. The development hereby permitted shall not be occupied until 

secure and covered cycle storage facilities for each dwelling have 
been made available in accordance with Plan No. P-100 - 05b.  
The agreed provision shall be maintained as such thereafter. 

 
 Reason: 
 To ensure that adequate cycle parking is provided and to promote 

cycle use, in accordance with Policy TR1 of the adopted Stroud 
District Local Plan, November 2005 and Policy EI12 of the Stroud 
District Local Plan: Submission Draft December 2013, together 
with the sustainable principles contained within the National 
Planning Policy Framework. 

 
18. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (or any order 
revoking and re-enacting that order with or without modification), 
no development permitted under Article 3, and described within 
Classes A - E; of Part 1 of Schedule 2, shall take place. 

Page 17 of 54



 
 Reason: 
 In the interests of the amenities of the area and comply with 

Policies NE8, GE1 and BE12 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES3, ES7 and ES10 
of the Stroud District Local Plan: Submission Draft December 2013 
and the provisions of the National Planning Policy Framework 

 
19. Prior to the commencement of the development hereby permitted, 

details and plans showing any external lighting (including street 
lighting) shall be shall be submitted to and approved in writing by 
the Local Planning Authority.  The development hereby permitted 
shall then only be carried out in accordance with those approved 
details and shall be maintained as such thereafter. 

 
 Reason: 
 In the interests of the amenities of the area and to accord with 

Policies GE1, NE8 and NE4 of the adopted Stroud District Local 
Plan, November 2005, together with Policies ES3, ES6 and ES7 of 
the Stroud District Local Plan: Submission Draft December 2013 
and the provisions of the National Planning Policy Framework. 

 
20. The development hereby approved shall be carried out in strict 

accordance with the recommendations made within the Ecological 
Assessment submitted 20/05/2014 and Bat Survey Addendum 
submitted 29/06/14, with any mitigation measures put in place in 
full prior to the first occupation of the buildings and shall be 
maintained as such thereafter. 

 
 Reason: 
 To ensure the preservation of protected species on site, in 

accordance with Policy NE4 of the adopted Stroud District Local 
Plan, November 2005 and emerging Policy ES6. 

 
21. Prior to the commencement of any works on site, a Landscape and 

Ecology Management Plan (LEMP) should be shall be submitted 
to and agreed in writing by the Local Planning Authority.  This 
should outline how retained features will be protected during the 
construction process and how they and the proposed new features 
(hedges, wetland and Nut Copse) will be established and/or 
adapted to provide ecological benefit and public enjoyment.  It 
should also set out the location and type of bat and bird boxes to 
be erected.  The LEMP shall be implement prior to first occupation 
and shall be retained as such thereafter 

 
 Reason: 
 To ensure the preservation of protected species on site, in 

accordance with Policy NE4 of the adopted Stroud District Local 
Plan, November 2005 and emerging Policy ES6. 
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22. Development on site shall be carried out in strict accordance with 
the recommendations included within the submitted Waste 
Minimisation Statement submitted 20/05/14.  With any measures 
put into place in full, prior to the commencement of development 
on site or in accordance with an alternative timetable that may 
have been approved as part of the measures of mitigation. 

 
 Reason: 
 In the interests the character and amenity of the area and to 

comply with the provisions of the National Planning Policy 
Framework. 

 
23. Development on site shall be carried out in strict accordance with 

the recommendations included within the Flood Risk Assessment 
and drainage strategy submitted 20/05/14 with any measures put 
into place in full, prior to the commencement of development on 
site or in accordance with an alternative timetable that may have 
been approved as part of the measures of mitigation.  The agreed 
measures shall be retained as such thereafter. 

 
 Reason: 
 In order to prevent flooding on site in the interests of highway 

safety and to comply with the provisions of the National Planning 
Policy Framework. 

 
24. If during the works contamination is encountered which has not 

previously been identified, then the additional contamination shall 
be fully assessed and an appropriate remediation scheme 
submitted to and approved by the Local Planning Authority. 

 
            Reason:   
            To protect the health of future occupiers of the site from any 

possible   effects of contaminated land. 
 
25. The development hereby permitted shall not be commenced until 

detailed plans have been submitted to and agreed in writing by the 
Local Planning Authority, of the method of disposal of surface 
water within the curtilage of the site.  The development shall not be 
brought into use until that agreed method has been provided and 
is available for use. 

 
 Reason: 
 To provide the development with a suitable method of disposing of 

surface water and to prevent the incidence of flooding in 
accordance the National Planning Policy Framework. 
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26. The development hereby approved shall not be commenced until 
details of the proposed boundary treatments have been submitted 
to and agreed in writing by the Local Planning Authority.  The 
agreed treatment shall be installed prior to the first occupation of 
the dwelling and shall be maintained as such thereafter. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies GE1, NE8 and BE12 of the adopted Stroud District 
Local Plan, November 2005, together with Policies ES3, ES7 and 
ES10 of the Stroud District Local Plan: Submission Draft 
December 2013 and the provisions of the National Planning Policy 
Framework. 

 
Informatives: 
 
 1. The proposed development will involve works to be carried out on 

the public highway and the Applicant/Developer is required to 
enter into a legally binding Highway Works Agreement (including 
an appropriate bond) with the County Council before commencing 
those works. 

 
 2. The applicant should take all relevant precautions to minimise the 

potential for disturbance to neighbouring residents in terms of 
noise, dust, smoke/fumes and odour during the construction 
phrases of the development. This should include not working 
outside regular day time hours, the use of water suppression for 
any stone or brick cutting, not burning materials on site and 
advising neighbours in advance of any particularly noisy works. It 
should also be noted that the burning of materials that gives rise to 
dark smoke or the burning of trade waste associated with the 
development, are immediate offences, actionable via the Local 
Authority and Environment Agency respectively.  Furthermore, the 
granting of this planning permission does not indemnify against 
statutory nuisance action being taken should substantiated smoke, 
fume, noise or dust complaints be received.  For further 
information please contact Mr Dave Jackson, Environmental 
Protection Manager on 01453 754489. 

  
3. The applicant is reminded there is a S106 on this proposal. 
 

 CONSULTEES  

Comments  
Received  

Parish / Town 
Cotswolds Conservation Board (E) 
Crime Prevention Design Advisor (E) 
Mr David Lesser 
Natural England (E) 
Gloucestershire Education Dept (E) 
Severn Trent Water Ltd (E) 
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Policy Implementation Officer (E) 
Planning Strategy Manager (E) 
Development Coordination (E) 
Karen Colbourn 
 

Not Yet 
Received  

Berkeley Vale  CPRE 
Rozelle Jachowicz- 5 Or More Dwellings(E) 
 

