
 

DEVELOPMENT CONTROL 

 
A meeting of the Development Control
 TUESDAY, 10 MARCH 20
Stroud at 18:00. 

 

 Please Note: This meeting will be filmed for live or subsequent broadcast via the 
Council’s internet site (
are consenting to being filmed.  The whole of the meeting will be filmed except 
where there are confidential or exempt items, which may need to be considered in 
the absence of the press and public.

 

 

 

Public Speaking at Development Control Committee
 
The Council have agreed to introduce public speaking at meetings of the 
Development Control Committee. The procedure to be followed is set out on the 
page immediately before the 
 

 
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 
Committee meeting held on 10
 

 

  26 February 2015

DEVELOPMENT CONTROL COMMITTEE

Development Control Committee will be held on 
TUESDAY, 10 MARCH 2015 in the Council Chamber, Ebley Mill, Ebley Wharf, 

 

David Hagg 
Chief Executive 

This meeting will be filmed for live or subsequent broadcast via the 
Council’s internet site (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 

sence of the press and public. 
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Development Control Committee  Agenda Published: 26 February 2015 

 

 

Members of Development Control Committee 
 

Councillor Ken Stephens (Chair) 
Councillor John Marjoram (Vice-Chair) 
Councillor Liz Ashton 
Councillor Dorcas Binns 
Councillor Nigel Cooper 
Councillor Paul Hemming 

Councillor Haydn Jones 
Councillor Stephen Moore 
Councillor Dave Mossman 
Councillor Steve Robinson 
Councillor Roger Sanders 
Councillor Emma Sims 

 

4 PLANNING PROCEDURE FOR PUBLIC SPEAKING AND INDEX OF 
APPLICATIONS ON THE PLANNING SCHEDULE 
The procedure for public speaking and Index of Applications. 
 
(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 LAND AT CHESTNUT PARK, KINGSWOOD S.14/1927/OUT 

 
 

 
4.2 LAND AT CHESTNUT PARK, KINGSWOOD S.14/1928/FUL 

 
 

 
4.3 NUPEND FARM, BOSCOMBE LANE, HORSLEY S.14/1191/FUL 

 
 

 
4.4 NUPEND FARM, BOSCOMBE LANE, HORSLEY, STROUD  S.14/1192/LBC 

 
 

 
4.5 TCS COUNTY SUPPLIES NEW STORE, BERKELEY HEATH, BERKELEY 

S.14/2701/COU 
 
 

 
4.6 LAND ADJACENT TO ONGERS FARM, UPTON LANE, BROOKTHORPE 

S.15/0081/FUL 
 
 

 
4.7 WOTTON LODGE, VENNS ACRE, WOTTON-UNDER-EDGE 

S.15/0013/HHOLD 
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2014/15 

 
 

DEVELOPMENT CONTROL COMMITTEE 
 

10 February 2015 
 

6.00 pm – 8.35 pm 
Council Chamber, Ebley Mill, Stroud 

 
Minutes 

3 
 

Membership: 
 
Ken Stephens** 
John Marjoram* 
Liz Ashton 
Dorcas Binns 
Nigel Cooper 
Paul Hemming 

P 
P 
P 
P 
P 
P 

Haydn Jones 
Stephen Moore 
Dave Mossman 
Steve Robinson 
Roger Sanders 
Emma Sims 

P 
P 
A 
P 
P 
P 

 
** = Chair * = Vice-Chair  A = Absent P = Present 
 
Other Members in attendance 
 
Councillor Doina Cornell Councillor Geoff Wheeler 
Councillor John Jones Councillor Penny Wride 
 
Officers in attendance 
 
Head of Planning Solicitor 
Development Control Team Manager Water Resources Engineer 
Principal Planning Officer Democratic Services & Elections Officer 
Policy Implementation Manager 
 
DC.090 APOLOGIES 
 
An apology for absence was received from Councillor Dave Mossman. 
 
DC.091 DECLARATIONS OF INTEREST 
 
None under the Members’ Code of Conduct. 
 
DC.092 MINUTES 
 
RESOLVED That the Minutes of the Development Control Committee held on 

13 January 2015 are accepted as a correct record. 
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DC.093 PLANNING SCHEDULE 
 
Representations were received and taken into account by the Committee in respect 
of the following Applications:- 
 

1. S.14/2213/FUL 2. S.14/2439/VAR 3. S.14/2184/OUT 

4. S.14/2664/FUL     

 
Late Pages had been circulated to Members prior to the meeting and were available 
at the meeting in respect of all Scheduled Items. 
 
The Chair had received a request from Councillor Haydn Jones to change the 
running order of Scheduled Items 1 and 2 on the Planning Schedule and after 
checking that all parties were present who wished to speak, agreed to this request. 
 
DC.094 ITEM 2 – REMOVAL OF CONDITION (E) OF PERMISSION 

S.12831/A (USE OF THE BUILDING) AT CAMBRIDGE NURSING 
HOME, DURSLEY ROAD, CAMBRIDGE, GLOS (S.14/2439/VAR) 

 
The Principal Planning Officer outlined the above Application and drew Members’ 
attention to an email from the Agent in Late Pages. 
 
Councillor John Jones, a Ward Member had carefully looked at all issues that had 
been raised and on balance supported the Officer’s recommendation. 
 
Parish Councillor Michael Stayte, spoke on behalf of Slimbridge Parish Council 
outlining reasons why the Application should be refused. 
 
A local resident spoke on behalf of herself and other residents outlining their many 
concerns and urged Members to refuse the Application if they had any doubts. 
 
Mr Stance and Mr Gary Queen from Gladstones Clinic Ltd outlined reasons why the 
Application for variation should be approved. 
 
The Officer confirmed that the use of the current building was C2; there had been no 
application for a material change only the removal of the restrictive condition relating 
to age.  The residents at the clinic would be receiving treatment for compulsive 
behaviours and addictions and not be leaving the building until their rehabilitation 
had been completed.  The development must comply with the submitted Risk 
Assessment Statement, outlined in Condition 1. 
 
A Motion to ACCEPT the Officer’s recommendation, was proposed by Councillor 
John Marjoram and seconded by Councillor Roger Sanders. 
 
During debate Members were very supportive of the Application because many 
people suffer with mental health issues, would be attending on a voluntary basis and 
would stay within the building for their entire stay.  It was clarified that the business 
would be regulated by the Care Quality Commission. 
 
On being put to the vote, the Motion was unanimously CARRIED.  
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RESOLVED To GRANT Application S.14/2439/VAR, subject to Condition 1, as 
set out in these Minutes. 

 
Councillor Haydn Jones left the meeting. 
 
DC.095 ITEM 1 – ERECTION OF 10 DWELLINGS ON LAND ON THE NORTH 

WEST SIDE OF LYNCH ROAD, BERKELEY, GLOS (S.14/2213/FUL) 
 
The Principal Planning Officer outlined the above Application and drew Members’ 
attention to the Late Pages. 
 
Mr Palmer, the Chair of Berkeley Town Council outlined their concerns.  He 
welcomed affordable homes for local people but suggested that 8 rather than 10 
dwellings would be more suitable. 
 
Mr Paul Nutting, spoke on behalf of local residents opposing the Application because 
of their concerns regarding flooding and parking issues. 
 
The Council’s Water Resources Engineer confirmed that the surplus water from the 
site would run away from the properties towards the river and from his investigations 
had not found any evidence of flooding.  There should not be any increase in the risk 
of flooding to neighbouring properties. 
 
The Principal Planning Officer confirmed 15 parking spaces complied with current 
adopted standards of 1.5 spaces per dwelling.  The elevation on the site had been 
evident at the recent site visit. 
 
The Policy Implementation Manager confirmed that the Town Council had conducted 
a housing needs survey that had resulted in the need for 20 dwellings and half could 
be met with this Application.  If the number was reduced to 8 houses instead of 10 
the scheme may no longer be viable.  A Section 106 Agreement would be in place 
on this exception site requiring that priority is given to people with a strong local 
connection. 
 
The Planning Officers confirmed that affordable housing standards required 
dwellings to be larger than dwellings sold on the open market.  Members’ attention 
was drawn to paragraph 5 (page 31) of the Officer’s report, which had addressed 
concerns regarding the floor levels that had been raised higher than necessary. 
 
A Motion to ACCEPT the Officer’s amended recommendations, as outlined within the 
Late Pages with an additional Condition that all vehicles leaving the site be required 
to use the wheel washing facility was proposed by Councillor Liz Ashton seconded by 
Councillor Roger Sanders. 
 
Members debated the Application. 
 
On being put to the vote, the Motion was unanimously CARRIED.  
 
RESOLVED To GRANT Application S.14/2213/FUL, as set out in these minutes 

and Appendix A. 
 
At 7.15 pm the meeting adjourned and reconvened at 7.20 pm. 
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DC.096 ITEM 3 – OUTLINE PLANNING PERMISSION FOR A TWO-STOREY 

DWELLING ON LAND AT SOUTHVIEW, BRIMSCOMBE LANE, 
BRIMSCOMBE, GLOS (S.14/2184/OUT) 

 
The Development Control Team Manager drew Members’ attention to the Late 
Pages, a revised indicative plan and change to Condition 11 to an informative. 
 
Mr Alan Burton spoke on behalf of residents at Mill Close and reiterated their 
concerns and objections to the Application. 
 
Mr Ian Rutter outlined reasons why the Application should be granted. 
 
The Officer clarified that the site adjoined the settlement boundary was sustainable 
and landscaping had been addressed Members had visited the site and had noted 
the inaccuracies from the submitted drawings.  Members were reminded that the 
Application was for outline planning permission and if they so wished they could add 
an additional condition relating to the ridge height or leave this as a reserved matter.  
Condition 8 addressed the run off from surface water. 
 
On reflection the Officer confirmed that Condition 11 should not be changed to an 
informative. 
 
A Motion to ACCEPT the Officer’s recommendation and above revision, was 
proposed by Councillor Roger Sanders and seconded by Councillor Stephen Moore. 
 
On being put to the vote, there were 8 votes for the Motion, 2 votes against and 0 
abstentions; it was declared CARRIED. 
 
RESOLVED To GRANT Application S.14/2184/OUT, as set out in these 

Minutes. 
 
DC.097 ITEM 4 – NEW DWELLING AND ACCESS ROAD WITH CAR PORT 

ON LAND AT THE REAR OF 52A WOODMANCOTE, DURSLEY, 
GLOS (S.14/2664/FUL) 

 
The Principal Planning Officer outlined the further four objections in Late Pages. 
 
Councillors Diona Cornell and Geoff Wheeler, both Ward Councillors outlined reasons 
for refusing the Application, including Policies HC1, ES3 and ES13. 
 
Mr David Brown, also represented neighbours outlining their reasons for refusing the 
Application, which he suggested would, if granted, be overbearing and overlook their 
properties. 
 
The Agent, Mr Simon Littlewood outlined reasons for approving the Application which 
in his view was in a sustainable location. 
 
The Officer confirmed that the site was located within a settlement boundary, it did 
meet relevant criteria for sustainability and had an existing access.  Plans and 
drawings were shown to Members. 
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Several Members stated that in their opinion the dwelling would be overbearing, 
dominant and were concerned about the landscaping.  Confirmation was given that 
any landscaping features would be retained but there were no large trees or 
landscaping to the south, but a landscaping condition could be added to the 
Application. 
 
A Motion to REFUSE the Application, was proposed by Councillor John Marjoram and 
seconded by Councillor Liz Ashton on grounds that the dwelling would have an 
overbearing affect in relation to Nos 52b, 52c and 52d Woodmancote because of the 
perceived loss of privacy, contrary to policies GE1 and ES3 of the emerging local 
plan. 
 
Whilst debating the Motion some Members were of the opinion that the garden was 
large enough to sustain the development, the access was already there and a couple 
of extra cars would not have a detrimental affect to neighbours; they considered that 
overlooking of neighbouring properties to the south would be into the rear gardens 
and not towards the windows of those properties.  Other Members thought the 
development would be overbearing and considered a one storey dwelling more 
appropriate. 
 
On being put to the vote, there were 4 votes for the Motion, 6 votes against and 0 
absentions, it was declared LOST. 
 
A Motion to accept the Officer’s recommendation, with additional Conditions for 
landscaping and the screening of the southern boundary was proposed by Councillor 
Nigel Cooper and seconded by Councillor Dorcas Binns. 
 
On being put to the vote, there were 6 votes for the Motion, 4 votes against and 0 
abstentions; it was declared CARRIED. 
 
RESOLVED To GRANT Application S.14/2664/FUL, as set out in these Minutes 

and Appendix A. 
 
 
The meeting finished at 8.35 pm. 

 
 
 
 
 
 
 
 
 

Chair 
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Appendix A 
 

Amendments for Development Control Committee 
10 February 2015 

 
In addition to the amendments stated on the Late Pages. 
 

ITEM No: 01 Application: S.14/2213/FUL 

Address: 
Land on the North West Side of Lynch Road, Berkeley 

 
Amend wording to condition 07 to read: 
“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 provide for: 
 
i. The parking and turning for vehicles of site operatives and visitors. 
ii.  Loading and unloading of plant and materials. 
iii.  Storage of plant and materials used in constructing the development. 
iv. Wheel washing facilities (and must be used by every vehicle leaving the site). 
v. Construction hours. 
vi. Scheme for dust management. 
 
Reason:  
In the interest of highway safety in the accordance with Policy GE5 of the Local Plan 
and guidance with the NPPF.” 
 
Amend wording to condition 13 to read: 
“Prior to the commencement of development, details to ensure the protection of the 
northern hedgerow, together with a scheme of long term management to benefit 
wildlife, shall be submitted to and approved in writing by the District Planning 
Authority in the form of a Hedgerow Management Plan. Any such approved scheme 
shall be operated in perpetuity, to seek to retain and maintain the hedgerow as an 
ecological corridor 3 metre buffer for the benefit of local wildlife. The tenancy 
agreements for plots 8, 9 and 10 shall include a clause stipulating that the Housing 
Association is responsible for the maintenance of the northern hedgerow and that the 
tenants are not to carry out any works to the hedgerow themselves.  This tenancy 
agreement shall be submitted to, and approved in writing by, the District Planning 
Authority prior to the first occupation of the units at Plots 8, 9 and 10. 
 
Reason: 
In order to protect and maintain an ecological corridor which links to Sarah's Field.” 
 
 

ITEM No: 02 Application: S.14/2439/VAR 

Address: 
Cambridge Nursing Home, Dursley Road, Cambridge 

 
No amendments. 
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ITEM No: 03 Application:  S.14/2184/OUT 

Address: 
Land at Southview, Brimscombe Lane, Brimscombe 

 
Retain condition 11. 
 

ITEM No: 04 Application: S.14/2664/FUL 

Address: 
Land at the rear of 52A, Woodmancote, Dursley 

 
Additional planning condition (7): 
“The development hereby permitted shall not be commenced until details of a 
scheme of hard and soft landscaping for the southern boundary of the site (including 
any boundary treatments) have been submitted to and approved in writing by the 
Local Planning Authority. 
 
Reason: 
In the interests of the visual amenities of the area.” 
 
Additional planning condition (8): 
“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 the Local Planning Authority gives written consent to any 
variation. 
 
Reason: 
In the interests of the visual amenities of the area.” 
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Stroud District Council 
 

Planning Schedule 
 

 

10th March 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.  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 arising. 
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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  
 
Brookthorpe With 
Whaddon Parish 
Council 

Land Adjacent To Ongers Farm, Upton Lane, Brookthorpe. 06 
S.15/0081/FUL -  Removal of proposed mounding to 
Southbound PFS canopy. 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.15/0081/FUL 
 

Hamfallow Parish 
Council 

TCS County Supplies New Store, Berkeley Heath, Berkeley. 05 
S.14/2701/COU -  Change of use from agricultural land to 
storage yard. 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.14/2701/COU 
 

Horsley Parish 
Council 

Nupend Farm, Boscombe Lane, Horsley. 03 
S.14/1191/FUL -  Mixed residential development comprising the 
erection of 17 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.a
sp?AppRef=S.14/1191/FUL 
 

Horsley Parish 
Council 

Nupend Farm, Boscombe Lane, Horsley. 04 
S.14/1192/LBC -  Alterations and renovation works to the 
traditional stone barn to enable use ancillary to Nupend 
Farmhouse; and, alterations and renovation works to the 
Farmhouse. 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.14/1192/LBC 
 

Kingswood Parish 
Council 

Land At, Chestnut Park, Kingswood. 01 
S.14/1927/OUT -  Outline planning application for the 
construction of up to 59 dwellings, public open space, 
landscaping and associated works. 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.14/1927/OUT 
 

Kingswood Parish 
Council 

Land At, Chestnut Park, Kingswood. 02 
S.14/1928/FUL -  Formation of vehicular access to serve 
proposed residential development 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.14/1928/FUL 
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Wotton Under 
Edge Town Council 

Wotton Lodge , Venns Acre, Wotton-Under-Edge. 07 
S.15/0013/HHOLD -  Erection of extensions. (Revised drawings 
received 26.1.14) 

 

Link to 
website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.a
sp?AppRef=S.15/0013/HHOLD 
 

 
  

Page 14 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 1 

Item No: 01 
Application No.  
Site No. 

S.14/1927/OUT 
PP-03597031 

Site Address  Land At, Chestnut Park, Kingswood, Gloucestershire 
 

Town/Parish  Kingswood Parish Council 
 

Grid Reference  374469,191823 
 

Application 
Type 

Outline Planning Permission 
 

Proposal  Outline planning application for the construction of up to 59 dwellings, 
public open space, landscaping and associated works. 
 

  
   

 
 
 

  
Applicant’s 
Details 

Crest Nicholson (South West) Ltd 
First Floor South Wing, Equinox North Great Park Road, Almondsbury, 
Bristol, BS32 4QL Page 15 of 128
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Agent’s Details  Mr Daniel Weaver 
First Floor South Wing, Equinox North Great Park Road, Almondsbury, 
Bristol, BS32 4QL 
 

Case Officer  Laura Humphries 
 

Application 
Validated 

20.08.2014 

 RECOMMENDATION  
Recommended 
Decision 

Resolve to Grant Permission  

Subject to the 
following 
conditions: 

 
 1. Application for approval of the reserved matters shall be made to 

the Local Planning Authority before the expiration of three years 
from the date of this permission. 

 
 Reason: 
 To comply with the requirements of Section 92 of the Town and 

Country Planning Act 1990. 
 
 2. Approval of the details of the siting, design and external 

appearance of the building(s), the means of access thereto and 
the landscaping of the site (hereinafter called "the reserved 
matters" shall be obtained from the Local Planning Authority in 
writing before any development is commenced. 

 
 Reason: 
 To comply with the requirements of Section 92 of the Town and 

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

 
 3. The development hereby permitted shall be begun either before 

the expiration of three years from the date of this permission, or 
before the expiration of two years from the date of approval of the 
last of the reserved matters to be approved, whichever is the later. 

 
 Reason: 
 To comply with the requirements of Section 92 of the Town and 

Country Planning Act 1990. 
 
 4. 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 
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level. 
  

Reason:  
To minimise hazards and inconvenience for users of the 
development by ensuring that there is a safe and suitable means 
of access for all people in accordance with paragraphs 32 and 35 
of the NPPF.  
 

 5. The details to be submitted for the approval of reserved matters 
shall include vehicular parking and turning facilities within the site. 
The dwellings hereby permitted shall not be occupied until those 
facilities have been provided to which they relate in accordance 
with the approved plans and shall be maintained available for 
those purposes thereafter.  

 
Reason: 
To reduce potential highway impact by ensuring that adequate 
parking and manoeuvring facilities are available within the site, in 
the interests of highway safety and in accordance with paragraph 
32 and 35 of the NPPF.  
 

 6. The reserved matters shall include a scheme of mitigation to 
maintain favourable conservation status of the protected species 
within the site. The submission shall include justification of all 
mitigation measures along with details of a timetable for 
implementation, a management and maintenance of such 
mitigation in perpetuity. The scheme shall proceed in strict 
accordance with the approved details.  

 
Reason: 
In the interests of providing suitable ecological mitigation in 
accordance with Chapter 11 of the National Planning Policy 
Framework. 
 

 7. The reserved matters shall include details of a scheme to protect 
future residents from the sporting activities on the adjoining 
Kingswood Village Hall. The submission shall include justification 
of all mitigation measures including full specifications of protective 
fencing, along with details of a timetable for implementation, and 
the management and maintenance of such mitigation in perpetuity. 
The scheme shall proceed in strict accordance with the approved 
details.  

 
Reason:  
In the interests of ensuring the amenities of future residents in 
accordance with Policy GE1 of the adopted Local Plan, Policy ES3 
of the Submission Draft Local Plan, December 2013 and Chapter 
11 of the National Planning Policy Framework. Page 17 of 128
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 8. No height of any building on the site shall exceed 2.5 storeys in 

height.  
 

Reason: 
In the interests of the visual amenities of the site in accordance 
with Chapter 7 of the National Planning Policy Framework. 
 

 9. The access to the development hereby permitted shall only be 
taken from the north eastern boundary of the site.  

 
Reason: 
In the interests of ensuring an acceptable means of access can be 
provided, in accordance with Chapter 4 of the National Planning 
Policy Framework. 
 

10. No development shall take place, including any works of 
demolition, until a Construction Method Statement for all phases of 
the development has been submitted to, and approved in writing 
by, the Local Planning Authority. The approved Statement shall be 
adhered to throughout the phases and 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. measures to ensure access to existing dwellings is maintained.  

 
 Reason:  
 To reduce the potential impact on the public highway in 

accordance with Policy GE5 of the Local Plan and the NPPF. 
 
11. No development shall take place on site until a plan indentifying 

the trees and/or hedges  to be retained and those to be removed 
as part of this development, and the method for the protection of 
the retained trees/hedges during construction, has been submitted 
to and approved in writing by the Local Planning Authority. 
Development shall then proceed in accordance with the approved 
details.  
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 Reason: 
 To ensure the health and safety of the trees on the site and to 

ensure continuity of the visual amenity that they provide and the 
ecological habitat potential and to comply with Policy NE5, NE6, 
NE10 and NE11 of the adopted Stroud District Local Plan, 
November 2005 and guidance within the National Planning Policy 
Framework. 

 
12. 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 the Local Planning Authority gives written consent to any 
variation. 

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
13. No work shall take place until a Drainage Strategy for the disposal 

of surface water and foul sewerage have been submitted to and 
approved by the Local Planning Authority. The Strategy should be 
supported by evidence of ground conditions and modelling of the 
scheme to demonstrate that they are feasible, along with a 
timetable for implementation and completion. The Strategy shall be 
carried out in accordance with the approved details. 

 
 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, in accordance with Chapter 11 of the National Planning 
Policy Framework. 

 
14. No development shall take place until a scheme has been 

submitted to, and agreed in writing by the Local Planning Authority, 
for the provision of fire hydrants (served by mains water supply). 
No dwelling shall be occupied until the hydrant serving that 
property has been provided.  

 
Reason: 
To ensure adequate water infrastructure provision is made on site 
for the local fire service to tackle any property fire.  
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15. No development shall take place until a written scheme of 
archaeological investigation has been submitted to and approved 
in writing by the Local Planning Authority. No development shall 
then take place within the application site until the applicant, or 
their agents or successors in title, has secured the implementation 
of the approved programme of archaeological work in accordance 
the written scheme of investigation. The approved scheme of 
archaeological work shall be adhered to through the development 
period. 

 
 Reason:  
 To make provision for a programme of archaeological mitigation, 

so as to record and advance understanding of any heritage assets 
which will be lost, in accordance with paragraph 141 of the 
National Planning Policy Framework. 

 
Informatives: 
 
 1. In respect of condition 6 (ecological mitigation) the Local Planning 

Authority will expect the scheme to be supported by a Licence Pre-
Screening Opinion from Natural England, or similar. 

 
 2. 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 
appropriate bond) with the County Council before commencing 
those works. 

 
 3. The developer will be required to meet the full costs of supplying 

and installing the fire hydrants and associated infrastructure. 
 

 CONSULTEES  
Comments  
Received  

Sport England 
Parish / Town 
Karen Colbourn 
Archaeology Dept (E) 
Gloucestershire Education Dept (E) 
Development Coordination (E) 
Contaminated Land Officer (E) 
Mr David Lesser 
Environmental Health (E) 
English Heritage (E) 
Policy Implementation Officer (E) 
Planning Strategy Manager (E) 
Natural England (E) 
Severn Trent Water Ltd (E) 
South Gloucestershire Council 
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Not Yet 
Received  

John Lane(E) 
Bristol Water PLC 
Mr Malcolm Watt (E) 
Wessex Water (E) 
 