 CONTRIBUTORS  

Letters of 
Objection  

 
P Marks, The Cottage, Downend  
Mr Rind, Windrush, Hay Lane   
P Harmer, Spring Corner, Rockness Hill  
J Neely, The Oxleaze, Nupend, Horsley., GL6 0PY  
S Huggett, Hillcrest, Horsley Bridge, Horsley, Stroud,   
M And K Rooksby, Prospect House, Rockness Hill  
A And C Child,   
P Stuart, Woodlands, Downend  
P Howell, Sunnyside, Downend  
M Adamson, Jasmine House, Hay Lane  
R Dunlop, The Heritage, Nupend  
G Massey, Jasmine Cottage, The Street  
M And J Calnan, Melbourne House, Tickmorend  
Mrs M Leith, 11 East Shrubbery, Redland  
M Jobst, 2 The Terrace, Boscombe Lane  
Cs Harmer, Spring Corner, , Rockness Hill,   
N Hackett, Tickmorend, Horsley  
M Hoffnung, Netherfields, Frog Lane  
D Furley, The Chooks, Nupend  
C Harmer, Spring Corner, Rockness Hill  
P Rowan, 1 Park View, Nupend  
R And P Hoyles, 16 Priory Fields, Horsley  
S Allen, Sugley Farm, Sugley Lane, Horsley,   
D Wilson, Hazel Millar, 3 Wormwood Hill, Horsley  
S Mary Caudwell, The Old Police House, The Street  
K Randall, Owlpen Hall, Lampern Hill  
H Young, Field View , Downend   
F Beames, 83 Downs Park Road, London  
F Paige-Cook, 3, The Terrace  
M Leith, 11 East Chrubbery, Redland  
V Webber, Greenhill,, Downend,   
J Paige, 3 The Terrace Boscombe Lane Horsley,   
Mr M Lawson, 2 Rose Villa, The Cross  
B.v.howells, C/o Of Manor Farm Nupend Horsley, Gl6 0py  
R And K Lee, The Old Yew Tree, Nupend  
S Wells, Haycorn House, Whiteway Bank  
Rl Azcona., Whiteway Cottage, Whiteway Bank, Downend, 
Horsley,   
Mrs V Bevan, Green Gable Cottage, Nupend, Horsley  
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Mr R.L.Young, Honeysuckle Cottage, Nupend,, Horsley, Stroud  
K. Hastings-Spital, Nupend Court, Nupend, Horsley, GLOS,   
S  Tanner, 5 Wallow Green, Horsley  
M Gray, Lie Peace, Boscombe Lane, Horsley  
Mr T Bevan, Green Gable Cottage, Nupend  
G.Burbidge, 1 Mount Pleasant,, Nupend  
N Preston, Boxhanger Cottage, Box, Stroud, Glos, GL6 9HE  
F Paige - Cook, 3 The Terrace, Boscombe Lane, Horsley,  
GL6 0PZ  
J E Jefferies, Boscombe House,, Boscombe Lane,  
P Pennycook, 3 The Terrace Boscombe Lane, Horsley, Sytroud,   
C Blackwell, 2 New Cottages, Barton End, Horsley,   
W Prylinski & Jacqueline Quarmby, The New House, Nupend  
Mr F Thorogood, Latterwood, Horsley  
V Webber, Greenhill, , Downend,   
A Gray, Lie Peace, Boscombe Lane, Horsley,   
P Heywood, 1 The Terrace, Boscombe Lane  
R H Gegg, Yew Tree Cottage, Nupend  
Mr S And Mrs E Karia, Horsley Court Cottage, Horsley Hill  
T Champniss, Nupend Farm, Boscombe Lane  
A  And  M Hogg, Sunnyside, Rockness Hill,, Horsley,  
E Hynd, Sugley Farm, Sugley Lane  
M Wilde, Hillcrest, Horsley Road  
J Stride, Box Cottage, Downend  
J Neely, The Oxleaze, Nupend  
Mr T Bevan, Green Gable Cottage, Nupend  
R Azcona, Whiteway Cottage, Whiteway Bank, Horsley,   
S Karia, Horsley Court Cottage, Horsley Hill  
P Farmar, 3 , The Terrace  
G.Burbidge, 1 Mount Pleasant,, Nupend  
J Paige, 3 The Terrace, Boscombe Lane  
Mr And  Mrs R Gegg, Yew Tree Cottage, Nupend , Horsley 
GL6 0PY  
J Alkin And P Meidlinger, 3 The Street, Horsley  
Dr P Aylard, The Retreat, Horsley  
A And M Gray, Lie Peace, Boscombe Lane  
A Heywood, 1 The Terrace, Boscombe Lane  
P Pennycook And J P Cook, 3 The Terrace, Boscombe Lane  
R Neely, The Oxleaze, Nupend  
E And J Green, 7 Cherry Tree Close, Nailsworth  
J Harvey, Cherry Tree House, Downend  
J Robinson And J MacCaffrey, Little Stoke Cottage, Hartley Bridge 
Hill  
R H Gegg, Yew Tree Cottage, Nupend  
B.v.howells, C/o Manor Farm Nupend,   
H Price, Corner Cottage, Nupend, Horsley,   
Mr T And  Mrs V Bevan, Green Gable Cottage,, Nupend, Horsley  
K Philps, The Woodlands,, Washpool,  
P Ralph   
S Karia, Horsley Court Cottage, Horsley Hill  
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P Meidlinger, 3 The Street, Horsley  
K Philps, The Woodlands,, Washpool,  
L Townsend, Willowbrook View, Downend  
K And H Nicholls, The Knoll, The Street  
D Savage, Braewood House, The Priory  
C Ralph, Horsley Manor, Nupend  
K And N Butt, Tall Trees, Tickmorend  
P Gegg, Yew Tree Cottage, Nupend, Horsley,   
P Jones, 2 The Terrace, Boscombe Lane, Horsley, Nailsworth,,   
P Heywood, 1 The Terrace, Boscombe Lane, Horsley, Stroud  
K Hastings-Spital, Nupend Court, Nupend  
P Pennycook, 3 The Terrace, Boscombe Lane  
Mrs Margaret Young, Honeysuckle Cottage  Nupend, Horsley  
N Carmichael,   
A Heywood, 1 The Terrace Boscombe Lane, Horsley  
S Tomkinson, Bright Villa, Walkley Wood  
C Sane, Charnwood, Rockness Hill  
J And C Cunningham, Beaupre Cottage, Hay Lane  
E Cluer, Corner Cottage, Brewery Lane  
N Kay, Rose Cottage Wallow Green Horsley,   
G Hackett, Tickmorend Cottage, Horsley  
Mr R Grant, Far Bank Farm, Sugley Lane  
G Beadle, Rose Tree Cottage, Tickmorend  
M Wilde, Hillcrest, Horsley Bridge  
M Jobst, 2 The Terrace, Boscombe Lane  
J Stride, Box Cottage, Downend, Horsley, GL6 0PQ  
S Rind, Windrush, Hay Lane, Horsley  
Mr And Mrs E Hemmings, Hay Lane Farm, Hay Lane  
C Ralph, Horsely Manor,   
K Rosser, The Hayloft, Sugley Lane  
R Gegg, Yew Tree Cottage, Nupend  
R Gegg, Yew Tree Cottage, Horsley  
M S Young, Honeysuckle Cottage, Nupend  
M Lawson   
S Caudwell, The Old Police House, The Street  
Mr T Bevan, Green Gable Cottage, Nupend  
R L Young   
P Knuckle, Corner Cottage, Nupend  
M Relton, 5 The Street, Horsley  
Mrs L Stride, Box Cottage, Downend, Horsley  
N Brown, Barley Cottage, Boscombe Lane  
M Howells, Manor Farm, Nupend  
M Jobst   
C Brown, Barley Cottage, , Boscombe Lane,  
A Heywood   
J Carter, Francis House, Wallow Green  
A Caudwell, The Old Police House, The Street  
H Price, Corner Cottage, Boscombe Lane, Nupend,, Horsley,  
M Howells, Manor Farm, Nupend  
Ca Ralph, Horsley Manor, Nupend, Horsley, Stroud,   
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K Lee, The Old Yew Tree, Nupend  
R Lee, The Old Yew Tree, Nupend  
S.14-1191-FUL, The Cottage Whiteway Bank, Downend  
P Heywood   
R Howarth, 3 Fair View, Wallow Green  
F Eadie, 4 Horsley Hill, Horsley  
S Evans, 8 Priory Fields, Horsley  
F Morris, 1 Priory Fields, Horsley  
Prof R Maitland Mrs J Maitland, Linden House, Rockness Hill  
Cs Harmer, Spring Corner, Rockness Hill  
A Ross, Malmesbury House, The Fooks  
S Ross, Malmesbury House, The Fooks  
Mrs R Neely, The Oxleaze,, Nupend, Horsley,  
S Evans, Far Bank Farm, Sugley Lane  
Mrs G Evans, Far Bank Farm, Sugely Lane, Horsley,   
V Guest, 1 Sandgrove, Horsley  
Mr R Grant, Far Bank Farm, Sugley Lane  
Mrs I Litton, 34 Dozule Close, Leonard Stanley  
Mr Rind, Windrush, Hay Lane   
P Heywood, 1 The Terrace, Boscombe Lane,, Horsley, Stroud  
R Franklin, Tickmorend House, Tickmorend  
J Maller, Dewcroft, Nupend  
L Lancashire, Otter Cottage, Downend  
H Walters, Portland House, Shortwood Road  
H Young, Field View, Downend  
K Hudson, Horsley Court, Narrowcut Lane  
J Smith, Meadow Cottage, Whiteway Bank  
C Ralph, Horsley Manor, Nupend, Horsley, Stroud,   
U Falconer, Mutterall Farm, Uley  
E Hynd, Sugley Farm, Sugley Lane  
M Godsland, 1 Waterwells, Quedgeley  
C Ralph   
B Ralph   
P Ralph   
V Bevan, Green Gable Cottage, Nupend  
N Hackett, Tickmorend Cottage, Horsley  
C Brown, Barley Cottage, Boscombe Lane  
Prof R Maitland Mrs Jane Maitland, Linden House, Rockness Hill  
E Green, 7 Cherry Tree Close, Nailsworth  
C Ralph   
M Gray, Lie Peace, Boscombe Lane, Horsley,  
Campaign To Protect Rural England, Stokes Cottage, Rockstowes  
B.V.Howells, c/o Manor Farm Nupend   
N Brown, Barley Cottage, Boscombe Lane, Horsley, Stroud.  
S Read, The Old White Hart, Downend  
K Angus   
A Child   
J Payne, Bybrook, Downend  
J Paige-cook, 3 The Terrace Boscombe Lane Horsley,   
P Heywood, 1 The Terrace, Boscombe Lane, Horsley, Stroud  
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F Eadie, 4 Horsley Hill, GL6 0PW  
T Champniss, Nupend Cottage, Horsley  
A Gray, Lie Peace, Boscombe Lane, Horsley,   
A Reeve, Box Tree Cottage, Hartley Bridge Hill  
Ms J Payne, Bybrook, Downend  
A Caudwell, The Old Police House, The Street  
 

Letters of 
Support  

 
J May, Munchhausen, The Priory  
 

Letters of 
Comment  

                                                            
S Hacker, 10 Chipping Gardens,              
V Carter, Tanar House, The Priory          
N & C Brown, Barley Cottage, Boscombe Lane     
N And A Wilde, The Cottage, Ragnall Lane            
B Howells     
P Knuckle, Corner Cottage, Nupend       
N Case, Birch Cottage, Downend             
J May, Munchhausen, The Priory       
P Cluer, Greystones, Horsley Hill                                                                        
L Brind, Horsley Primary School, The Street, Horsley, Glos,                    
Cotswolds Conservation Board, Fosse Way, Northleach    
 

 OFFICER’S REPORT 

 
UPDATE FOR THE NOVEMBER DCC MEETING 
 
BACKGROUND 
The application was considered at the March DCC. The minutes record: “Members 
resolved not to refuse the application and to delegate determination of the 
application to officers subject to negotiation and completion of a suitable Section 106 
agreement to deal with relevant matters including affordable housing. To facilitate 
negotiation of such an agreement Counsel’s advice be obtained on the interpretation 
of recent ministerial advice regarding the application of “Vacant Buildings Credit”. In 
the event that agreement could not be reached on the terms of a section 106 
agreement the application would be brought back to Committee for a decision.“     
 
THE SITUATION AT THE MARCH DCC 
A ministerial statement led to the inclusion of The Vacant Buildings Credit on the 28 
November 2014 in the NPPG. This was revised/updated on 27 February 2015. It 
allowed the floorspace of vacant buildings to be offset against the need to provide 
affordable housing. It was debatable if and to what extent this applied to this site. 
Officers were asked to negotiate a solution and take Counsel’s advice on the 
situation. 
 