 CONTRIBUTORS  
Letters of 
Objection  

 
I Morgan-Giles, 10 Chestnut Park, Kingswood  
L Jefferies, 29 Chestnut Park, Kingswood  
C Mahdiyone, 8 Threadneedle Street , Stroud   
J Carter, 5 Rennie Close, Bath  
R Jarvis, 23 Chestnut Park Kingswood,   
Mr A Cook, 7A Hillesley Road, Kingswood  
J And  V Kershaw, 30, Chestnut Park  
R Edwards, 25 Charminster Road,   
E Osborne, 13 Coronation Rd,   
V King, 15 Hillesley Road,   
Mrs S Pallister, 8, Bramley Close,, Kingswood,  
J Smillie, 4 Abbey Street, Kingswood  
S Green, 25 Tyndale View, Kingswood  
C Wynn, 10 High Street, Kingswood  
B Green, 27 Chestnut Park, Kingswood  
L Willcox, 7, Wickwar Road,, Kingswood  
Mrs Dove, 8 Abbey Street, Kingswood  
C Benton, 7 Weavers Close, Kingswood  
N Adams, 18 Somerset Close, Kingswood  
D M Ross, Tyndale View,   
N Carter, 10 Bevington Court , Worcester  
G Bird, 14 Tyndale View, Kingswood, Wotton Under Edge.,   
Mr R M Edwards, 25 Charminster Road, Fishponds  
Professor A Hooper, 5 Wickwar Road,, Kingswood,  
Professor P Broadfoot CBE, Amercombe, Kingswood  
B Galloway, Steen Farm,   
G Adams, 18 Somerset Close, Kingswood  
L Evans, 17 Chestnut Park, Kingswood,   
V Bird, 14 Tyndale View, Kingswood  
G Hatton, Nampara, Old Rectory Road  
J Dove, 8, Abbey Street  
Mr C E Benton, 7 Weavers Close, Kingswood  
D Osborne, 13 Coronation Rd,   
M Tapner, Hillelsley Road, Kingswood  
N Aldridge, 5 Charfield Road, Kingswood  
H Tiller, 1 Chestnut Park, Kingswood  
Mr & Mrs T Turnbull, C/o 33 Chestnut Park, Kingswood  
Mrs S Blackham, 2 Charfield Road, Kingswood  
Mr M Wilding   
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Mr D Rothwell, Kingswood House, Wotton Road   
Mrs A Webb, Cobweb Cottage, 65 Walk Mill Lane  
K Morgan   
Mr R Jackson, Otterburn House, Leazes Villas, Burnopfield  
C Haines, Orchard House, Merlin  
S Bavister, Waterfall, Nind Lane, Kingswood  
G Butt, 17 High Street, Kingswood  
Mr Terence Henshaw, Ridgeway, Wickwar Road  
Mr & Mrs R Rayfield, Oakview House, Wickwar Road  
Mr K Elliott, 10 Somerset Close, Kingswood  
Mrs G E Hemming, 45 Walkmill Lane, Kingswood  
A Dacey, C/O 9 The Walk, Kingswood  
H Clark, The Elms, Sqaws Lake  
Occupier, 330 North Road, Yate  
D Ross, 12 Tyndale View, Kingswood  
Mr P Elkington   
Mrs B A Godman, 14 Hillesley Road, Kingswood  
J Ross, 12 Tyndale View, Kingswood  
J Murray, The Nook, The High Street  
R M Pearson, 22 Walk Mill Lane, Kingswood  
L Fendon, 51 Walkmill Lane, Kingswood  
Mrs J M Dyer, 22 Hillesley Road, Kingswood  
Mr & Mrs Jenkins, 2 Wickwar Road, Kingswood  
K Williams, 21 Tyndale View, Kingswood  
C Turner, 9 The Walk, Kingswood  
Mrs S B Crewe, 5 The Walk, Kingswood  
M D Powell, 25 Wickwar Road, Kingswood  
L Palmer, 27 A Wickwar Road, Kingswood  
Mr C Carey, 29 Hillesley Road, Kingswood  
Mrs J Carey, 29 Hillesley Road, Kingswood  
Miss S Elliott, 39 Orchard Walk, Kingswood  
Mrs W Winslade, 12 Charfield Road, Kingswood  
Miss J Turton, 23 Spring Hill, Kingswood  
Mr J Thomson, 23 Spring Hill, Kingswood  
Occupier, 6 Abbey Street, Kingswood  
Mr M Sutton, C/O 24 Chestnut Park, Kingswood  
Mrs V Abbott, 11 Charfield Road, Kingswood  
D A Smith, 4 The Walk, Kingswood  
Mr J Louch, 28 Beechgrove Road, Bristol  
B Pacini, 7 High Street , Kingswood  
N Pacini, 7 High Street , Kingswood  
D Pacini, 7 High Street , Kingswood  
A Wheatley, 2 Bruton Way , Kingswood  
Mr & Mrs G Lathbury, 15 Abbey Street, Kingswood  
S Gardener, 7 Bramley Close,   
P Hammond   
Mr And Mrs Telling, 8 Orchard Walk, Kingswood  
Mrs S Green, 1 The Chipping, Kingswood  Page 22 of 128
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M Jefferies, 29 Chestnut Park,   
P Rumley, Chipping House, 8 The Chipping  
V Adams, 18 Somerset Close, Kingswood  
Dr D Hatton, Nampara, Old Rectory Road  
Mrs N Mors, 6 Charfield Road, Kingswood  
M Roberts, 3 Russet Court, Kingswood  
Mr Cook, 7A Hillesley Road,   
R Pacini, 7 High Street, Kingswood,  
K Bailey, 8 Wickwar Road,, Kingswood,  
I Green, 3 Tyndale View, Kingswood  
Dr John Pallister, 8, Bramley Close,, Kingswood,  
S Eggins   
Gloucestershire Playing Fields Association, 33 Spinney Road, 
Barnwood  
D Pacini, 1 Golden Lane, Kingswood  
H Green, 25 Tyndale View, Kingswood  
J Green, 27 Chestnut Park, Kingswood, Wotton-Under-Edge   
N McKay, 32 Bramley Close, Kingswood  
L G W Vea, Kingswood, Wotton-under-Edge  
Mrs Sheridan Formoso, 14 Holmes Hill Road, St. George   
Mr & Mrs L C Evans, 17 Chestnut Park, Kingswood  
J & G Ashly, 10 Abbey Street, Kingswood  
R Jackson, Otterburn House, Leazes Villas  
Mr R Symanowski, 17 Somerset Close, Kingswood  
T Phillips, 18 Chestnut Park, Kingswood  
A Hooper, Vice Chairman KKaV, 5 Wickwar Road  
B Howgego, 9, Wickwar Road, Kingswood  
Mr A Dann, 7 Hillesley Road, Kingswood  
G Adams, 18 Somerset Close, Kingswood  
D Osborne, 13 Coronation Rd,   
A McCubbin, 12 Wickwar Road, Kingswood  
G Leadbetter, 1 Clock Cottages, Westend, Wickwar, Wotton 
Under Edge   
H Edwards   
N Adams, 18 Somerset Close, Kingswood  
Mr T Cooke, 5 De Montfort Road , Merley, Wimborne, Dorset .  
S And  C Ashley, The Swallows, Hillesley Road  
R Coombes, 18 Chestnut Park, Kingswood  
G Willcox, 7 Wickwar Road, Kingswood  
S Savage   
D Scott   
R Alexander, Kingswood Village Cricket Club,   
S White, 24 Chestnut Park, Kingswood  
N Crocker   
N Adams, 9, Charfield Road  
W J Howgego, Shenstone House, 9, Wickwar Road  
S Case   
C Goodenough   Page 23 of 128
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R Pacini, 7 High Street , Kingswood  
Dr J Pallister, 8, Bramley Close, Kingswood,  
J McDonald, Laycombe House, Coombe  
J Green, 27 Chestnut Park, Kingswood, Wotton-Under-Edge   
B Green, 27 Chestnut Park, Kingswood  
E Davis, 23 Goldcrest Road,   
Mrs H Dann    
Mr N Rogers   
B Dann, 7 Hillesley Road, Kingswood  
G Adams, 18 Somerset Close, Kingswood  
S Wood   
J Harty, 9 High Street, Kingswood   
S Gardener, 7 Bramley Close,   
Mrs Tapner, Kingswood,   
R Coombes, 18 Chestnut Park, Kingswood  
D Green, Little Zoar Cottage, The Chipping  
I Green, 25 Tyndale View, Kingswood  
Dr A Redmond   
Mr G C Watson, 2 High Steet, Kingswood  
H Hinks, 1 Golden Lane, Kingswood  
Mrs C Purdy   
K.R.S & J.M Geary, 5, High Street,, Kingswood,  
Mr P Booth   
Mrs S Savage   
Mrs Osborne, 13 Coronation Rd,   
Mr T Cooke, 5 De Montfort Road , Merley, Wimborne, Dorset   
D Ross, 12 Tyndale View, Kingswood  
S, 12 Tyndale View,   
Mrs P Cook, 7A Hillesley Road, Kingswood  
M Kendall, 1 Chestnut Park, Kingswood  
Mr K Mitchell, 1 Chestnut Park, Kingswood  
T Turnbull, 33 Chestnut Park, Kingswood  
J Dove, 8, Abbey Street  
Mr Nicholas Croker, 45 Chestnut Park, Kingswood  
R Mcarthy, 10 Wotton Road, Kingswood, , Wotton Under Edge  
R Coombes, 18 Chestnut Park, Kingswood  
S Barnes, 14 Charfield Rd, Kingswood  
P Harty, 9 High Street, Kingswood  
L J Henshaw, Ridgeway, Wickwar Road  
J M Amesbury, 12 Golden Lane, Kingswood  
P Booth, 22 Bramley Close, Kingswood  
V & L Stallone-Barnes, 11 Chestnut Park, Kingswood  
W Holmes, 5 Abbey Street, Kingswood  
M Blackham, 2 Charfield Road, Kingswood  
D Scott, 2 Hillesley Road, Kingswood  
J Dove, 8 Abbey Street, Kingswood  
B Smith, 61 Peache Road, Downend  
E A Hooper, 5 Wickwar Road, Kingswood  Page 24 of 128
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B R Smith, 39 Chestnut Park, Kingswood  
Mr Harrison Tiller, 1 Chestnut Park, Kingswood  
J Crocker, 45 Chestnut Park, Kingswood  
J Abel-Goldwin, 22 Chestnut Park, Kingswood  
J Turnbull, 33 Chestnut Park, Kingswood  
L Wood, 31 Chestnut Park, Kingswood  
Viv & Gwen Bateman, 25 Chestnut Park, Kingswood  
A Baker, 21 Chestnut Park, Kingswood  
R Harris, 15 Chestnut Park, Kingswood  
A Guy, 41 Chestnut Park, Kingswood  
G Brown, Newlands, 1 Wickwar Road  
Mr Mors, 6 Charfield Rd, Kingswood  
N Willcox, 7Wickwar Road, Kingswood  
C Heeley, 34 Chestnut Park, Kingswood  
J Ross, North ROad, Yate  
L Weeks, 7 Bramley Close, Kingswood  
S White, 24 Chestnut Park , Kingswood  
N Adams, 9, Charfield Road  
Dr D Rockey, Ambercombe, Kingswood  
R Alexander   
Mrs M Edwards, 25 Charminster Road, Fishponds  
C Dann, Hillesley Road, Kingswood  
S-A Barnes, 14 Charfield Rd, Kingswood  
Mrs A E Dann, C/o Heron Cottage, Hillesley Road  
E Gardiner, 24 Over Drive, Charlton Hayes  
Mrs Louch, 33 Rockside Ave,   
A Webb, Cobweb Cottage, 65 Walk Mill Lane   
V Benson, 4 Orchard Walk,   
Mrs B Galloway, Steen Farm,   
P Harty, 9 High Street, Kingswood  
L White, 24 Chestnut Park, Kingswood  
Mr And Mrs Galloway, Steen Farm, Wickwar  
Mr G Furlong, Northload Street, Glastonbury  
R Waller, High Street, Portishead  
R Coombes, 18 Chestnut Park , Kingswood  
R Goldbin, 22 Chestnut Park, Kingswood  
H Willcox, 7,Wickwar Road, Kingswood,  
G Adams, 18 Somerset Close, Kingswood  
Mrs S Pallister, 8, Bramley Close,, Kingswood,  
C Brown, Newlands, 1 Wickwar Road  
Mrs L Heeley, 34 Chestnut Park, Kingswood  
Mr Mors, 6 Charfield Road,   
N Crocker, 45 Chestnut Park,   
L Wilcock, 8 High St, Kingswood  
Professor G K Wilcock, 8 High St, Kingswood  
J Nash, 2 Hillesley Road, Kingswood  
S Smidesang, 18 Somerset Close, Kingswood  
J Turnbull, 33 Chestnut Park, Kingswood  Page 25 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 12 

V Bird, 14 Tyndale View, Kingswood  
J Niddrie, 1A Walk Mill Lane, Kingswood  
Dr D Hatton, Nampara, Old Rectory Road  
Mr And  Mrs A Crocker, 2 Windsor Road, Barnstaple  
T Furlong, 4 Manor Farm Mews,   
Dr C Levy, 32 Chestnut Park, Kingswood,   
A King, 15 Hillesley Road,   
J Green, 27 Chestnut Park, Kingswood, Wotton-Under-Edge   
S Wood, 7 Wotton Road, Kingswood  
P Wood, 7 Wotton Road , Kingswood   
J &T Iles, Budleigh, Crow Meadow  
Dr M Redmond   
O Green, 9 Charfield Road,   
M Woodward, 37 Chestnut Park, Kingswood  
Mrs S Green, Little Zoar Cottage, Kingswood  
Mrs Dann, 7 Hillesley Road, Kingswood  
J Clarke, 20 Chestnut Park, Kingswood  
J Astwood, 35 Orchard Walk, Kingswood  
G Adams, 18 Somerset Close, Kingswood  
Mr & Mrs Nicholas And Gillian James, Aston Cottage, Dye House 
Yard  
M Kendall, 1 Chestnut Park, Kingswood  
Professor P Broadfoot CBE, Amercombe, Kingswood  
Professor A Hooper, 5 Wickwar Road,, Kingswood,  
R Coombes, 18 Chestnut Park , Kingswood  
Mrs P Cook, 7A Hillesley Road, Kingswood  
Mrs J Symanowski, 17 Somerset Close, Kingswood  
Mrs Cook, 7A Hillesley Road,   
G Adams, 18 Somerset Close, Kingswood  
L Weeks, 7 Bramley Close, Kingswood  
R Symanowski, 17 Somerset Close, Kingswood  
M Edwards, 25 Charminster Rd,   
M Davis, 23 Goldcrest Road, Chipping Sodbury  
Mrs S Hunt, 4 Vineyard Lane, Kingswood  
S Spillant, 11 Somerset Close, Kingswood  
B Thomas, Merrow Cottage, 13 Merlin Haven  
L Workman, 4 Crow Meadow, Kingswood  
A Iles, 1 Weavers Close, Kingswood  
O Alsott, 1 1 Charfield Road, Kingswood  
R Howgego, 9 Wickwar Road, Kingswood  
Mrs J Hutchings, 14 The Walk, Kingswood  
Mrs J Cornish, 1 The Manse, High Street  
Mr I M Cornish, 1 The Manse, High Street  
R V Hague, 3 Wotton Under Edge, Kingswood  
Mr R Alexander, 36 Bramley Close, Kingswood  
Mrs S Kirk, 11A Charfield Road,, Kingswood,  
B Dann, 7 Hillesley Rd, Kingswood  
Mr T Flower, The Rectory, High Street  Page 26 of 128
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A Jomain, Crown Cottage, High Street  
A Liddell, 4 Russet Court, Kingswood  
Occupier Of, 18 Wickwar Road, Kingswood  
S Jones, 3 Abbey Mews, Hillesley Road  
Mr K Reynoles, 7 Abbey Street, Kingswood  
R Pollard, Ardett, Crow Meadow  
R Coombes, 18 Chestnut Park , Kingswood  
L Heeley, 34 Chestnut Park, Kingswood  
R Cavill, 28 Chestnut Park, Kingswood  
D Easthope, ,   
S Alexander, 34 Bramley Close, Kingswood  
T Phillips, 18 Chestnut Park, Kingswood  
C Turner, 9 The Walk, Kingswood,   
A Hill, 8 Hillesley Rd, Kingswood  
 

Letters of 
Support  

 
 

Letters of 
Comment  

       
I Kelly, 5 The Chipping, Kingswood                 
C. Simkiss 
Mrs S Blackham, 2 Charfield Road, Kingswood         
C Vickers, 7 Somerset Close, Kingswood                                                                                       
S Guy, Kingswood County Primary School, Abbey Street                                                                  
K Mitchell, 1 Chestnut Park, Kingswood                    
Mrs N Benson, 3 Crow Meadow, Kingswood                
Gloucestershire Wildlife Trust, Robinswood Hill Country Park Gloucester,   
 

 OFFICER’S REPORT  
 
1. SITE  
 
1.1 The application site consists of a parcel of land 1.90ha. The land is located on the 

edge of  the village of Kingswood and is a largely level site, enclosed by a mix of 
hedges and trees.  