PROPOSAL FOR CONSIDERATION AT NOVEMBER DCC     
Counsel’s advice was taken. This was not conclusive on whether the Credit could 
legitimately be applied to this particular site. 
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Meanwhile, in August, the High Court released their judgement on the challenge of 
West Berkshire and Reading Councils to the Vacant Buildings Credit.   It was set 
aside being contrary to other national policies and not compatible with adopted Local 
Plans.   
 
Negotiations have continued between the agents, and the Parish Council, without 
regard to the Vacant Buildings Credit. Agreement has been reached whereby 5 of 
the 16 new dwellings (2 and 3 bed units) would be affordable in a mix of tenure.   A 
Section 106 has been prepared accordingly requiring involvement of an RSL. 
Additionally a separate undertaking has been suggested  between the owners and 
the Parish Council. This requires best endeavours to foster the Parish Council’s 
partnership with the RSL. Several RSL providers  have experience of such 
partnerships. 
 
The affordable dwellings will be prioritised to those with a local connection. This is 
defined in the Section 106 agreement as those living, working or with a family 
connection to Horsley. 
 
Other Section 106 elements are unchanged and include: 
 
£34,418 for Horsley play project 
£4,000 for Horsley village hall 
£2,000 for Horsley village shop 
£1,500 for Horsley youth group 
£1,500 for Horsley play group 
£40,092 for Horsley primary school 
Funding to provide 2 traffic warning signs. 
Transfer of 2 orchard areas (open spaces) to the Parish Council 
Management agreement on maintenance of other open spaces  
 
CONCLUSION: 
The application has been brought back to DCC due to circumstances differing from 
March, when that resolution was influenced by the Vacant Buildings Credit.  
 
Aside from the Section 106 the proposed scheme has not changed.    
 
The proposal is felt to respect the emerging Local Plan, which is obviously now 
considerably closer to adoption than in March. The scale and nature of the 
development is appropriate. It is sustainable without significant adverse landscape 
impact. The affordable housing delivery follows Local Plan policies.  
 
OFFICER RECOMMENDATION AT NOVEMBER DCC:   
Resolve to grant subject to completion of the Section 106 agreement covering the 
above. 
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For background the report to the March DCC meeting is below:  
 
1.0 SITE  
 
1.1 The site is on the outskirts of Horsley, adjacent to the settlement boundary.  It 

includes a redundant agricultural holding, incorporating an existing farmhouse 
and associated agricultural buildings in a farmyard setting.  Both the main 
farmhouse and a substantial stone barn are grade II listed.  The farmhouse is 
a mix of stone and render under a Cotswold stone roof.  The site has an area 
of 1.78ha, and is covered by steel-framed agricultural buildings and concrete 
hard standings. There is a small orchard area to the southeast corner, which 
has been recently designated as an Asset of Community Value. 

 
1.2 The topography of the site varies considerably, contributing to numerous 

changes in building heights across the farmyard.  The site is relatively open to 
the south and eastern approaches but is screened from passing traffic to the 
north by existing mature vegetation.  The existing farmhouse has its own 
access onto Boscombe Lane as well as access through the main farm 
buildings.  There are two other farm entrances off the B4058 to the north, one 
approximately 70m to the west of Boscombe Lane and the other to the 
northwest corner of the site, which provides the main entrance into the 
existing yard area.  This entrance also provides access to adjoining farmland 
to the west of the site. 

 
1.3 A small cluster of dwellings adjoins the site to the east, with others present on 

the opposite side of the road to the north.  These are a mix of styles including 
terraced cottages and larger detached properties.  The whole of the site is 
within the AONB and is immediately adjacent to the settlement boundary of 
Horsley as defined in the adopted Stroud District Local Plan, Nov 2005.  

 
2.0 PROPOSED DEVELOPMENT 
 
2.1 The erection of 16 new dwellings (including 5 affordable units), associated 

parking, hard and soft landscaping and associated works; change of use and 
renovation works to the traditional stone barn to become ancillary to Nupend 
Farmhouse; and, renovation works to the Farmhouse. 

 
2.2 The scheme makes provision for the following obligations: 
 Horsley Play project  
 Affordable housing provision - 5 units  
 Contribution of £4,000 to the Village Hall; 
 Contribution of £2,000 (to buy a chiller) for the community shop 
 Education contributions 
  Open space provision 
 Replacement of traffic warning signs  
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3.0 PLANNING HISTORY 
S.LBC.574 - Demolition of dry-stone wall to form access.  Consent 
24/05/1984. 
S.LBC/574/A - Alteration and re-roofing existing barn with slate/Hampton 
stone tiles. 
 
Post 2000: 
S.05/2390/OUT - Outline application for the erection of a new agricultural 
working dwelling.  Refused 25/01/2006. 
S.08/0548/AGR - Erection of agricultural building.  Approved 16/04/2008. 
S.11/1096/FUL - New livestock extension to be constructed from an existing 
agricultural building.  Approved 20/07/2011. 
S.12/0292/FUL - Installation of solar photovoltaic panels on a potato cold 
store.  Approved 18/04/2012. 
S.12/0358/OUT - Erection of agricultural workers dwelling.  Refused 
30/05/2012.  Appeal dismissed 06/12/2012. 

 
4.0 REVIEW OF CONSULTATION RESPONSES 
4.1 The scheme has been evolving including a reduction in numbers. Revised 

plans were received on 13 February showing 16 new dwellings. The layout 
and elevations have been amended. These revised plans are out for 
reconsultation and updates will be provided at the meeting and/or late pages. 

 
4.2 The comments on the original plans included:  

Impact on the Cotswold Area of Outstanding Natural Beauty 
Loss of greenfield site 
Impact on highway safety 
Development would be disproportionate to the size of the village 
Site is outside of the defined settlement boundary 
Unsustainable location 
Access to public transport 
Impact on ecology and biodiversity 
Impact on historic environment 
Loss of trees 
Impact on Asset of Community Value 
Light and noise pollution 
 

4.3 Parish Council in response to original plans: object to the scheme on the 
following points; 
The application represents major development within the AONB 
The proposal would have a detrimental impact on ecology 
The development would have a significant impact on highway safety 
The proposal represents an unsustainable form of development 
The scheme would cause flooding and drainage problems 
The lack of available places at the local school 
The lack of public transport to/from the site 

 
4.4 SDC Water Resources Engineer: No objections or comments with regard to 

the application.  
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4.5 Severn Trent Water: No objection subject to a condition requiring submission 
and approval of a detailed drainage scheme.  

 
4.6 Gloucestershire County Council as Local Highway Authority (LHA): have no 

objection subject to conditions.  
 
4.7 Natural England: In relation to landscape impact, Natural England refers the 

LPA to the Cotswold Conservation Board. The response also makes 
reference to the potential for biodiversity enhancements but do not provide 
comments on protected species. No overall objection is raised 

 
4.8 Housing Policy Manager: No objection.  
 
4.9 Gloucestershire County Council Community Services: Make a request for 

education but none for libraries.  
 
4.10 Gloucestershire Police: Make comments on the application in relation to the 

layout of the scheme  
 
4.11  Gloucestershire Centre for Environmental Records: highlight the presence of 

protected species within the vicinity of the site. 
 
REASONS FOR DECISION 
 
5.0 IMPACT ON CHARACTER AND APPEARENCE 
 
5.1 The site is within the AONB. It is on elevated ground but due to the sloping 

nature of the site, some of the existing buildings are slightly lower than others 
in the locality, with most views obscured by the surrounding vegetation. 

  
5.2 A large proportion of the site is covered by agricultural buildings with large 

roof spans, some of which are linked, forming a continuous expanse.  There 
are large concrete hardstandings between the buildings, providing necessary 
access.  A loose surface yard area is at the eastern end of the site, which was 
used largely as a loading area when the farm was in operation.  The existing 
barns are clearly visible in the landscape, particularly the roofscape, which is 
to some extent at odds with that of adjacent residential dwellings. 

 
5.3 A Landscape Visual Impact Assessment (LVIA) has been submitted. This 

concludes that major/moderate adverse impacts would be limited to the initial 
demolition of the low quality barns on the boundary, the reconstruction of the 
existing stone boundary wall and the proposed works to the highway.  
However, the report notes that this harm would be limited to the initial 
construction phase. 