 
1.2 The site is outside of the defined settlement boundary for Kingswood, is not within the 

Cotswold Area of Outstanding Natural Beauty (AONB), nor within the Conservation 
Area or any other designated landscape.  

 
1.3 To the western boundaries of the site is Kingswood Village Hall and the associated 

playing areas including Kingswood Cricket Club.  
 
1.4 Through the eastern edge of the site there is a pathway linking the existing second 

phase development known as Chestnut Park to the first phase to the north. This area 
also includes transplanted trees from phase 2. To the north of the boundary site is 
located the Great Crested Newt (GCN) mitigation areas and allotment areas secured 
in the two phases of Chestnut Park.   
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2. PROPOSED DEVELOPMENT 
 
2.1 The application seeks permission for outline consent with all matters reserved for a 

development of up to 59 dwellings. The indicative access is shown to the eastern 
boundary connecting into the neighbouring Chestnut Park development.  

 
2.2 The scheme makes provision  for the following obligations; 
 
o 30% affordable housing 
o Off site recreation contribution approximately £64,723 
o On site Local Area of Play (LAP) 
o Library contributions £11,564 pro rata 
 
3. REVISED INFORMATION 
 
3.1 17/10/14 Revised Ecology Report (Agent)  

17/10/14 Revised Preliminary Drainage Strategy (Agent) 
12/11/14 Ecology Info from 4 Acre Ecology (Agent) 
25/11/14 Updated Ecology Review 
04/12/14 Road safety & mobility Audit Response + Stage One Audit (SC)  
12/12/14 GCN Report (Agent)  
22/12/14 Revised Site Location Plan 
22/12/14 Revised Road safety & mobility Audit Response + Stage One Audit  
06/01/15 Ecology Review (EPR)  
13/01/15 Labosport Cricket Ball Risk Assessment  
16/01/15 Revised Past & Present GCN Report (Agent) + Addendum  
20/01/15 Revised Ecology Review (EPR) 
21/01/15 Revised GCN Summary & Proposals (Final from Agent)  
26/01/15 Revised Indicative Layout 
26/01/15 Revised Landscape Strategy 
04/02/15 Revised Ecological Mitigation Report 

 
4. PLANNING HISTORY  
 
4.1  The most recent planning history relates to the planning permission S.11/1839/FUL for 

27 houses which was approved at the October 2012 DCC with permission issued on 
18.01.2012   

 
4.2 Planning permission S.07/1058/FUL was granted at the September 2007 DCC with 

permission issued on 19.12.2007 following completion of the legal agreement. This 
scheme gave permission for 41 dwellings on the largest part of the housing allocation, 
leaving the remaining part of the housing allocation now subject to this application. 
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4.3 There are also records of more historic applications near the site; 
 
 S.1261/a (refused 1961) Residential development 
 S.9052 (refused 1972) Residential development 
 S.9052/c (refused 1981) Erection of 10 houses 
 S.9052/d (refused 1981) Residential development 
 S.14277 (refused 21.9.1983) Erection of 4 houses 
 S.14277/a (refused 29.11.1983 and dismissed on appeal) Erection of 4 houses 
 S.14277/b (refused 3.5.1985) Erection of 1 house within farmyard 
 S.14277/c (permission 14.2.1986) Erection of 1 house within farmyard 
 S.14277/d (permission 5.12.1986) Erection of 1 house within farmyard.  
 
5. REVIEW OF CONSULTATION RESPONSES  
 
5.1 Public Representations:  Representations have been received commenting on the 

following issues;  
o Highway safety, parking, access and traffic,  
o Lack of footway to existing Chestnut Park,  
o Ecology and impact on GCN habitat, 
o Density and number of houses, 
o Deliverability of scheme, 
o Housing need and sustainability,  
o Outside settlement boundary, 
o Impact on AONB, 
o Impact on services and facilities in the area, 
o Impact on adjoining sports pitches, 
o Impact on cricket club and amenity of dwellings  
o Flood risk, drainage and sewage,  
o Lack of employment,  
o Other developments approved in area, 
o Light and air pollution, and  
o Impact on archaeology.  

 
5.2 Kingswood Parish Council:  object to the scheme on the following points; 
 

o Development is outside of settlement boundary,  
o Contrary to Local Plan and Emerging Local Plan,  
o High density for rural village,  
o Impact of density on provision of open space within scheme,  
o Lack of link to existing playing fields,  
o Proximity of dwellings to community hall and sports pitches and potential for 

detrimental impact on longevity of these community resources,  
o Impact on Kingswood Primary School,  
o Lack of sustainable development,  
o Major development and impact on wider AONB 
o Traffic generation  
o Impact on drainage and cumulative drainage impact,  Page 29 of 128
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o Ecological impact, and  
o Housing need and land supply.  

 
5.3 SDC Water Resources Engineer:  initial response raised concerns about the details 

provided but in relation to the additional information provided raises no objections 
subject to a condition requiring detailed drainage strategy to be submitted and 
approved.  

 
5.4 EPR as SDC Ecological Consultants:  Initially raised concerns with the level of 

information provided in relation to the impact of the development on Great Crested 
Newt habitats. Following the series of revised information, the advice now suggests 
that a satisfactory situation can be provided on site and that a condition will adequately 
control the impact.  

 
5.5 Natural England:  In relation to landscape impact, Natural England refers the LPA to 

the AONB Conservation Board. The response also makes reference to the potential 
for biodiversity enhancements but do not provide comments on protected species. The 
response also confirms that there will be no effect on Wotton Hill SSSI.  

 
5.6 Gloucestershire Wildlife:  object on the basis of impact on the GCN population.  
 
5.7 Gloucestershire County Council as Local Highway  Authority (LHA):  have 

considered the application and have raised no objection subject to conditions.  
 
5.8  Gloucestershire County Council as Education Au thority:  raises no objection 

subject to a library contribution being sought.  
 
5.9 Housing Policy Manager:  no objection in principle with the tenure mix to be agreed.  
 
5.10  GCC Archaeologist:  has considered the information provided on the potential 

archaeological impact of the development and raises no objection subject to conditions 
requiring further investigations.   

 
5.11  Gloucestershire Police:  make comments on the application in relation to the layout of 

the scheme (not a matter under consideration).  
 
5.12  SDC Environmental Health:  Raises no objection in relation to land contamination, 

and in relation to noise and disturbance have no objection subject to conditions.  
 
5. 13  Wessex Water:  no comments at the time of writing the report.  
 
5.14  English Heritage:  highlight the Conservation Area and the listed buildings in the area, 

and encourage appropriate building materials and design in relation to the 
Conservation Area.  

 
5.15  Gloucestershire Playing Fields Association :  Object to the development due to the 

proximity of the site to the playing field (including cricket use) and the effect on that 
use.  Page 30 of 128
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5.16  England and Wales Cricket Board:  object to the proximity of the site to the 

adjoining cricket pitch. No additional responses from ECB in relation to the further 
information.  

 
5.17  Sports England:  raise concerns to the application in relation to the potential impact 

from the cricket pitch and advised the LPA to have independent report 
commissioned. No additional response has been received in relation to the further 
information. 

 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
6.  REASONS FOR DECISION - ARTICLE 31  
 
THE PREVAILING LEGISLATIVE BACKGROUND  
 
6.1   Section 38(6) of the Planning Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

 
6.2 The Adopted Development Plan:  
 

In the case of the Stroud District, the relevant development plan consists of the 
adopted Stroud District Local Plan which was adopted in November 2005 
(SDLP2005) and sought to provide for a plan period up until June 2011. The policies 
in the adopted plan are subject to a Saving Direction (SD2008) issued on 13th 
October 2008 This direction sets out a list of policies which are still in force pending 
the adoption of new plan, and those which have now been deleted. These policies 
and the corresponding text and explanatory notes within the adopted plan form the  
Development Plan and are the starting point for any determination and must be 
afforded considerable weight in the decision making process according to their 
degree of consistency with the NPPF.  

 
6.3 The Emerging Plan:  

 
Given that the adopted Local Plan period has expired, the Council is in the process of 
producing a new plan, which in it latest form is known as the Stroud District Local 
Plan: Submission Draft. December 2013 or the Emerging Local Plan (ELP). This ELP 
sets out the Council overall strategy up until 2031 and has been submitted to the 
Secretary of State for Examination in Public (EIP). 
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THE EXAMINATION IN PUBLIC (EIP)  
 
6.4 Part 1 of the EIP was held between the 1st and 3rd of April 2014, with the topic 

headings under examination being, in order of consideration: 
 

- The Duty to Co-Operate; 
 
- Housing and Employment Requirements; 
 
- Sequential Flood Risk, Habitat Regulations Assessment, Development Strategy, 
Settlement Hierarchy and Strategic sites. 

 
6.5 These topic headings are the cornerstones of the Emerging Local Plan are informed 

by an evidence base which includes matters such as Gloucestershire First Local 
Enterprise Partnership (LEP), the Strategic Economic Plan, the Strategic Housing 
Market Assessment (SHMA), Objectively Assessed Need data, Strategic Flood Risk 
Assessment (SFRA) and the Habitat Regulations Assessment (HRA).  

 
6.6 In addition there were unresolved representations from a number of parties to the 

ELP. 
 
6.7 The EIP Inspector provided formal comments on Part 1 of the EIP (EIPIR) on the 2nd 

June 2014, which provided feedback on many of the above topics. 
 
6.8 The Full Council Meeting on the 9th December 2014 provided the Council's position 

with regards to the Objectively Assessed Need for housing and employment for the 
plan period (OAN data).  

 
This OAN data and the corresponding amendments to the ELP are due to be 
considered at the resumed EIP Part 1, which is scheduled to take place in mid May 
2015. Following conclusion of this, the robustness of the Council's overarching 
strategy will be ascertained.  

 
6.9 Whilst the ELP is at an evolving stage of its life and is the subject of an going EIP 

process, the ELP is a relevant material consideration and must be afforded due 
weight in the decision making process related to its progress towards formal adoption 
and the comments made by the EIP Inspector. 

 
THE NATIONAL PLANNING POLICY FRAMEWORK  
 
6.10 Whilst not the sole material consideration to be take into account as part of any 

decision making process, the National Planning Policy Framework (NPPF) is a key 
consideration and is a clear statement of Government Policy.  

 
6.11 The NPPF has a pro growth agenda seeking to positively promote sustainable  

development,   with role of sustainable development being defined in the NPPF at 
Paragraph 7 as the following; 

 Page 32 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 19 

Economic Role - contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
co-ordinating development requirements, including the provision of infrastructure;  
 
Social Role - supporting strong vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generation; and 
by creating a high quality built environment, with accessible local services that reflect 
the community's need and support its health, social and cultural well being; and  

 
Environmental Role - contributing to protecting and enhancing our natural, built and 
historic environment; and, as part of this, helping to improve biodiversity, use natural 
resources prudently, minimise waste and pollution, and mitigate and adapt to climate 
change including moving to a low carbon economy.  

 
6.12 The concept of sustainable development forms the golden thread within the National 

Planning Policy Framework and forms the basis of the presumption of sustainable 
development.  

 
6.13 Leading on from this presumption, the National Planning Policy Framework requires 

the consideration of a development with regards to sustainability in these wide 
ranging definitions.  

 
6.14 Paragraph 14, within the introduction, states that:  
 

"at the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through 
both plan-making and decision-taking.  

  
For plan-making  this means that: 
- local planning authorities should positively seek opportunities to meet the 
development needs of their area; 
- Local Plans should meet objectively assessed needs, with sufficient flexibility to 
adapt to rapid change, unless: 
 
any 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 
specific policies in this Framework indicate development should be restricted. 
 
For decision-taking  this means: 
 
- approving development proposals that accord with the development plan without 
delay; and 
- where the development plan is absent, silent or relevant policies are out of date, 
granting permission unless:  
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any 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 
 
specific policies in this Framework indicate development should be restricted.' [Para 
14 NPPF]" 
 
This is discussed in more detail in relation to the application below.  
 
 
PARISH PLANS  

 
6.15 Where there are prevailing Parish Plans in place, these are a consideration. Design 

Statements are supplementary planning advice and are material planning 
considerations. Neighbourhood Plans would form part of the Development Plan. The 
following are material in the consideration of this application:  

 
   Kingswood Village Design Statement (October 2014) 
   Kingswood Environmental Character Assessment (October 2014) 
 
THE RELATIONSHIP BETWEEN THE DEVELOPMENT PLAN AND T HE NPPF 
 
6.16 As already outlined at 2.1 above Section 38 of the Planning and Compulsory 

Purchase Act  2004 (PCP Act 2004) requires Local Planning Authorities to determine 
planning application in accordance with the development plan unless material 
considerations indicate otherwise. 

 
6.17 Section 38 clearly indicates that the starting point  for a decision maker is the 

development plan which in this case consists of the adopted Local Plan and the 
Emerging Plan (although this yet to be formally adopted and hence the weight 
applicable to it must be carefully gauged).  

 
6.18 The NPPF does not change this premise with paragraph 12 of the NPPF stating that: 
 

"This National Planning Policy Framework does not change the statutory status of the 
development plan as the starting point for decision making. Proposed development 
that accords with an up-to-date Local Plan should be approved, and proposed 
development that conflicts should be refused unless other material considerations 
indicate otherwise. It is highly desirable that local planning authorities should have an 
up-to-date plan in place." [para 12.NPPF.] 

 
6.19 The NPPF is a however a material consideration, for the purposes of Section 38 of 

the PCP Act 2004 and this is confirmed in both paragraphs 2 and 196 of the NPPF 
which reiterate the 'plan-led' approach as the starting point for a decision making.  

 
'Planning law requires that applications for planning permission must be determined 
in accordance with the development plan, unless material considerations indicate 
otherwise. The National Planning Policy Framework must be taken into account in 
the preparation of local and neighbourhood plans, and is a material consideration in Page 34 of 128
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planning decisions. Planning policies and decisions must reflect and where 
appropriate promote relevant EU obligations and statutory requirements.' [Para 
2.NPPF] 
 
"the planning system is plan-led. Planning law requires that applications for planning 
permission must be determined in accordance with the development plan, unless 
material considerations indicate otherwise. This Framework is a material 
consideration in planning decisions." [Para 196. NPPF.] 
 

6.20 Given these statements, one of the key considerations for any decision maker is to 
assess the status of the development plan and to judge whether such a plan, and the 
policies therein, can be considered up-to-date. 

 
6.21 It should be noted that the 'plan-led' approach advocated by paragraph 12 of the 

NPPF refers to the determinations of application in accordance with an up-to-date 
development plan. 

 
6.22 A development plan at the end of its plan period, or one to which there is outstanding 

objections, or one which has yet to be subject to rigorous examination by way of an 
EIP, may not be considered up-to-date and its weight in the decision making process 
reduced accordingly. 

 
6.23 In such instances Section 38 of the PCP Act 2004 would require the decision maker 

to have regard to other material considerations, such as the NPPF which as stated at 
6.18 is material consideration. 

 
6.24 As noted above, the development plan for the Stroud District is under-going a period 

of change, as the formally Adopted Local Plan is replaced by the Emerging Local 
Plan. This transition has yet to conclude and this is a significant factor and influence 
on the up-to-date status of the prevailing development plan for the Stroud District. 

 
RELEVANT PLANNING POLICY CONSIDERATIONS  
 
7 HOUSING PROVISION BACKGROUND:  
 
7.1 The consideration of an 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." 

 
7.2 There are no specific policies in the Framework which indicate that each particular 

application must be refused and therefore, the decision maker is required to assess 
the impacts of the development and whether these significantly and demonstrably  Page 35 of 128
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outweigh the benefits. The above sections have discussed the material 
considerations and highlighted the benefits and impacts of the proposed 
development. 

 
7.3 At the current time until the Emerging Local Plan is formally adopted and hence given 

full weight,   decision makers are required to have regard to the impact of the 
development as a whole and not solely on the proximity of a site to a settlement 
boundary and its conformity with relevant housing supply policies.  

 
7.4 In considering each application, it should be noted that the Council firmly asserts it 

can provide a 5 year land supply, based on the recent Objective Assessed Need 
(OAN) data for the Emerging Local Plan. Whilst the Framework requires the 
significant boost of housing, the Council can provide sufficient supply of housing 
within the plan led system. The emerging Local Plan is at an advanced stage and 
before the Inspector, and limited weight can be given to this plan. All of these factors 
are significant considerations in the assessment of these applications.  

 
7.5 It is only after the performance of the planning balance as required by paragraph 14 

of the NPPF that a decision on proposals for sustainable development should be 
made.  

 
7.6 The planning balance consists of weighing up the degree of policy compliance of 

proposals with regard to their impact on the various subject headings and material 
planning considerations listed below.  

 
PLANNING POLICY SUBJECT BACKGROUND  
 
7.7  The Adopted Local Plan:  

The Adopted Local Plan is set out in a series of chapters providing the framework for 
delivering the objectives over the plan period.  

 
7.8  The Emerging Local Plan:  

The Emerging Local Plan is based upon a number of key objectives for the plan 
period which identify the key aims and objectives. These are detailed as the Core 
Policies, which delivered through the plan through the Delivery Policies. The 
consideration of these applications the following Core Policies are applicable;   

 
CP1 Sustainable Development  
CP3 Settlement Hierarchy  
CP4 Place Making  
CP5 Environmental Development Principles  
CP6 Infrastructure and Developer Contributions  
CP7 Lifetime Communities 
CP8 New Housing Developments 
CP9 Affordable Housing  
CP13 Demand Management and Sustainable Travel Measures 
CP14 High Quality Sustainable Development  
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7.9  National Planning Policy Framework:  
The National Planning Policy Framework sets out the Governments core planning 
principles and a statement on achieving sustainable development. The document 
then provides guidance in a series of 13 chapters covering the range of planning 
considerations.   

 
8. RELEVANT LANDSCAPE POLICY BACKGROUND  
 
8.1  The Adopted Local Plan:  

The adopted plan seeks to protect and safeguard the rural character of the Cotswold 
Area of Outstanding Natural Beauty (AONB) via saved Policy NE8. This policy 
requires the decision maker to ensure that proposals are sympathetic in scale, siting 
and nature to the AONB and that important landscape features are retained. The 
policy also looks to safeguard the setting of the AONB. 

 
8.2 In addition to the protection of the statutory designated landscape, Local Plan Policies 

NE10, NE11 and NE12 highlight the need to protect landscape character, maintain 
rural housing and communities. Local Plan Policies NE4, NE5, NE6 and NE7 seek to 
preserve the habitat and natural features, and seek to protect and enhance the 
habitats of protected species and provide a framework for considering the impact on 
protected species. 

 
8.3  The Emerging Local Plan:  

The ELP continues the safeguarding approach to the AONB via Delivery Policy ES7 
which combines a requirement to consider the impact of proposals on the AONB as 
well as the various landscape characters identified across the District. Delivery Policy 
ES8 requires the consideration of the impact on the trees, hedgerows and woodlands.  

 
8.4   The NPPF:  

Within the core principles outlined at paragraph 17 of the NPPF, it recognises the 
intrinsic value and beauty of the countryside, whilst offering dedicated protection for 
the AONB at paragraph 115 within Chapter 11 (NPPF). 
 

9. RELEVANT ECOLOGY POLICY BACKGROUND  
 
9.1   The Adopted Local Plan:  

Within the adopted plan there are a suite of ecology based policies which seek to 
protect Key Wildlife Sites (KWS), protected species and identified wildlife corridors. 
These saved policies look to safeguard and promote habitats and bio-diversity and are 
contained within Policies NE3, NE4 and NE5. 

 
9.2  The Emerging Local Plan:  
  Again the ELP continues the ecological safeguarding approach via Delivery Policy 

ES6 which is an all encompassing policy catering for designated habitat areas and 
protected species in one policy. 
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9.3  The NPPF:  
Within chapter 11 of the NPPF, paragraph 118 states that in determining applications 
local planning authorities should seek to conserve and enhance biodiversity. It further 
states that where proposals are being considered which require appropriate 
assessment under the HRA regulations then the presumption in favour of development 
outline in paragraph 14 does not apply. 

 
10.  RELEVANT HYDROLOGY POLICY BACKGROUND  
 
10.1   The Adopted Local Plan  

The original Local Plan Policy GE4 which dealt with flooding consideration was 
deleted by SD2008 and hence the adopted Local Plan has no relevant applicable flood 
policy. Matters of flooding must therefore be considered with regard to the contents of 
the NPPF and accompanying Technical Guide. 

 
10.2 The Emerging Local Plan:  

Delivery Policy ES4 of the ELP requires that future development locations within the 
District are informed by the Strategic Flood Risk Assessments (SFRA 1 and 2) and 
that site specific proposals must demonstrate that they are safe, do not increase flood 
risk elsewhere and maximise opportunities to reduce flood risk.  The policy goes onto 
say that use should be made of sustainable urban drainage systems (SuDs) wherever 
possible and that enhancement of watercourses and their associated wildlife corridors 
achieved. 
  

10.3 The NPPF:  
Chapter 10 of the NPPF outlines the Government's position of the consideration of 
flood risk which is summarised primarily in paragraphs 100-104 which state that: 

 
11.  RELEVANT HERITAGE POLICY BACKGROUND  
 
11.1  The Adopted Local Plan:  

In terms of proposal affecting heritage assets (listed buildings, conservation areas and 
archaeology etc), the relevant saved policies are BE5, BE12 and BE14. These policies 
relate to proposals affecting the character and appearance of conservation areas, the 
setting of listed buildings and the potential archaeological remains. 

 
11.2  The Emerging Local Plan:  

This degree of heritage protection is continued in Delivery Policy ES10 of the ELP 
which again is an all encompassing heritage policy. 

 
11.3 The NPPF:  

Chapter 12 of the NPPF outlines the requirement to safeguard designated heritage 
assets whilst at the same time promoting a balancing approach between the degree of 
harm caused to an asset, the heritage significance of that asset and the benefits 
arising from the overall scheme. Paragraphs 128 and 132-134 refer. 

 
 
 Page 38 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 25 

12.  RELEVANT HIGHWAYS POLICY BACKGROUND  
 
12.1 The Adopted Local Plan:  

Saved Policy GE5 is the key policy reference within the adopted plan and seeks to 
ensure that development proposals are safe for all highway users and are not 
detrimental to highway safety. 

 
12.2  In addition saved policies TR1 and TR2 seek to ensure that proposals are well 

integrated to potential catchment areas and are accessible by wide and sustainable 
ranges of transport modes with relevant parking standards. 

 
12.3   The Emerging Local Plan:  

Delivery Policy ES3 seeks to protect highway safety whilst Delivery Policy EI12 looks 
to enhance the accessibility of sites and promotes the use of travel plans and relevant 
parking standards. 

 
12.4  The NPPF:  

In promoting sustainable transport modes and safeguard highway safety, Chapter 4 
sets out the Government approach with paragraph 32 stating: 

 
'All developments that generate significant amounts of movement should be supported 
by a Transport Statement or Transport Assessment. Plans and decisions should take 
account of whether: the opportunities for sustainable transport modes have been taken 
up depending on the nature and location of the site, to reduce the need for major 
transport infrastructure; safe and suitable access to the site can be achieved for all 
people; and improvements can be undertaken within transport network that cost 
effectively limit the significant impacts of the development. Development should only 
be prevented or refused on transport grounds where the residual cumulative impacts 
of development are severe.' [NPPF para 32] 

 
13. RELEVANT AMENITY POLICY BACKGROUND  
 
13.1 The Adopted Local Plan:  

Local Plan Policy GE1 seeks to ensure that development does not have an adverse 
impact on neighbouring properties in terms of a loss of light, privacy or an overbearing 
effect. Policy GE2 seeks to minimise environmental pollution following development. 
Policy GE7 considers existing levels of infrastructure, services and amenities. 

 
13.2 The Emerging Local Plan:  

ELP Delivery Policy ES3 seeks to ensure that development maintains quality of life in 
terms of noise, disturbance, light as well as being acceptable in terms of risk of 
flooding, pollution, highway safety and contamination. This is alongside Delivery Policy 
ES5 which seeks to control that developments consider the impact on air quality.  

 
13.3 The NPPF:  

Chapter 11 of the NPPF addresses the impact from development on land 
contamination, pollution and impact on amenity within Paragraphs 121 - 125.  
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14. RELEVANT AFFORDABLE HOUSING POLICY BACKGROUND;  
 
14.1 The Adopted Local Plan:  

Local Plan Policies HN4 and HN5 considers the provision of affordable housing and 
requires developments to provide 30% affordable housing unless it is proven that the 
development of the site achieves other planning objectives or that the development of 
the site is subject to abnormal associated costs. These policies also seek to ensure 
that provision is mixed within a proposed layout.  

 
14.2 The Emerging Local Plan:  

Core Policy CP9 Affordable Housing in the ELP seeks to secure affordable housing 
from developments with thresholds of 30% of developments of more than 4 dwellings.  

 
14.3 The NPPF:  

The delivery of affordable housing is a key part of the National Planning Policy 
Framework, with specific references in paragraph 50 which seeks to ensure that 
developments contribute to the objectives of creating mixed and balanced 
communities. 

 
15. RELEVANT DESIGN POLICY GUIDANCE:  
 
15.1 The Adopted Local Plan:  
 There are no saved polices in relation to design in the Adopted Local Plan.  
 
15.2 The Emerging Local Plan:  

The Delivery Policies of the ELP seek to ensure that development is sustainable and 
promotes good design, reference Policy ES1 Sustainable Construction and Energy 
Efficiency, ES12 Design of Place and Policy ES15 Outdoor Play Space. These 
Policies follow the lead given by the Core Policies.  