 
5.4 The Parish Council and some local residents have objected as this is 'major 

development' within the AONB and should therefore be considered against 
Paragraph 116 of the NPPF.  The Parish Council and local community have 
provided detailed information to support their comments, which highlights 
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local housing character and the sporadic nature of development within the 
immediate and wider area. 

 
5.5 There is no clear definition of major development in the remit of paragraph 

116. There is a definition is major development in terms of the definition 
contained within The Town and Country Planning (Development Management 
Procedure) (England) Order 2010, in that the number of dwellings proposed 
exceeds ten. Appeal decisions seem to vary in interpretation. Much will 
depend on the context of the application: The site specific characteristics, the 
wider surroundings, and the proposal. It is a matter of judgment, and one 
would need to demonstrate harm.  

 
16 new dwellings can be regarded as a significant increase in this particular 
part of Horsley, however the perception of this impact will depend on the 
design especially the layout.  

 
5.6 However based on the Parish as a whole, the development represents a 6.2% 

increase in the number of dwellings. 
 
5.7 The existing buildings have a presence and also influence the judgement on 

'major' in relation to Paragraph 116. 
 
5.8 The footprint of buildings would be reduced by 47% (4,454sqm to 2380sqm).  

Moreover the new dwellings are well designed compared with the bulky 
utilitarian agricultural sheds. In particular the broken roofscape is welcome. 

 
5.9 The proposed development has a density of approximately 10 dwellings per 

hectare, which is extremely low. The scheme would merge with the existing 
built form. The scheme has a soft edge to the adjacent countryside, especially 
with the proposed landscaping. The revised layout shows 3 open spaces 
within the site.  An orchard, a nut grove and an area for large specimen trees. 
These spaces will be passed on to the Parish Council.  

 
5.10 The submitted plans indicate a mix of building styles and designs, including a 

range of materials to reflect both the agricultural origins and also surrounding 
residential properties. The larger dwellings to the south of the site would use 
timber cladding and profile sheeting akin to converted barns but with 
contemporary elements. 

 
5.11 The other dwellings reflect the local vernacular, including smaller cottages 

and modest detached properties.  Roof lines, ridge height and orientation are 
broken up to minimise the visual impact of the scheme. A frontage would be 
appropriately created. 

 
5.12 Revised plans show 16 new dwellings, with a new open space on the 

frontage, which gives the opportunity for landmark specimen trees, taking 
advantage of the elevated position. The extent of new building on the frontage 
has also been reduced which maintains a low key appearance. The drystone 
wall along the frontage would be rebuilt. 
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5.13 Given the low density of the development, ample circulation space would 
remain so as not to appear cramped or overdeveloped.  Garden sizes are 
generous. 

 
5.14 Concern has been expressed with regard to the potential for future 

applications to be made to replace these existing agricultural buildings 
elsewhere on the site.  The agent has provided details of the viability of the 
existing farming enterprise.  The new owners of the site intend to farm the 
remaining land surrounding the site on a contract basis.  The chosen 
contractor has a substantial holding nearby with some buildings that would 
remain capable of accommodating the yield from the land without the need for 
additional buildings to replace those that would be lost.  In this respect, 
replacement buildings may not be required. 

 
5.15 The site is bordered on the western boundary by a number of mature trees.  

While these are not subject to Tree Preservation Orders, they do offer 
significant amenity value.  Following advice from the Senior Arboriculturalist 
changes have been made to the layout 

 
6.0 HIGHWAY IMPACT 
 
6.1 Paragraph 32 of the NPPF allows developments which do not have a severe 

impact on highway safety.  The nature of this paragraph assumes that a 
certain degree of harm can be deemed acceptable if the overall impact of the 
development is not severe. 

 
6.2 There is no vehicular access proposed from Boscombe Lane, which is along 

the southern boundary of the site. The scheme would use a single access 
point off Horsley Road. This has reasonable visibility and historically has been 
used for intensively for the farm.    

 
6.3 County Highways have no objection.  
 
6.4  The applicants have offered payment to reinstate the flashing warning sign. 
 
6.5  Pedestrian connectivity has been encouraged with footpath access from 

Boscombe Lane through the site. 
 
7.0 SUSTAINABILITY  
 
7.1 One of the primary purposes of settlement development limits is to prevent 

development in unsustainable locations.  Horsley is identified as a third tier 
settlement in Policy CP3 of the Submission Draft Local Plan (December 
2013).  This suggests that Horsley will provide for lesser levels of 
development in order to safeguard their role.   

 
7.2 Horsley has limited level of facilities: a primary school, shop, pub, church.   

Whilst the application site is within reasonable walking distance, the slope 
would discourage some people. Paragraph 35 of the NPPF highlights the 
need for accessibility by cycling and walking.   
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7.3 Furthermore Horsley does not have any medical provision, dentist, police 

station, secondary school, library or significant employment, which would all 
be likely to incur car travel.  There is a bus service but this is limited. 

 
7.4 The site has some sustainability credentials, but is not completely ideal and 

16 new dwellings would be significant. However decisions in other third tier 
settlements do not indicate that this level of development is excessive.      

 
8.0 FLOODING & WATER MANAGEMENT 
 
8.1 The site is within Flood Zone 1, which is the area of the least risk. A Drainage 

Strategy and Flood Risk Assessment has also been submitted.  
 
8.2 The SDC Water Resources Engineer is satisfied that the submitted FRA 

provides a realistic flood risk and drainage assessment and has no objection 
subject to conditions.  

 
8.3 Overall the scheme would not be at risk of river flooding, and subject to a 

detailed drainage system, the resultant surface water would not increase the 
risk of flooding on this site or elsewhere. The management of the foul water 
would also be dealt with in the same manner.  

 
9.0 ECOLOGICAL IMPACT 
 
9.1 Gloucestershire Centre for Environmental Records highlights the presence of 

protected species within the vicinity of the site.  A full habitat assessment has 
been carried out, the details of which have been provided with the application.  
A further bat survey has also been undertaken. The submitted ecological 
information demonstrates that the site has limited ecological value other than 
the mature vegetation that bounds the site and the older stone barn.  These 
would be retained. Enhancement measures are detailed within the reports. 

 
9.2 SDCs consultant ecologist has no objection subject to condition.   The 

proposal would provide a level of enhancement by new planting to diversify 
the habitat.  The revised scheme also increases the area of green space, 
thereby increasing habitat potential.  The existing orchard to the southeast of 
the site is also shown as being retained. 

 
10.0 AMENITY  
 
10.1 The site is overlooked by a few houses to the north and east. The position 

and orientation of the new houses are sufficiently distanced to avoid loss of 
light or overbearing effect.  The existing dwellings would also remain in 
excess of 25m away so as not to be overlooked or suffer any loss of privacy.  
The existing dwellings to the east of the site would continue to the face the 
existing farmhouse and as such any detrimental impact would be limited.  The 
new unit to the southeast of the site would also remain a sufficient distance 
away so as not to impact on the amenity of these dwellings. 
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10.2 The proposed dwellings have suitable space between other units and as 
discussed above, with ample domestic curtilages. 

  
10.3 Comments have been made about the disruption associated with 

construction. The hours of construction, delivery hours and providing 
construction parking are matters which can be controlled by condition.  

 
10.4 The proposal should not significantly impair residential amenity.  
 
11.0 HERITAGE IMPACT 
 
11.1 The proposal does include works to a grade II listed building and as such the 

impact needs to be carefully considered.  There is an accompanying 
application for Listed Building Consent on this schedule.  

 
11.2 While the above-mentioned Listed Building Consent caters for the specific 

works to the listed building itself, consideration must be given to the buildings 
as part of the planning application.  The works to the farmhouse and attached 
barn have been sympathetically incorporated into the wider scheme and 
would provide a focal point to the development, while sympathetically 
restoring the buildings. The buildings have been kept as a single unit so as 
not to detract from the historic setting of the farmhouse but have also been 
afforded ample space to ensure that their setting is not compromised in any 
way.  The new development would be subservient to main farmhouse and 
associated buildings and would not compromise their setting. 

 
11.3 Other listed buildings are present in the vicinity of the site, notably to the 

northwest.  However, given the high quality design of the proposed buildings 
and the distance away from these buildings, officers do not consider any harm 
would be caused to their setting.  In light of the above, the proposal is 
considered to comply with Policies BE10, BE12, ES10 and Chapter 12 of the 
NPPF as well as the 1990 Planning (Listed Building and Conservation Areas) 
Act. 

 
12.0 AFFORDABLE HOUSING 
 
12.1 In terms of affordable housing, the relevant affordable housing Policy HN4 of 

the adopted Local Plan and CP9 of Emerging Local Plan 2014, seek 
affordable housing provision for schemes of more than 0.2ha and/or more 
than 4 units. This site is above the threshold and provides 30% affordable 
housing, secured by a Section 106 agreement.  The revised proposal caters 
for this requirement, providing 5 units of affordable accommodation 

 
12.2 The plans indicate an appropriate mix of units, which are integrated into the 

layout.12.3 The provision of the affordable housing is a benefit of the 
proposed development that should be considered as material to the 
application, and afforded weight accordingly. 
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13.0 PLANNING BALANCE 
 
13.1 The consideration of this application requires decision makers to have regard 

to Paragraph 14 of the National Planning Policy Framework alongside other 
planning considerations. The National Planning Policy Framework is a pro-
growth and the basis of Paragraph 14 is the promotion of sustainable 
development unless the "adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
this Framework taken as a whole, or where specific policies in this Framework 
indicated development should be restricted. " 

 
13.2 There are no specific policies in the Framework which indicate that this 

application must be refused and therefore, the decision maker is required to 
assess the impacts of the development and whether these significantly and 
demonstrably outweigh the benefits. The above sections have discussed the 
material considerations and highlighted the benefits and impacts of the 
proposed development. In turn it is then required to assess these factors as a 
whole in reaching a balance.  