 
15.3 The NPPF:  

Chapter 7 contains the guidance of the promotion of good design within the planning 
system as a key part of sustainable development. The guidance seeks to ensure 
innovation and reduce design restrictions but also to ensure that development is high 
quality and locally reflective. The guidance also states that design principles are wider 
than the aesthetic of a proposal but include considerations of the space and the 
integration with the existing environment as well as balancing design against other 
planning considerations. Paragraphs 56, 57-65 provide the specific guidance.  

 
16. PLANNING CONSIDERATIONS   
 
16.1 The section above has provided the main planning framework for consideration of 

applications. In relation to this application, as the proposal is in outline with all matters 
reserved, the evaluation of this application will focus on the following key topics;  

 
1. Principle of development,  
2. Landscape and visual impact,  
3. Highway Safety and position of the proposed site access,  Page 40 of 128
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4. Water management and flooding  
5. Ecological impact and mitigations,  
6. Impact on amenity and neighbouring properties, and  
7. Heritage Impact.   

 
17. PRINCIPLE OF DEVELOPMENT  
 
17.1 The consideration of the principle of development has to take account that the site is 

located outside of the settlement boundary for Kingswood and does not form an 
allocation within the adopted Local Plan nor the Emerging Local Plan.  

 
17.2 However such a location is not a reason to refuse permission in its own right due to 

the policy situation the Council is currently in. 
 
17.3  As outlined above consideration of the application will need to evaluate the harm and 

benefits associated with these key issues which can then be addressed in the planning 
balance at the end of this report. In coming to a recommendation, the decision maker 
will need to balance the need for the development and the benefits associated and 
whether these outweigh the harm that may be attributed to the development. 

 
18. LANDSCAPE IMPACT  
 
18.1 The site does not fall within a designated landscape and can be seen largely in context 

of an urban settlement and the backdrop of Chestnut Park. Indeed the surrounding 
recreational uses of the site provide a setting which suggests the site as part of the 
settlement rather than intrinsic part of the open countryside, this is supported further 
by the built form on a number of the development boundaries.  

 
18.2 Whilst the development would be visible from public vantage points, including a 

number of public footpaths, the visibility of development does not result in 
unacceptable harm. The context of the site and its surroundings mean that the 
development would be seen as an extension to the existing built form and not intrusion 
into the countryside. The use of suitable planning conditions would also sufficient 
control the layout and landscaping details which would come forward as part of a 
detailed reserved matter submission.  

 
18.3 As noted above, the site is outside of a landscape designation although the Cotswold 

Escarpment forms part of the Cotswold Area of Outstanding Natural Beauty (AONB). 
This is some distance away (in excess of 1km) from the site but the decision maker is 
required to have regard to the potential impact on the special qualities of the AONB. In 
this case, there would be little impact on the views out of the AONB given that the site 
would be seen as part of the landscape context of the built up area of Kingswood. In 
terms of the views of the AONB from the site, there is less weight given to this issue, 
and indeed it is largely contained to the views from footpaths which provide a view of 
the escarpment with a fore view of built form - whilst the proposed development may 
bring the built form forward in view, it is not a significantly different view.  

 

Page 41 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 28 

18.4 Overall, it can be considered that there is a level of impact associated with the 
development but this is localised and would not significantly and demonstrably result in 
a harm that indicates that the development should be refused on landscape harm.  

 
19. HIGHWAY IMPACT  
 
19.1 Paragraph 32 of the NPPF places the test of ensuring that a development does not 

have a severe  impact on highway safety. This is an important point as it infers that a 
level of impact is acceptable providing that the resultant impact is not severe. It must 
also be noted that the impact on the highway is directly related to the proposed 
development and not pre-existing concerns or issues.  

 
19.2 In considering the impact of the development on the highway network, Gloucestershire 

County Council as Local Highway Authority (LHA) has been consulted. The LHA has 
assessed the existing transport conditions, the safety of the proposed access, parking 
provision, pedestrian safety, and the traffic generation associated with the 
development.  

 
19.3 The conclusion of the LHA is that the scheme would not have a severe impact on the 

local highway network, and it has been demonstrated that the site access can accords 
with the required design standards and is acceptable in highway terms, subject to 
conditions.  

 
19.4 Moreover, the view of the LHA and having regard for paragraph 32 of the NPPF, is 

that the development would not result in a severe impact on highway safety, and that 
subject to a number of conditions, would not object to the development. Whilst it is for 
the LPA to reach the final conclusion, the position of the LHA is a fundamental 
consideration for whether there is a severe impact on the highway and ultimately 
whether any harm identified could be substantiated in any appeal. 

 
19.5 Whilst there will be some effect on the surrounding road network and highway users, 

regard has to be given to the level of harm and whether this harm is significant and 
results in a severe impact, as detailed by the Framework. The level of harm associated 
to the highway network and users has been identified but it is not considered to be 
significant or severe and therefore there is no demonstrable evidence to substantiate a 
refusal on these grounds.   

 
20. FLOODING & WATER MANAGEMENT  
 
20.1 The site falls within Flood Zone 1 and accordingly is at the lowest risk of flooding. The 

application is in outline with all matters reserved.  
 
20.2  This is an outline planning application whereby the detailed drainage solution cannot 

be completed until a later point when the finite number of dwellings/hard surfacing 
areas are known. The consideration of an outline application needs to be satisfied that 
a drainage solution exists to manage the flow of surface water to the equivalent of the 
Greenfield run off plus 30% for climate change (as required by the Environment 
Agency and the National Planning Policy Framework).  Page 42 of 128
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20.3 Representations have been made with regards to the details of the drainage scheme 

and the potential for surface water flooding. These have been considered. The SDC 
Water Resources Engineer has considered the submission, including the revised 
information provided, and is satisfied that the scheme can provide a suitable drainage 
solution which does not result in an increased risk of flooding.  

 
20.4 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 scheme is acceptable in water management terms and 
results in no harm that cannot be mitigated during a detailed design phase.  

 
20.5 There is no identified flooding risk associated to this development.  
 
21. ECOLOGICAL  IMPACT  
 
21.1 Significant consideration has been given to the impact of the development on the 

habitat of protected species, most notably, although not limited to, Great Crested 
Newts (GCN's). The presence of these species has been identified in previous 
adjoining phases of development at Chestnut Park and mitigation provided for those 
phases of development.  

 
21.2 The application has demonstrated that the scheme will not have an unacceptable 

impact on the habitats of other protected species and the main consideration relates to 
the impact on GCN habitat.  

 
21.3 The consideration of this planning application must consider whether favourable 

conservation status of the GCN habitat can be maintained. This has to be considered 
within the specifics of the application as submitted. The agents have provided a series 
of revised plans which show a level of GCN habitat mitigation throughout the site. The 
decision maker must have regard to the proposed development which is an outline 
application with all matters reserved for future consideration. Therefore the final layout 
of the site and indeed any final landscaping or ecological areas are not yet known at 
this point. The obligations on the decision maker at this point is to have regard to 
whether there is the potential for an acceptable mitigation package to be provided 
within the application site.  

 
21.4 Whilst further information has been submitted in relation to ecological mitigation, in 

conjunction with EPR as SDC retained ecologists, it is considered that the 
development site is capable of providing an acceptable level of mitigation. This will 
need to be informed by the layout of the site and its interface with the surrounding 
habitats. Therefore, a decision maker can be satisfied that the impact can be mitigated 
within the development site. The final details would be informed at a later point (that of 
reserved matters submission) and accordingly it is a matter than can be controlled by 
planning condition and should not warrant refusal of planning permission.  
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21.5 The decision maker is also required to have regard to the mitigation measures meeting 
the tests that would be applied by Natural England in the consideration of the licence 
required to work within a protected species habitat (EPS licence). The decision maker 
has to have regard to the tests but is not required to determine whether these are met 
as this is controlled by other legislation outside of the planning regime. In considering 
that there will be an acceptable level of mitigation within the development site, the 
decision maker is applying this consideration and can conclude that there is no reason 
to consider that the EPS tests would definitely not be met. Whilst representations have 
questioned whether the site would gain an EPS licence, the decision maker has to 
have regard to the submission before them and determine whether it can only be 
concluded that there will be an impact which cannot be mitigated in any way. Given 
the application before the LPA does not consider the detailed layout, this is not the 
case.  

 
21.6 Overall, given that the application is in outline with all matters reserved, the LPA can 

be satisfied that there is a satisfactory mitigation package within the development site. 
The details of the mitigation will be informed by the detail layout, and accordingly as 
advised in the NPPG, the LPA can impose a condition to require this information to be 
submitted.  

 
21.7 The condition will proposed require the details of the mitigation to be informed by the 

detailed reserved matters submission and documented. This will require the details of 
management and maintenance of such areas in perpetuity.  

 
21.8 To conclude, the ecological habitat has been given significant consideration and 

regard has been had to the level of development and the potential impact. Whilst the 
representations are noted, the matter of ecology can be addressed through suitable 
planning conditions and would not result in an impact that could be defended in the 
event of an appeal.  

 
22. AMENITY  
 
22.1 The application relates to an outline planning permission with all matters reserved for 

future consideration. The impact of the development on the amenities of neighbouring 
properties in terms of a loss of light, privacy or an overbearing effect can be 
considered to be acceptable. There is sufficient size within the site to ensure that a 
future layout of the site would be in accordance with the Residential Design Guide and 
be capable of providing sufficient distances between plots and existing dwellings.  

 
22.2 The proximity of the site to adjoining leisure uses is considered in more detail below 

but in terms of noise and disturbance, the relationship of the proposed site to the 
existing facilities does not pose a significant risk of disturbance that would significant 
result in an unacceptable impact.  

 
22.3 Subject to planning conditions, the proposed development will not have a detrimental 

impact as a result during construction phases.  
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22.4 The impact of the development in terms of impact on amenity is considered to be 
acceptable and can be adequately addressed by planning conditions.  

 
23. HERITAGE IMPACT  
 
23.1 The site does not have any listed buildings present on site nor is the site within the 

Conservation Area. There are heritage assets within the wider area but the site would 
not have a significant impact on the setting of these listed buildings.  

 
23.2 With reference to the potential for archaeology, the application site is within an area of 

known archaeological sensitivity, since it is located immediately south of an area of 
previous development at Chestnut Park where investigations have confirmed the 
presence of an extensive area of Roman occupation.  County Archaeology have been 
consulted and comment that the precise date and character of the Roman activity is 
awaiting completion of a report, but it seems likely that an area of settlement 
associated with some form of industrial activity is represented. 

 
23.3 The archaeological potential of the current application site has been investigated by 

means of a desk-based assessment (RSK, report dated March 2014) and a field 
evaluation (Oxford Archaeology), report dated August 2014, incorporating the results 
of a geophysical survey undertaken by Stratascan). 

 
23.4 It is clear from the results of the evaluation that the archaeological deposits are not of 

the first order of preservation, since they have undergone erosion from medieval and 
later ploughing with the result that all surfaces associated with the remains have been 
destroyed.  

 
23.5 The County Archaeologist concludes that the archaeological remains are not of the 

highest significance, so meriting preservation in situ. Nevertheless, the Roman 
remains within the application site are of some interest, since they have the potential 
to amplify our understanding of the settlement investigated in the adjoining area. 

 
23.6 Therefore there is no objection in principle to the proposed development, with the 

proviso that an appropriate programme of archaeological excavation and recording 
should be undertaken in advance of the development proceeding. 

 
23.7 Accordingly, the proposed development will not have a detrimental impact on any 

designated or non designated heritage assets.  
 
24. AFFORDABLE HOUSING  
 
24.1 In terms of affordable housing, the relevant affordable housing Policy HN4 of the 

adopted Local Plan and CP9 of Emerging Local Plan 2014, seeks 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 specific numbers and location of the affordable housing have not 
been provided as this is an application for outline permission with all matters reserved.  
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24.2 The provision of affordable housing is a benefit of the proposed development has 
should be considered as material to the application, and afforded weight accordingly.  

 
25. OTHER PLANNING ISSUES  
 
25.1 As noted above, the site is adjacent to the village sports ground which hosts a number 

of recreation facilities including the village hall and the cricket club. The cricket pitch is 
located on the western edge of the site, separated by an approximately 4m wide ditch 
to the application site.  

 
25.2 A significant number of representations have been made in relation to the proximity of 

the proposed development site to cricket club in relation to the potential impact on 
future occupiers from cricket balls and ultimately the operation of the cricket club. 

 
25.3 The LPA has sought advice from Labosports (an independent consultancy specialising 

in the analysis of cricket ball travel speeds and distances) with regards to the level of 
impact and the potential mitigation. There have been several reports addressing the 
proximity of the pitch, using the 2014 pitch and the relationship not simply to the 
ownership boundary but to the proposed development site and the area of risk. As 
identified above, the drainage ditch of approximately 4m provides the boundary to both 
sites.  

 
25.4 England and Wales Cricket Board (ECB) provide guidelines on pitch sizes and this 

gives a minimum distance of 45.72m. The figure is not to be taken as a measure of 
safety but is largely related to the operation of cricket pitches. When taking account of 
the ditch to the area at risk within the development, the distance from the closest 
stump position is in excess of 47m (above the level within ECB guidelines). 

 
25.5  The Labosports report advises that there is a risk of some balls entering the 

development site at this range and that there needs to be a level of mitigation 
provided. The report makes reference to a 12m high fence but this is predicated on 
development being located immediately on the boundary. The agents have indicated a 
length of protective fencing within the development site of 8m high.  