 
13.3 The site is dominated by large buildings and this scheme would reduce their 

sheer presence. The design is appropriate and can be regarded as improving 
the appearance of the village and the AONB. 

 
13.4 The existing buildings suggest that the proposal would not be perceived as a 

significant encroachment into the countryside. Some may argue that such 
agricultural buildings are not out of place on the edge of a rural village, even if 
utilitarian, and the proposal will domesticise the setting. However the revised 
plans remove some of the houses away from the frontage and allow more 
open space and tree planting. Therefore the frontage aspect should not be 
overtly domestic.  

 
13.5 The development would contribute to housing supply and growth as required 

by the NPPF. 
 
13.6 The proposal would provide affordable housing in line with the Council's 

recommended standards. 
 
13.7 The development would enhance the setting of the existing heritage assets 

both on and within the vicinity of the site. 
 
13.8 The site is located in Horsley, a tier 3 settlement, where some new housing 

would be expected. . 
 
13.9 Therefore, the impact on the landscape and the character and form of the 

settlement is not deemed to be significant.  The benefit of additional housing 
is not outweighed by any significant and demonstrable harm. 
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14.0 RECOMMENDATION  
 
14.1 Officers recommend that this application be APPROVED subject to the 

signing of an appropriately worded S.106 Agreement to secure the above-
mentioned contributions. 

 
15.0  SI 2274 STATEMENT 
 
15.1 The agent engaged in extensive pre-application discussions with the Local 

Planning Authority which resulted in the submission of the original scheme.  
Further amendments were made as a result of comments received from the 
Parish Council and local residents, which have resulted in a reduced scheme. 

 
16.0 HUMAN RIGHTS 
 
16.1 In compiling this recommendation we have given full consideration to all 

aspects of the Human Rights Act 1998 in relation to the applicant and/or the 
occupiers of any neighbouring or affected properties.  In particular regard has 
been had to Article 8 of the ECHR (Right to Respect for private and family life) 
and the requirement to ensure that any interference with the right in this 
Article is both permissible and proportionate. On analysing the issues raised 
by the application no particular matters, other than those referred to in this 
report, warranted any different action to that recommended. 

 
PLANNING POLICIES CONSIDERED 
The following are Saved Local Plan Policies or National Policies considered as 
material to the determination of this application. For the Stroud Local Plan go to 
http://www.stroud.gov.uk/info/localplan/2007/Combined.pdf 
 
This application has been screened under the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011. Whilst it fell within Schedule 
2, it was considered that the proposal was unlikely to have significant effects on the 
environment by virtue of factors such as its nature, size or location, and therefore on 
this occasion an assessment was not warranted. 
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Item No: 02 
Application No.  
Site No. 

S.15/1361/FUL 
PP-04214474 

Site Address  A S Cooke & Co Ltd, Acre Place, Park End, Paganhill 
 

Town/Parish  Randwick Parish Council 
 

Grid Reference  383414,206028 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Re-development of former building yard for two dwellings, using  
established access off Ruscombe Road. 
 

  
   

 
 
 

  
Applicant’s 
Details 

Mr P Horton 
C/o Agent  
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Agent’s Details  Mr Craig Roberts 
Hunter Page Planning, Thornbury House, 18 High Street, Cheltenham, 
Gloucestershire 
GL50 1DZ 
 

Case Officer  Sarah Crawley 
 

Application 
Validated 

24.06.2015 

 RECOMMENDATION  

Recommended 
Decision 

Permission  

Subject to the 
following 
conditions: 

 
 1. The development hereby permitted shall be begun before the 

expiration of three years from the date of this permission. 
 
 Reason: 
 To comply with the requirements of Section 91 of the Town and 

Country Planning Act 1990 as amended by Section 51 of the 
Planning and Compulsory Purchase Act 2004. 

 
 2. The development hereby permitted shall be carried out in all 

respects in strict accordance with the approved plans listed below: 
 
             Section of  29/09/2015 
             Plan number = 0541-1000    Version number = REV A 
 
             Planning Layout of  29/09/2015 
             Plan number = 0541-102    Version number = REV A 
 
             Proposed floor plan of  29/09/2015 
             Plan number = 0541-201    Version number = REV A 
 
             Proposed Elevations of  29/09/2015 
             Plan number = 0541-200    Version number = REV A 
 
             Site Location Plan of  05/06/2015 
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
 
 3. No building hereby permitted shall be occupied until surface water 

drainage works have been implemented in accordance with details 
that have been submitted to and approved by the Local Planning 
Authority. Before these details are submitted an assessment shall 
be carried out of the potential for disposing of surface water by 
means of a sustainable drainage system in accordance with the 
principles set out in Annex F of PPS25 (or any subsequent 
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version), and the results of the assessment provided to the Local 
Planning Authority. Where a sustainable drainage scheme is to be 
provided, the submitted details shall: 
i. Provide information about the design storm period and intensity, 
the method employed to delay and control the surface water 
discharged from the site and the measures taken to prevent 
pollution of the receiving groundwater and/or surface waters; 
ii. Include a timetable for its implementation; and  
iii. Provide a management and maintenance plan for the lifetime of 
the development which shall include the arrangements for 
adoption by any public authority or statutory undertaker and any 
other arrangements to secure the operation of the scheme 
throughout its lifetime. 
 

 Reason: 
 To ensure that the development is provided with a satisfactory 

means of drainage as well as to reduce the risk of creating or 
exacerbating a flooding problem and to minimise the risk of 
pollution for the lifetime of the development. 

 
 4. Development shall be carried out in strict accordance with the 

mitigation recommendations outlined within Section four of the 
Ecological Appraisal report, by All Ecology, dated April 2015 and 
Section six of the Reptile Survey report, by All Ecology, dated 
August 2015. 

 
 Reason: 
 In order to comply with legislation and policy protecting 

biodiversity. 
 
 5. Prior to the first occupation of the site, the Local Planning Authority 

shall receive written confirmation from the Project Ecologist that 
the works have proceeded as per the relevant agreed documents 
and following the mitigation recommendations outlined within 
Section four of the Ecological Appraisal report, by All Ecology, 
dated April 2015 and Section six of the Reptile Survey report, by 
All Ecology, dated August 2015.d 

 
 Reason: 
 In order to comply with legislation and policy protecting 

biodiversity. 
 
 6. Prior to the start of work on site, the following documents shall be 

submitted to and approved by the Local Planning Authority: A 
Reptile Mitigation Strategy; a Construction Environmental 
Management Plan, with particular reference to the protection of 
Ruscombe Brook from pollution and sedimentation impacts; a 
lighting strategy to prevent long-term effects on foraging and 
commuting bats. 
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 Reason: 
 In order to comply with legislation and policy protecting 

biodiversity. 
 
 7. 1. A Phase I site investigation carried out by a competent 

person to include a desk study, site walkover, the production of a 
site conceptual model and a human health and environmental risk 
assessment, undertaken in accordance with BS 10175:2011 
Investigation of Potentially Contaminated Sites - Code of Practice.  

 
2. If identified as required by the above approved Phase 1 site 
investigation report, a Phase II intrusive investigation report 
detailing all investigative works and sampling on site, together with 
the results of the analysis, undertaken in accordance with BS 
10175:2011 Investigation of Potentially Contaminated Sites - Code 
of Practice. Where required, the report shall include a detailed 
quantitative human health and environmental risk assessment. 
 
3. If identified as required by the above approved Phase II 
intrusive investigation report, a remediation scheme detailing how 
the remediation will be undertaken, what methods will be used and 
what is to be achieved. A clear end-point of the remediation should 
be stated, such as site contaminant levels or a risk management 
action, as well as how this will be validated. Any ongoing 
monitoring should also be outlined. No deviation shall be made 
from this scheme without prior written approval from the Local 
Planning Authority.  
 
No part of the development hereby permitted shall be occupied 
until:- 
 
4. Any previously unidentified contamination encountered 
during the works has been fully assessed and an appropriate 
remediation scheme submitted to and approved the Local Planning 
Authority.  
 
5. A verification report detailing the remediation works 
undertaken and quality assurance certificates to show that the 
works have been carried out in full accordance with the approved 
methodology has been submitted to, and approved by, the Local 
Planning Authority. Details of any post-remedial sampling and 
analysis to show that the site has reached the required clean-up 
criteria shall be included, together with the necessary 
documentation detailing what waste materials have been removed 
from the site.  
 
For further details as to how to comply with this condition, please 
contact Katie Larner, Senior Contaminated Land Officer - tel: 
(01453) 754469. 
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 Reason: 
 To protect the health of future users of the site from any possible 

effects of contaminated land in accordance with the guidance 
within the NPPF, in particular, paragraph 120. 

 
 8. No development shall take place until there has been submitted to 

and approved by the Local Planning Authority a detailed mitigation 
strategy to avoid recreational impact from the development on 
Rodborough Common SAC. Development shall be carried out in 
accordance with the approved strategy. Please see the attached 
informative. 

 
Reason: 
Habitat Regulations Assessment (HRA) - Under Article 6(3) of the 
Habitats Directive, Competent Authorities have a duty to ensure 
that all the activities they regulate have no adverse effect on the 
integrity of any of the Natura 2000 sites (Together SPAs and SACs 
make up the network of Natura 2000 sites). The effect of the 
Regulations is to require Local Planning Authorities to ensure that 
no likely significant adverse effect arises from any proposed 
development scheme or Local Plan. The effect of this legislation 
together with the Natural England and Rural Communities Act 
2006 is to impose on local authorities a legal duty of care to protect 
biodiversity. If local authorities think harm or "likely significant 
effect" could occur they are legally obliged to not approve the 
proposed plan or project unless appropriate avoidance and 
mitigation measures can be put in place. The various Habitat 
Regulation Assessment iterations concluded that proposed 
residential growth in the Local Plan within the catchment could 
have a likely significant effect, in the absence of appropriate 
mitigation. Over the last year SDC has collaboratively worked with 
Natural England (NE), the National Trust (NT), the Rodborough 
Commoners and Stroud Valleys Project (SVP) to devise an agreed 
interim impact avoidance strategy for housing within an identified 
3km catchment.  

 
Informative:  
SDC's Interim strategy for avoidance of adverse impacts on 
Rodborough Common SAC is available on the website (link) 
https://www.stroud.gov.uk/cmislive_public/Meetings/tabid/70/ctl/Vie
wMeetingPublic/mid/397/Meeting/68/Committee/6/Default.aspx. 
If applicants elect to provide bespoke mitigation, SDC will require 
evidence to demonstrate that it has been implemented, as 
approved, eg. a letter of confirmation from a suitably qualified 
project ecologist at the end of the construction period and updates 
at agreed intervals in the event of a long-term mitigation 
commitment. 
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9. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out in the first complete planting and 
seeding seasons following the occupation of the buildings, or the 
completion of the development to which it relates, whichever is the 
sooner.  Any trees or plants which, within a period of five years 
from the completion of the development, die, are removed, or 
become seriously damaged or diseased, shall be replaced in the 
next planting season with others of similar size and species, 
unless otherwise approved by the Local Planning Authority. 

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
10. The development hereby permitted shall not be brought into use 

until the vehicle parking, turning and manoeuvring areas shown on 
the approved plans are made available for use.  Each unit shall be 
provided with parking spaces in accordance with the Local 
Planning Authority's adopted vehicle parking standards.  This 
provision shall be maintained as such, free of obstruction, 
thereafter. 

 
 Reason: 
 To ensure that sufficient parking and turning space is made 

available. 
 
Informatives: 
 
 1. In accordance with Article 35 (2) the Local Planning Authority have 

worked with the Applicant. The case officer contacted the 
applicant/agent and negotiated changes to the design which has 
enhanced the overall scheme; these have been detailed in the 
Officer Report. 

 
 2. The applicant should take all relevant precautions to minimise the 

potential for disturbance to neighbouring residents in terms of 
noise, dust, smoke/fumes and odour during the construction 
phrases of the development. This should include not working 
outside regular day time hours, the use of water suppression for 
any stone or brick cutting, not burning materials on site and 
advising neighbours in advance of any particularly noisy works. It 
should also be noted that the burning of materials that gives rise to 
dark smoke or the burning of trade waste associated with the 
development, are immediate offences, actionable via the Local 
Authority and Environment Agency respectively.  Furthermore, the 
granting of this planning permission does not indemnify against 
statutory nuisance action being taken should substantiated smoke, 
fume, noise or dust complaints be received.  For further 
information please contact Mr Dave Jackson, Environmental 
Protection Manager on 01453 754489. 
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 CONSULTEES  

Comments  
Received  

Parish / Town 
Stroud Town Council 
Mr David Lesser 
Arboricultural Officer (E) 
Karen Colbourn 
Planning Strategy Manager (E) 
 

Not Yet 
Received  

Cotswolds Conservation Board (E) 
 

 CONTRIBUTORS  

Letters of 
Objection  

 
Mrs E Chandler, Folly Lane, Stroud  
D & O Wyatt, Barton House, Puckshole  
S Freck, The Mill House , Puckshole   
P Parker, Robinsmead, Puckshole  
Randwick Parish Council, Rising Sun Cottage, Randwick  
S. Scheuner, Acre Place, Parkend  
D. Wyatt, Barton House, Puckshole  
 

Letters of 
Support  

 
Stroud Town Council, 58 London Road, Stroud,   
 

Letters of 
Comment  

           
 

 OFFICER’S REPORT  

 
DESCRIPTION OF SITE 
The site is  a builder's yard situated to the north of the highway at Acre Place at Park 
End in Paganhill. The land rises steeply to the north where the site is bordered by a 
small cluster of dwellings. Ruscombe Brook passes through the site and there is an 
existing vehicular access to the highway on the southern side. The site is not within 
any defined settlement boundary but is within the Cotswold Area of Outstanding 
Natural Beauty. A public footpath passes along the access track that leads to the 
small group of dwellings. 
 
PROPOSAL  
The proposal is the erection of two detached dwellings with associated access and 
parking arrangements. 
 
REVISED DETAILS  
The application was originally for three dwellings but this was reduced to two 
together with design alterations. 
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MATERIALS  
Walls: Natural stone. 
Roof: Natural slate. 
 
RELEVANT PLANNING HISTORY  
Application S.2474/B permitted the use of the land as a builders yard in 1960. This 
permission included conditions requiring screening of the site by tree planting and 
restricting the use of the building to light industrial. 
Application S.2474/C permitted the erection of a builders store which was also 
conditioned to light industrial in 1960. 
Application S.2474/D permitted the erection of a builders workshop and store in 
1964. 
Application S.2474/E permitted the erection of a builders store in 1974. 
Outline application S.2474/F for the erection of a single garage and store was 
refused in 1982. This included the upper, northern part of the site only with the 
remaining part of the site intended to continue operating as a builders yard. 
These permissions did not restrict the hours of operation or the extent to which the 
site could be used. 
 
CONSULTATION RESPONSES  
Public 
There have been numerous letters of objection. In brief these make reference to 
overdevelopment, flooding problems, pedestrian and vehicular safety, wildlife impact, 
inappropriate design, insufficient parking, noise and disturbance, location outside 
settlement boundary and loss of privacy. 
 
Town/Parish 
"Randwick Parish Council objects to the application: It is outside the defined 
settlement developments and permission would create an unacceptable precedent. 
The development would increase traffic on a narrow, over-busy lane which has no 
pavements and is used by child pedestrians going to and from school: the entrance 
on a bend would increase traffic hazards. The road is liable to flood in winter due to 
water running off adjacent fields and the Council is concerned that the development 
would increase drainage problems. The proposal constitutes over-development. 
However, if the LPA allows the application the Parish Council has a specific project 
for CIL. There will be an infrastructure pressure and the Parish Council would like a 
CIL contribution towards a vehicle activated speed sign, within the 20mph zone, to 
be deployed in the lanes near the development site, which is a known pinch point in 
the highway and constitutes a busy rat run. There have been traffic accidents at this 
point and there is a danger to pedestrians" 
 
Consultations 
The Senior Contaminated Land Officer recommended a condition in respect of 
contaminated land. 
 
The Environmental Protection Manager made recommendations in respect of hours 
of construction and dust control measures which have been included. 
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The Council’s ecological consultants concluded following the receipt of additional 
information that there were no ecological reasons for refusal subject to appropriate 
conditions which are included. 
 
The Council’s Water Resources Engineer after consideration of the submitted 
drainage strategy had no objection to the development subject to a condition which 
is included. 
 
REASONS FOR DECISION 
The reasons for the Council's decision are summarised below together with a 
summary of the Policies and Proposals contained within the Development Plan 
which are relevant to this decision:  
 
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNI NG POLICIES 
Planning law requires that applications for planning permission must be determined 
in accordance with the development plan, unless material considerations indicate 
otherwise. The adopted Stroud District Local Plan, November 2005 is the 
development plan for Stroud District.  Due weight should be given to policies in this 
plan according to the degree of consistency with the National Planning Policy 
Framework. 
 
PRINCIPLE OF DEVELOPMENT   
 
Policy Context  
Planning law requires that applications for planning permission must be determined 
in accordance with the development plan, unless material considerations indicate 
otherwise.  
 
The adopted Stroud District Local Plan, November 2005 is the development plan for 
Stroud District. Due weight should be given to policies in this plan according to the 
degree of consistency with the National Planning Policy Framework.  
 
The Emerging Draft Stroud District Local Plan was approved by the Council on 25 
July 2013, having been through inquiry is soon to be adopted.   
The development can principally be considered against the saved General Policies 
of the adopted 2005 Local Plan, Policies HN10 and NE8 of the Plan and Policies 
CP2, CP3 and CP15 of the Submission Draft Local Plan 2013. The site is associated 
with Stroud, a first tier settlement which is the priority location for future 
development, but outside the defined development limits of Stroud. Some special 
circumstances for the development are apparent such as the redevelopment of a 
brownfield site within the AONB where positive environmental benefits may accrue 
as a result of the development.  
 