 
25.6 As highlighted elsewhere in this report, the application is an outline application with all 

matters reserved for future consideration, therefore at this stage the layout of the site 
is not for consideration. Similarly, the decision maker has to have regard to the ability 
of the development to provide mitigation, in this case it accepted that a level of 
mitigation is required and with the final degree of mitigation being dependant on the 
proximity of development and the proportionate height of protective fencing.  

 
25.7 As with the ecological mitigation, the decision maker has to consider whether there is 

a reasonable prospect of the mitigation being provided within the development site. 
The relationship of the layout and proximity to the cricket pitch has a direct correlation 
to the height of any mitigation. Accordingly the decision maker can be assured at this 
outline stage that the potential impact can be mitigated within the development site 
with the specification to be provided at the detailed design stage. This will need to 
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include details of the long term management and maintenance of any mitigation 
measures.  

 
25.8 Having considered that the potential impact can be mitigated, the decision maker has 

to have regard to the acceptability of any mitigation. The indicative location of the 
fencing is shown on the development site and any scheme resultant from a condition 
would need to be deliverable and on land within the applicants control. The location on 
the development site would achieve this aspect and the responsibilities and 
management of any fencing can be provided.  

 
25.9 The visual impact of any net is an important consideration. The range of net is likely to 

be within 8-12m (as noted above, dependant on the relationship of proposed 
dwellings) and would be seen against the back drop of built form. Such nets at this 
height are not unusual in locations adjacent to sports facilities and subject to 
specifications would not be unacceptable.  

 
25.10 On balance, the application has demonstrated the relationship to the surrounding built 

form and facilities and has highlighted that suitable mitigation can be delivered within 
the development site. The decision maker can be satisfied that this can be controlled 
by specifically worded planning conditions. Therefore there is not a demonstrable 
reason to refuse planning permission on this basis.  

 
26. OBLIGATIONS   
 
26.1 The proposal, in conjunction with the responses of consultees and consideration of the 

CIL tests in seeking contributions, makes provision for the following;  
 

- 30% affordable housing 
- Off site recreation contribution approximately £64,723 
- On site Local Area of Play (LAP) 
- Library contributions £11,564 pro rata 

 
26.2 Representations have been made in relation to the lack of education contributions and 

the impact on primary schools. This has been considered and consultation has been 
undertaken with Gloucestershire County Council as the Local Education Authority 
(LEA). The CIL Test makes requirements for contributions only to be sought to directly 
mitigate an impact. The LEA has advised that there will be sufficient capacity within 
the local education system to accommodate the development, and accordingly no 
contribution is required. To seek such a contribution would not comply with the tests of 
CIL.  

 
27. SUMMARY OF IMPACTS   
 
27.1 The consideration of the application has identified a number of benefits to the scheme 

as well as resultant impacts. The consideration of impact must be that of the significant 
and demonstrable impacts.  

 

Page 47 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 34 

Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  

 
27.2 HARM  

- level of potential impact on amenity due to the interrelationship of the cricket pitch 
and the proposed development.  
- potential impact on ecological habitat  

 
27.3 BENEFITS  

-  Provision of additional housing,  
-  Affordable housing at 30% 
-  Employment during construction phase 
- Economic uplift arising from new resident population 
- Open space on site 
- Off site recreation contributions towards adult/youth provision  

 
28. PLANNING BALANCE  
 
28.1 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. " 

 
28.2 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.  

 
28.3 In considering the application, it should be noted that the Council asserts it can provide 

a 5 year land supply, based on the recent Objective Assessed Need (OAN) data for 
the Emerging Local Plan. Whilst the Framework requires the significant boost of 
housing, the Council asserts that it can provide sufficient supply of housing within the 
plan led system. The emerging Local Plan, whilst limited weight can be given to this 
plan, is at an advanced stage and before the Inspector. All of these factors are 
considerations in the assessment of this application.  

 
28.4 It is acknowledged that the scheme would bring forward a level of benefits associated 

with additional housing, affordable housing and jobs/economic growth allied with the 
construction and occupation of the houses. However, as noted above, the Council has 
a land supply and an advanced emerging Local Plan which would deliver the same 
benefits through a plan led system. However, given the weight afforded to the 
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Emerging Local Plan including projected housing figures does not result that this 
application should be refused in principle.  

 
28.5 The development of the site has a number of associated impacts, namely the 

ecological impact and the relationship to the cricket club and the potential impact on 
future occupiers. In considering the impacts, the decision maker must have regard to 
whether these issues can be addressed by the use of planning conditions. This has 
been discussed at length above on the specific topic areas and concluded that these 
impacts can be satisfactorily addressed in a detailed design phase or controlled by 
conditions so accordingly could not be considered as significant and demonstrable 
impacts, as detailed in Para 14. 

 
28.6 The consideration of the balance of planning merits of the scheme can conclude by 

identifying that whilst the development would have a level of impact that these impacts 
can be satisfactorily addressed by conditions.  

 
28.7 The requirements of Para 14 is a pro-development agenda and directs that the 

development should be approved unless the benefits of the scheme are not 
significantly and demonstrably outweighed by the harm identified.  It has been 
considered that the harm does not outweigh the provision of housing as a sustainable 
form of development and accordingly, the proposal complies with Para 14 of the 
National Planning Policy Framework.  

 
28.8 In considering the development which is proposed, regard has been had to the 

Kingswood Village Design Statement (October 2014) and the Kingswood 
Environmental Character Assessment (October 2014). In considering the planning 
balance of the impact of the development against the associated benefits, as required 
by the prevailing policy position, these documents and the guidance provided within do 
not warrant a refusal of planning permission. 

 
29. RECOMMENDATION  
 
29.1 It is recommended that Members resolve to grant conditional permission subject to the 

completion of a Section 106 agreement to secure the planning obligations.  
 
30.  SI 2274 STATEMENT 
 
30.1 The applicant has been involved throughout the consideration of the application and 

revised information provided in support of the scheme.   
 
31. HUMAN RIGHTS 
 
31.1 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. 
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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: 02 
Application No.  
Site No. 

S.14/1928/FUL 
PP-03597277 

Site Address  Land At, Chestnut Park, Kingswood, Gloucestershire 
 

Town/Parish  Kingswood Parish Council 
 

Grid Reference  374469,191823 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Formation of vehicular access to serve proposed residential development 
 

  
   

 
 
 

  
Applicant’s 
Details 

Crest Nicholson (South West) Ltd 
C/O First Floor South Wing, Equinox North Great Park Road, 
Almondsbury, Bristol, BS32 4QL 
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Agent’s Details  Mr Daniel Weaver 
First Floor South Wing, Equinox North Great Park Road, Almondsbury, 
Bristol, BS32 4QL 
 

Case Officer  Laura Humphries 
 

Application 
Validated 

20.08.2014 

 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. No development shall take place, including any works of 

demolition, until a Construction Method Statement for all phases of 
the development has been submitted to, and approved in writing 
by, the Local Planning Authority. The approved Statement shall be 
adhered to throughout the phases and 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. measures to ensure access to existing dwellings is maintained.  
 

 Reason:  
 To reduce the potential impact on the public highway in 

accordance with Policy GE5 of the Local Plan and the NPPF. 
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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 
appropriate bond) with the County Council before commencing 
those works. 