Access to facilities and services. 
The site is located outside the defined settlement development limits as defined in 
the Submission Draft Local Plan 2013. However, it is possible to access a range of 
facilities and services both on foot and by public transport as bus stops exist at 
Paganhill where buses connect to the centre of Stroud and beyond such as 
Gloucester. The site is within walking distance of schools, a public house, a church 
and shopping facility (Tesco Express). These facilities are within the distance 
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normally considered acceptable to walk to as defined in the adopted Local Plan 2005 
and the extant Manual for Streets. However, there is no bus stop immediately 
outside the site and it would be necessary to walk along a road with no dedicated 
footway to gain access to a bus stop. The walk would be approximately 225m. The 
roadway is however, partially lit by street lighting and eventually the roadway 
includes a dedicated footpath at Paganhill. From there it is possible to access public 
transport and facilities. 
 
5 Year Housing Supply /Objectively Assessed Need for housing 
The 5+ years land supply requirement is met but in any event  two dwellings would 
not be  significant in terms of housing supply.  
 
Employment Loss 
Policy EI3 of the Submission Draft Local Plan 2013 refers to the protection of small 
employment sites unless wholly exceptional circumstances can be demonstrated. 
The policy is underpinned by the Employment Study. The proposed development 
would involve the loss of a sui generis employment use but the site is not an 
individually protected employment site (Key Site) within either the 2005 Local Plan or 
the Submission Draft Local Plan 2013. Sui generis employment uses can contribute 
to local employment but the Employment Study undertaken by AECOM on behalf of 
the Council was principally concerned with employment falling within the B use 
classes and sui generis uses such as the recycling industry and environmental 
industry. There is no specific mention of  builder's yards. The Study does refer to sui 
generis uses (para. 1.7) but the main focus appears to be on B uses and the role of 
sui generis uses within key employment areas (para.14.32). It is further 
acknowledged that there may be some situations where there are environmental 
improvements and where wholly exceptional circumstances are proven it may be 
possible to grant planning permission for an alternative use. The loss of such a sui 
generis use should therefore be considered on its merits. 
 
The Local Plan does not protect single sui generis uses outside established 
employment areas. Even on employment sites, redevelopment can be allowed as an 
exceptional circumstance, particularly if there are environmental benefits. In this 
case, there may be environmental benefits in allowing alternative uses. This could 
include an improvement to a designated landscape as the site is situated within the 
AONB. 
 
This is a brownfield site where the NPPF suggests priority be given towards the 
redevelopment so long as the overall development is considered to be sustainable.  
 
LANDSCAPE IMPACT  
Policy NE8 seeks to ensure that development within or affecting the setting of the 
Cotswold Area of Outstanding Natural Beauty is permitted only where the nature, 
scale, siting, design and materials etc. are acceptable and sympathetic to the 
landscape. 
 
Policy ES7 of the Submission Draft Local Plan 2013 refers to the landscape and that 
the Stroud District Landscape Assessment will be used in considering development 
proposals against any landscape implications. The policy seeks to give priority to the 
protection of the quality and diversity of the landscape character. The site is situated 
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within an area defined as a 'secluded valley' within the Stroud District Landscape 
Appraisal 2000.  
 
The location of the site and its development would not appear to represent a 
significant encroachment into the countryside being the redevelopment of a 
brownfield site.  
 
Currently there are partial views of waste skips, piles of materials and building 
paraphernalia. Due to the unrestricted nature of the use the impact could be greater 
than present. The proposed development would improve the site and its contribution 
to the AONB. 
 
AMENITY 
Policy GE1 seeks to ensure there is no unacceptable impact on the living conditions 
of neighbouring residents due to general disturbance, loss of light, loss of privacy or 
overbearing effect.  
 
Emerging Policy ES3 precludes development that would lead to an unacceptable 
level of: noise, general disturbance, loss of privacy or overbearing effect; 
environmental pollution; noise sensitive development in unacceptable locations; 
increased risk of flooding, detrimental impact upon highway safety or adverse effect 
on contaminated land where a risk to health or environment. 
 
The proposed dwellings would be well below the level of the nearest neighbouring 
dwellings to the north and distanced  from the dwellings to the south. As a result 
there would be no unacceptable overbearing effect, impact upon light levels or loss 
of privacy arising from the development. Any  disturbance arising during construction 
would be lesser than the ongoing use as  a builder's yard. 
 
HIGHWAY SAFETY  
Policy GE5 prevents development that would be detrimental to highway safety or any 
user of the highway or public right of way. Policy TR12 requires that development 
proposals should provide appropriate vehicle parking spaces in accordance with the 
Council's Parking Standards.  
 
Emerging Policy ES3 precludes development that would lead to an unacceptable 
detrimental impact upon highway safety. 
 
This site has no operational restriction on its use as a builder's yard. Whilst it may 
have functioned generally as an ancillary site, the use could intensify. The level of 
vehicular movements generated by two dwellings is considered to be less than the 
use of the site as a builders yard. The existing vehicular access point would be used 
and improved and to provide adequate parking / turning provision, including for 
visitors . Consequently highway safety should be at least maintained, if not 
improved. 
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The Parish Council have requested a speed reduction sign.  It should be noted that 
the Community Infrastructure Levy Regulations applies a limit on the use of planning 
obligations which requires that planning obligations may only constitute a reason for 
granting planning permission if the obligation is necessary to make the development 
acceptable in planning terms, directly related to the development and fairly and 
reasonably related to the scale and kind of development. As this site is an 
unrestricted builders yard the level of vehicular movements generated by two 
dwellings is likely to be less than the level of vehicular movements that could be 
generated were the site were operated at its full, unrestricted potential level. The 
problem of vehicles using the highway as a "rat-run" does not relate directly to this 
site but is an existing situation. The suggested vehicle activated speed sign would 
not therefore meet the required CIL test. 
 
DESIGN AND IMPACT  
Policy HN8 details the criteria such as scale, layout, design, density, amenity 
provision and mix of development for development within settlement boundaries. It 
also seeks to protect important open spaces, natural or built features and areas 
between the settlement boundary and open countryside. 
 
Emerging Policy HC1 permits development within settlement limits subject to 
suitable scale, density and layout that is compatible with the character and 
appearance of the area. Development should not intrude into open countryside or 
cause loss of or damage to open space or to wildlife habitat. Natural or built features 
capable of retention should be incorporated and appropriate levels of amenity space 
and vehicular provision should be included.  
 
The two houses now proposed are considered to represent an acceptable scale of 
development given the constraints of the site and the nature of the location. The 
position within the site allows for resident and visitor parking and for appropriate 
drainage measures. The three storey design broadly reflects that of the neighbouring 
dwellings to the north and the use of natural stone and slate are also considered 
appropriate for this rural location. 
 
RECOMMENDATION 
This is  redevelopment of a brownfield site in an accessible location which could 
bring about positive landscape improvements over the existing use of the site as a 
builders yard.  
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of 
the Human Rights Act 1998 in relation to the applicant and/or the occupiers of any 
neighbouring or affected properties.  In particular regard has been had to Article 8 of 
the ECHR (Right to Respect for private and family life) and the requirement to 
ensure that any interference with the right in this Article is both permissible and 
proportionate. On analysing the issues raised by the application no particular 
matters, other than those referred to in this report, warranted any different action to 
that recommended. 
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Item No: 03 
Application No.  
Site No. 

S.15/1775/VAR 
PP-04369505 

Site Address  Land At Brynloe, Randalls Green, Chalford Hill, Stroud 
 

Town/Parish  Chalford Parish Council 
 

Grid Reference  389973,202762 
 

Application 
Type 

Variation of Condition Inc Renewals 
 

Proposal  Condition two Variation - S.14/0633/FUL - Increased height of plot three 
 

  
   

 
 
 

  
Applicant’s 
Details 

Mr Tom Howard 
St Mary's Mill, Chalford, Nr Stroud, Gloucestershire, GL6 8NX 
 

Agent’s Details  Mr Phil Reid 
St Mary's Mill, Chalford, Nr Stroud, Gloucestershire, GL6 8NX 
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Case Officer  Sarah Crawley 
 

Application 
Validated 

23.07.2015 

 RECOMMENDATION  

Recommended 
Decision 

Permission  

  
 1. The development hereby permitted shall not be brought into use 

until the vehicle parking areas shown on the approved plans are 
made available for use. This provision shall be maintained as such, 
free of obstruction, thereafter. 

 
 Reason: 
 To ensure that sufficient parking and turning space is made 

available in the interests of highway safety and to comply with Policy 
GE5 of the adopted Stroud District Local Plan, November 2005. 

 
 2. The existing wall along the highway boundary shall be retained, 

except for that part removed to enable any access to be 
constructed. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies BE5 and NE8 of the adopted Stroud District Local 
Plan, November 2005. 

 
 3. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 2015 (or any order 
revoking and re-enacting that order with or without modification), no 
development permitted under Article 3, and described within 
Classes A, B; or C of Part 1 of Schedule 2 (includes extensions and 
roof alterations), shall take place. 

 
 Reason: 
 In the interests of the amenities of the occupiers of neighbouring 

residential properties and of the visual amenities of the area and to 
comply with Policies GE1, HN8, BE5 and NE8 of the adopted 
Stroud District Local Plan, November 2005. 

 
 4. All planting or seeding comprised in the approved details of 

landscaping shall be carried out in the first complete planting and 
seeding seasons following the occupation of the buildings, or the 
completion of the development to which it relates, whichever is the 
sooner. The scheme as approved shall then be maintained in 
accordance with a maintenance scheme to be submitted to and 
approved by the Local Planning Authority prior to the occupation of 
the dwelling. 
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 Reason: 
 In the interests of amenity and to comply with Policy GE1 of the 

adopted Stroud District Local Plan, November 2005. 
 
 5. No window or door openings other than any shown on the approved 

plans shall be formed in the development hereby permitted, unless 
otherwise approved by the Local Planning Authority. 

 
 Reason: 
 In the interests of the amenities of the occupiers of neighbouring 

residential properties and of the visual amenities of the area and to 
comply with Policies GE1, HN8, BE5 and NE8 of the adopted 
Stroud District Local Plan, November 2005. 

  
6. By 18th December 2015, full details of a scheme for the length of the 

site (western) boundary along the  highway shall be submitted to the 
Local Planning Authority.. The scheme as approved shall then be 
completed, and maintained in accordance with a timing and 
maintenance scheme to be submitted to and approved by the Local 
Planning Authority prior to the occupation of the dwelling. The 
approved boundary treatment shall be retained as approved 
thereafter. 

 
 Reason: 
 In the interests of the amenity and to comply with Policy GE1 of the 

adopted Stroud District Local Plan, November 2005. 
 
Informatives: 
 
 1. In accordance with Article 35 (2) the Local Planning Authority have 

been in contact with the applicant/agent and other interested parties 
and worked in a positive and pro-active way to attempt to achieve 
an acceptable scheme. 

 
 2. The applicant should take all relevant precautions to minimise the 

potential for disturbance to neighbouring residents in terms of noise, 
dust, smoke/fumes and odour during the construction phrases of the 
development. This should include not working outside regular day 
time hours, the use of water suppression for any stone or brick 
cutting, not burning materials on site and advising neighbours in 
advance of any particularly noisy works. It should also be noted that 
the burning of materials that gives rise to dark smoke or the burning 
of trade waste associated with the development, are immediate 
offences, actionable via the Local Authority and Environment 
Agency respectively.  Furthermore, the granting of this planning 
permission does not indemnify against statutory nuisance action 
being taken should substantiated smoke, fume, noise or dust 
complaints be received.  For further information please contact Mr 
Dave Jackson, Environmental Protection Manager on 01453 
754489. 
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3. If a protected species (such as any great crested newt, bat, badger, 

reptile, or any nesting bird) is discovered using a feature on site all 
work at the locality should cease. A suitably qualified ecological 
consultant or Natural England should be contacted and the situation 
assessed before operations can proceed. This action is necessary 
to ensure compliance with the Wildlife & Countryside Act 1981 (as 
amended), the Conservation (Natural Habitats & c.) Regulations 
1994 (as amended) and/or the Protection of Badgers Act 1992.  

 
 This information should be passed on to any contractors carrying 

out the development. 
 
 4. The materials and site drainage conditions for this site have already 

been discharged. 
 

 CONSULTEES  

Comments  
Received  

 

Not Yet 
Received  

Cotswolds Conservation Board (E) 
 

 CONTRIBUTORS  

Letters of 
Objection  

 
Chalford Parish Council, The Parish Centre, Geralds Way, Stroud  
Cllr Elizabeth Peters, The Yew Tree Band B, Walls Quarry  
A Willis, 3 The Cottages , Randalls Green  
M And R Tudge, Lower Garth, Randalls Green  
L And S Buckley, Barley Patch Cottage, Randalls Green  
 

Letters of 
Support  

 
 

Letters of 
Comment  

       
 

 OFFICER’S REPORT  

 
DESCRIPTION OF SITE 
The site consists of land formerly associated with a detached dwelling known as 
Brynloe in Randalls Green in Chalford Hill. Three houses were granted permission and 
this application relates to the last plot to be built. The particular plot lies on the southern 
side of the application site and to the immediate north of the road. The land level rises 
steadily to the north-east. Development has already commenced on the construction of 
the individual dwellings but work has ceased pending the outcome of this application. 
 
Plot three is an "L" shaped dwelling with a single storey element running roughly parallel 
with the highway and a two storey gable projecting to the south. The scheme included 
associated areas of decking and landscaping together with parking and pedestrian 
access from the highway. 
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SITUATION AND PROPOSAL  

This application seeks to vary condition two of S.14/0633/FUL which details the 
approved plans. This application seeks to remove and replace one of the approved 
drawings to allow a variation in the ground levels for this plot. 
 
It became apparent that this dwelling was not being constructed in accordance with the 
approved plans but was being erected at a higher level. The Agent for the application 
has confirmed that this is due to an error on their part and this application seeks to 
regularise the situation and to mitigate the impact of the increased height. The 
rear/northern site boundary has also been slightly altered with a retaining wall and path 
to the north-western rear of the building rather than it being built directly into the bank. 
 
The Local Planning Authority investigation suggest that the levels are approximately 
one metre higher than approved whilst the agents have concluded that the level is 
approximately 750mm higher than approved. It is now proposed to remove the parapet 
wall to the gable which would reduce the overall height by approximately 200mm to 
between 500mm and 750mm higher than the approved level. 
 
It is also proposed that boundary screening with either a fence and/or planting should 
be erected along the southern boundary to the highway. 
 
RELEVANT PLANNING HISTORY  
Application S.14/0633/FUL permitted three new dwellings and associated landscaping 
including this dwelling identified as Plot Three. 
Application S.15/1105/MINAM permitted minor amendments to S.14/0633/FUL in 
relation to plots two and three. For plot three these changes included: exchanging the 
positions of the kitchen and the living room; change of glazed doors and stone area to 
timber on the southern elevation; slight change to single-storey element on the northern 
elevation; Slight change to window sizes and positions on the western elevation; slight 
change to window sizes and positions and the addition of glazed doors on the eastern 
elevation. 
 
CONSULTATION RESPONSES  
Public 
There have been numerous objections. In brief these made reference to the 
unauthorised nature of the works, the belief that the level changes were deliberate, 
unacceptable overbearing effect and an unacceptable impact upon privacy,  
 
Town/Parish 
"Chalford Parish Council have looked at the additional information relating to this 
Variation but wish to maintain their objection on the grounds that the new dwelling is not 
being built according to the approved plans S.14/0633/FUL". 
 
REASONS FOR DECISION 
The reasons for the Council's decision are summarised below together with a summary 
of the Policies and Proposals contained within the Development Plan which are relevant 
to this decision:  
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PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNI NG POLICIES 
Planning law requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise. The adopted Stroud District Local Plan, November 2005 is the development 
plan for Stroud District.  Due weight should be given to policies in this plan according to 
the degree of consistency with the National Planning Policy Framework. 
 
PRINCIPLE OF DEVELOPMENT   
 
AMENITY 
Policy GE1 seeks to ensure there is no unacceptable impact on the living conditions of 
neighbouring residents due to general disturbance, loss of light, loss of privacy or 
overbearing effect.  
 
Emerging Policy ES3 precludes development that would lead to an unacceptable level 
of: noise, general disturbance, loss of privacy or overbearing effect; environmental 
pollution; noise sensitive development in unacceptable locations; increased risk of 
flooding, detrimental impact upon highway safety or adverse effect on contaminated 
land where a risk to health or environment. 
 
The increased height of the dwelling with the parapet element removed would be at 
least 520mm greater than the approved height. Whilst this is not an insignificant 
increase it should be assessed with regard to the extent of the built form particularly in 
relation to the nearest neighbouring dwelling known as "Little Garth" which lies to the 
opposite southern side of the highway.  
 
The closest element of the new dwelling would be the two storey projecting gable which 
is approximately five metres wide and would be approximately ten metres away from 
"Little Garth" which sits below road level. Even  at an increased height the proposed 
dwelling would still be viewed against the rising ground behind. A daylight impact 
assessment has been submitted that shows  little difference.  “”. Given the width of the 
two storey built form in relation to "Little Garth" the overbearing effect, whilst increased, 
is on balance not considered unacceptable. Moreover a 2m high fence could be erected 
on the boundary without needing planning permission.. 
 
A survey of the ground levels in relation to the boundary wall concluded that the site 
level appears to have been raised by around 750-1000mm in places and that it would 
be possible to re-grade the ground between the south wall of the property and the 
boundary wall with a maximum slope of around 20 degrees. The increase in the ground 
level of the amenity areas would result in the potential for those using these areas to 
have a view over the existing boundary wall.  
 
It has been proposed that either a fence and/or landscape (hedge)  planting could be 
carried out along the highway boundary to provide screening. A condition is proposed 
requiring precise details of this boundary and maintenance thereafter. 
 
OTHER MATTERS 
Due to the nature of the variation from the approved plans there would be no significant 
change in the design of the dwelling, impact upon the ANOB or highway safety. 
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RECOMMENDATION 
It is considered that with adequate mitigation measures secured by condition the 
development would be acceptable and planning permission granted. 
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any 
neighbouring or affected properties.  In particular regard has been had to Article 8 of the 
ECHR (Right to Respect for private and family life) and the requirement to ensure that 
any interference with the right in this Article is both permissible and proportionate. On 
analysing the issues raised by the application no particular matters, other than those 
referred to in this report, warranted any different action to that recommended. 
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