 
 CONSULTEES  
Comments  
Received  

Development Coordination Revised Details (E) 
Mr David Lesser 
 

Not Yet 
Received  

Parish / Town 
 

 CONTRIBUTORS  
Letters of 
Objection  

 
I Morgan-Giles, 10 Chestnut Park, Kingswood  
Mr L Turnbull, 33 Chestnut Park, Kingswood  
C Ball, 14 Chestnut Park, Kingswood  
S-A Barnes, 14 Charfield Rd, Kingswood  
Mr A Cook, 7A Hillesley Road, Kingswood  
A Louch, 33 Rockside Ave,   
C Heeley, 34 Chestnut Park, Kingswood  
Mrs S Green, Little Zoar Cottage, The Chipping  
B Edwards, Charminster Rd,   
M T Edwards, 25 Charminster Road,   
Ms Osborne, 13 Coronation Rd,   
I Green, 25 Tyndale View, Kingswood  
S Green, 25 Tyndale View, Kingswood  
B Green, 27 Chestnut Park, Kingswood  
L Willcox, 7,Wickwar Road,, Kingswood  
Mr R M Edwards, 25 Charminster Road, Fishponds  
G Adams, 18 Somerset Close, Kingswood  
S Smidesang, 18 Somerset Close, Kingswood  
V Adams, 18 Somerset Close, Kingswood  
G Bird, 14 Tyndale View, Kingswood  
G Bird, 14 Tyndale View, Kingswood, Wotton Under Edge,   
N Carter, 10 Bevington Court,   
C Dann, Hillesley Road,   
R Jarvis, 23 Chestnut Park Kingswood, Wotton Under Edge,   
G Hatton, Nampara, Old Rectory Road  
J Kershaw, 30, Chestnut Park  
A King, 15 Hillesley Road,   
J Wood, 31 Chestnut Park, Kings Wood  
G Adams, 18 Somerset Close, Kingswood  
Mr & Mrs T Turnbull, C/o 33 Chestnut Park, Kingswood  
Mrs S Blackham, 2 Charfield Road, Kingswood  Page 53 of 128
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Mr M Wilding, 2 Laxton Drive, Kingswood  
Mr D Rothwell,  Kingswood House, Wotton Road    
Mrs A Webb, Cobweb Cottage, 65 Walk Mill Lane  
J Turnbull, 33 Chestnut Park, Kingswood  
G Adams, 18 Somerset Close, Kingswood  
G Willcox, 7,Wickwar Road,, Kingswood  
Professor P Broadfoot CBE, Amercombe, Kingswood, Glos,   
N Willcox, 7 Wickwar Road, Kingswood  
PHammond    
B Howgego, 9 Wickwar Road, Kingswood  
V Bird, 14 Tyndale View, Kingswood  
P Harty, 9 High Street, Kingswood  
N Adams, 9 Charfield Road, Kingswood  
WJ Howgego, Shenstone House, 9, Wickwar Road  
Mrs N Mors, 6 Charfield Road, Kingswood  
L Heeley, 34 Chestnut Park, Kingswood  
A Cavill, 28 Chestnut Park, Kingswood  
S Eggins,   
D Pacini, 1 Golden Lane, Kingswood  
N McKay, 32 Bramley Close, Kingswood  
LGW Vea, Kingswood, Wotton-under-Edge  
Mrs Sheridan Formoso, 14 Holmes Hill Road, St. George  
Mr &Mrs. L.C. Evans, 17 Chestnut Park, Kingswood  
J& G Ashly, 10 Abbey Street, Kingswood  
C Dunn, 3 Weavers Close, Kingswood  
P Booth, 22 Bramley Close, Kingswood  
K & P Skuse, 3 The Chipping, High Street  
J.M. Amesbury, 12 Golden Lane, Kingswood  
B& H. Rothnie, 5 Orchard Walk, Kingswood  
R Blackwell, 5 Vineyard Lane, Kingswood  
Anonymous, Wickwar Road, Kingswood  
V & L Stallone-Barnes, 11 Chestnut Park, Kingswood  
W Holmes, 5 Abbey Street, Kingswood  
M Blackham, 2 Charfield Road, Kingswood  
A Guy, 41 Chestnut Park, Kingswood  
T Phillips, 18 Chestnut Park, Kingswood  
Mr And  Mrs Alan Crocker, 2 Windsor Road, Barnstaple  
A Hooper, Professor Alan Hooper, Vice Chairman KKaV  
B Howgego, 9 Wickwar Road, Kingswood  
N Crocker, 45 Chestnut Park,, Kingswood  
Professor G K Wilcock, 8 High St, Kingswood  
H Dann, 7 Hillesley Road, Kingswood  
R Waller, High Street, Portishead  
J Astwood, 35 Orchard Walk, Kingswood  
E Gardiner, 24 Over Drive,   
Mrs A E Dann, C/o Heron Cottage,   
S Tapner, Hillesley Road,   
M Cavill, 28 Chestnut Park, Kingswood  Page 54 of 128
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Mrs M Edwards, Fishponds,   
R Pacini, 7 High Street, Kingswood  
N Croker, 45 Chestnut Park, Kingswood  
N Crocker, 45 Chestnut Park,   
L Willcox, 7, Wickwar Road, Kingswood  
A Dann, 7 Hillesley Rd,   
Mr Mors, 6 Charfield Road, Kingswood  
P Rumley, Chipping House, 8 The Chipping  
S Case   
Mr M Tapner, Hillesley Rod, Kingswood  
C Goodenough,   
S Green, 1 The Chipping, Kingswood  
D Osborne, 13 Coronation Rd,   
Miss Edwards, The Cottage,   
J McDonald, Laycombe House , Coombe  
J Green, 27 Chestnut Park, Kingswood, Wotton-Under-Edge   
B Green, 27 Chestnut Park, Kingswood  
Dr Cindy Levy, 32 Chestnut Park, Kingswood,   
M Tapner, Hillesley Road,   
Mr A Dann, 7 Hillesley Road, Kingswood  
S Wood   
S White, 24 Chestnut Park, Kingswood  
Mrs S Pallister, 8, Bramley Close,, Kingswood,  
Dr A Redmond,    
Mr S Wood, 7 Wotton Road, Kingswood  
Mr G C Watson, Tyndale House, 2, High Street   
H Hinks, 1 Golden Lane, Kingswood  
I T Pratt, 17 Bramley Close, Kingswood   
Mrs C Purdy, Ottens Cottage, Bruton Lane  
K.R.S & J.M Geary, High Street,, Kingswood,  
Mr P Booth   
Mrs S Savage   
D Osborne, 13 Coronation Road,   
Mrs Osborne, 13 Coronation Rd,   
A Guy, 41 Chestnut Park, Kingswood  
L Turnbull, 33 Chestnut Park, Kingswood  
Professor P Broadfoot CBE, Amercombe, Kingswood, Glos,   
N Willcox, 7 Wickwar Road, Kingswood  
Mr M Spencer, 28A Hillesley Road, Kingswood  
B Dann, 7 Hillesley Road, Kingswood  
A Guy, 41 Chestnut Park, Kingswood  
E A Hooper, 5 Wickwar Road, Kingswood  
G Brown, Newlands, 1 Wickwar Road  
R McCarthy, 10 Wotton Road, Kingswood,   
R Coombes, 18 Chesnut Park, Kingswood  
C Vickers, 7 Somerset Close, Kingswood  
P Harty, 9 High Street, Kingswood  
Mr & Mrs J. Passmore, 3 Old Rectory Road, Kingswood  Page 55 of 128
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Mrs Johnson, 26 Tyndale View, Kingswood  
Mrs L J Henshaw, Ridgeway, Wickwar Road  
R Coombes, 18 Chestnut Park, Kingswood  
L Cole, 26A Wickwar Road, Kingswood  
Professor A Hooper, 5 Wickwar Road, Kingswood  
Mr G M Charles, 3 Wickwar Road, Kingswood  
R Cavill, 28 Chestnut Park, Kingswood  
B Smith, 39 Chestnut Park, Kingswood  
J Crocker, 45 Chestnut Park, Kingswood  
Mr M Sutton, 24 Chestnut Park, Kingswood  
L Jefferies, 29 Chestnut Park, Kingswood  
L Turnbull, 33 Chestnut Park, Kingswood  
L Wood, 31 Chestnut Park, Kingswood  
V & G Bateman, 25 Chestnut Park, Kingswood  
R Jarvis, 23 Chestnut Park, Kingswood  
Mrs A Baker, 21 Chestnut Park, Kingswood  
Occupier, 15 Chestnut Park, Kingswood  
N Aldridge, 5 Charfield Road, Kingswood  
V Adams, 18 Somerset Close, Kingswood  
S Smidesang, C/o 18 Somerset Close, Kingswood  
G Adams, 18 Somerset Close, Kingswood  
Mrs Hopkins, 14 Chestnut Road, Kingswood  
B Dann, 7 Hillesley Rd, Kingswood  
Mr T Cooke, 5 De Montfort Road , Merley , Wimborne., Dorset  
C Brown, Newlands, 1 Wickwar Road  
Dr J Pallister, 8, Bramley Close,, Kingswood,  
L Evans, 17 Chestnut Park, Kingswood,   
G Adams, 18 Somerset Close, Kingswood  
Dr D Rockey, Ambercombe, Kingswood  
A Webb, Cobweb Cottage, 65 Walk Mill Lane  
P Farrelly, 40 Bramley Close, Kingswood, Wotton Under Edge  
Mrs Tapner, Hillesley Road, Kingswood  
Mrs Galloway, Steen Farm,   
Mr D Green, 1 The Chipping , Kingswood Village  
S White, 24 Chestnut Park, Kingswood  
L White, 24 Chestnut Park, Kingswood  
Mr And Mrs Galloway, Steen Farm, Wickwar  
Mr G Furlong, Northload Street, Glastonbury  
J Carter, 5 Rennie Close, Bath  
J Turnbull, 33 Chestnut Park, Kingswood  
Dr J Pallister, 8, Bramley Close, Kingswood,  
P Farrelly, 40 Bramley Close, Kingswood, Wotton Under Edge  
John Green, 27 Chestnut Park, Kingswood, Wotton-Under-Edge,  
S Gardener, 7 Bramley Close,   
N Adams, 18 Somerset Close, Kingswood  
N Adams, 9 Charfield Road, Kingswood  
V Benson, 4 Orchard Walk, Kingswood  
T Furlong, 4 Manor Farm Mews,   Page 56 of 128
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P Wood, 7 Wotton Road, Kingswood  
T McCarthy, 10 Wotton Road, Kingswood  
J & T Iiles, Budleigh, Crow Meadow  
Dr Michele Redmond, ,   
P Harty, 9 High Street, Kingswood  
J Clarke, 20 Chestnut Park, Kingswood  
R Goldbin, 22 Chestnut Park, Kingswood  
M Spencer, 28A Hillesley Road , Kingswood  
Mr Hopkins, 14 Chestnut Park, Kingswood  
J Dove, 8 Abbey Street, Kingswood   
M Bouckley, 2 Somerset Close, Kingswood  
R Cavill, 28 Chestnut Park, Kingswood  
Z Cavill, 28 Chestnut Park, Kingswood  
Mrs P Cook, 7A Hillesley Road, Kingswood  
M Roberts, 3 Russet Court, Kingswood  
S Green, Little Zoar Cottage, 1 The Chipping  
C Haines, Orchard House, Merlih Haven  
B Thoms, Merrow Cottage, 13 Merlin Haven  
L Workman, 4 Crow Meadow, Kingswood   
A Isles, 1 Weavers Close, Kingswood  
O Alsott, 11 Charfield Road, Kingswood  
H Rachel, 9 Wickwar Road, Kingswood  
J Hutchings, 14 The Walk, Kingswood  
A Wheatley, 2 Bruton Lane, Kinswood  
Mrs J.M Cornish, 1 The Manse, High Street  
I  M Cornish, 1 The Manse, High Street  
Mrs R. V Hague, 3 Wotton Road, Kingswood  
Mr & Mrs G Lathbury, 15 Abeey Street, Kingswood  
Mr Terence J Flower, The Rectory, High Street  
A Jomain, Crown Cottage, High Street  
Mrs S Hunt, 4 Vineyard Lane, Kingswood  
S Spillant, 11 Somerset Close, Kingswood  
N Adams, 18 Somerset Close, Kingswood  
Mr L Elliott, 10 Somerset Close, Kingswood  
Mr T Henshaw OBE, Ridgeway, Wickwar Road  
Mr & Mrs R Rayfield, Oakveiw House, Wickwar Road  
Mr K Elliot, 10 Somerset Close, Kingswood  
Mrs G Hemming, 45 Walkmill Lane, Kingswood  
H Clark, The Elms, Sqaws Lake  
Mr P Elkington, The Elms, Sqaws Lake  
Mrs B A Godman, 14 Hillesley Road, Kingswood  
D Ross, 12 Tyndale View , Kingswood   
Occupier, 330 North Road, Yate  
S Secular, 12 Tyndale View, Kingswood  
J Ross, 12 Tyndale View, Kingswood  
J Murray, The Nook , The High Street  
R M Pearson-Rogers, 22 Walkmill Lane, Kingswood  
L Fendon, 51 Walnkmill Lane, Kingswood  Page 57 of 128
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Mrs J Dyer, 22 Hillesley Road, Kingswood  
Mr & Mrs Jenkins, 2 Wickwar Road, Kingswood  
Occupier, 21 Tyndale View, Kingswood  
C Turner, 9 The Walk, Kingswood  
Mrs S B Crewe, 5 The Walk, Kingswood  
Mrs Tapner, Hillesley Road, Kingswood  
M D Powell, 25 Wickwar Road, Kingswood  
L Palmer, 27 A Wickwar Road, Kingswood  
A Dacey, C/O 9 The Walk, Kingswood  
Mr C Carey, 29 Hillesley, Kingswood  
Mrs J Carey, 29 Hillesley, Kingswood  
Miss S Elliott, 39 Orchard Walk, Kingswood  
Mrs W Windlade, 12 Charfield Road, Kingswood  
Miss J Turton, 23 Spring Hill, Kingswood  
J Thompson, 23 Spring Hill, Kingswood  
Occupier, 6 Abbey Street, Kingswood  
Mrs V Abbott, 11 Charfield Road, Kingswood  
D A Smith, 4 The Walk, Kingswood  
Mr J Louch, 28 Beechgrove Road, Bristol  
D Pacini, 7 High Street, Kingswood  
R Alexander, 36 Bramley Close, Kingswood  
Mrs S Kirk, 11A Charfield Road, Kingswood  
C Wynn, 10 High Street, Kingswood  
G Brown, Newlands, 1 Wickwar Road  
B Dann, 7 Hillesley Road, Kingswood, Wotton-Under-Edge   
R Pollard, Ardett, Crow Meadow  
Mr K Reynoles, 7 Abbey Street, Kingswood  
S Jones, 3 Abbey Mews, Hillesley Road  
C Benton, 7 Weavers Close, Kingswood  
Occupier Of, 18 Wickwar Road, Kingswood  
A Liddell, 4 Russet Court, Kingswood  
C Turner, 9 The Walk, Kingswood,   
D Easthope, ,   
S Alexander, 34 Bramley Close, Kingswood  
T Phillips, 18 Chestnut Park, Kingswood  
Dr D Hatton, Nampara, , Old Rectory Road,   
A Hill, 8 Hillesley Road, Kingswood  
 

Letters of 
Support  

 
 

Letters of 
Comment  

                     
C.Simkiss 
Isobel Kelly, 5 The Chipping, Kingswood                                                                                
T Turnbull, 33 Chestnut Park, Kingswood                   
Kingswood Village Hall, Wickwar Road         
J Abel-Goldwin, 22 Chestnut Park, Kingswood                 
Mr Mors, 6 Charfield Rd, Kingswood                      
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 OFFICER’S REPORT  
 
1. SITE  
 
1.1 The application site consists of a parcel of land currently an existing vehicular access 

point and pathway as part of the Chestnut Park development.  
 
1.2 There is a centralised planted area with tarmac road providing access to number 33 

and 45 to the north and numbers 29 and 31 to the south. This area then leads to a 
timber five bar gate which leads to a path way link to the adjoining  phases of the 
Chestnut Park development.  

 
1.3  The site is outside of the Conservation Area, AONB and any other designated 

landscape area.  
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application seeks full planning permission for the formation of vehicular access to 

serve proposed residential development subject to standalone application 
S.14/1927/OUT.  

 
3. REVISED INFORMATION 
 
3.1 04/12/14 Stage 1 Road Safety & Mobility Audit + Designers Response (SC)  

22/12/14 Revised Site Location Plan  
22/12/14 Revised Stage 1 Road Safety & Mobility Audit + Designers Response 
13/01/15 Revised Proposed Road Alignment 
20/01/15 Revised Ecology Review (EPR)  

 
4. PLANNING HISTORY  
 
4.1  The most recent planning history relates to the planning permission S.11/1839/FUL for 

27 houses which was approved at the October 2012 DCC with permission issued on 
18.01.2012 

 
4.2 Planning permission S.07/1058/FUL was granted at the September 2007 DCC with 

permission issued on 19.12.2007 following completion of the legal agreement. This 
scheme gave permission for 41 dwellings on the largest part of the housing allocation, 
leaving the remaining part of the housing allocation now subject to this application. 

 
4.3 There are also records of more historic applications near the site; 
 
 S.1261/a (refused 1961) Residential development 
 S.9052 (refused 1972) Residential development 
 S.9052/c (refused 1981) Erection of 10 houses 
 S.9052/d (refused 1981) Residential development 
 S.14277 (refused 21.9.1983) Erection of 4 houses 
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 S.14277/a (refused 29.11.1983 and dismissed on appeal) Erection of 4 houses 
 S.14277/b (refused 3.5.1985) Erection of 1 house within farmyard 
 S.14277/c (permission 14.2.1986) Erection of 1 house within farmyard 
 S.14277/d (permission 5.12.1986) Erection of 1 house within farmyard.  
 
5. REVIEW OF CONSULTATION RESPONSES  
 
5.1 Public Representations:  Representations have been received in relation to both 

applications S.14/1927/OUT and S.14/1928/FUL commenting on the following issues;  
 

- Highway safety, parking, access and traffic,  
- Lack of footway to existing Chestnut Park,  
- Ecology and impact on GCN habitat, 
- Density and number of houses, 
- Deliverability of scheme, 
- Housing need and sustainability,  
- Outside settlement boundary, 
- Impact on AONB, 
- Impact on services and facilities in the area, 
- Impact on adjoining sports pitches, 
- Impact on cricket club and amenity of dwellings  
- Flood risk, drainage and sewage,  
- Lack of employment,  
- Other developments approved in area, 
- Light and air pollution, and  
- Impact on archaeology.  

 
5.2 Kingswood Parish Council:  object to the scheme in relation to both applications 

S.14/1927/OUT and S.14/1928/FUL on the following points; 
 

- Development is outside of settlement boundary,  
- Contrary to Local Plan and Emerging Local Plan,  
- High density for rural village,  
- Impact of density on provision of open space within scheme,  
- Lack of link to existing playing fields,  
- Proximity of dwellings to community hall and sports pitches and potential for 

detrimental impact on longevity of these community resources,  
- Impact on Kingswood Primary School,  
- Lack of sustainable development,  
- Major development and impact on wider AONB 
- Traffic generation  
- Impact on drainage and cumulative drainage impact,  
- Ecological impact, and  
- Housing need and land supply.  

 
5.3 SDC Water Resources Engineer:  raises no objections to the development.  
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5.4 Gloucestershire County Council as Local Highway  Authority (LHA):  have 
considered the application and have raised no objection subject to conditions.  

 
5.5  Gloucestershire Police:  make comments on the application in relation to the potential 

impact on parking associated with construction traffic.  
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
6.   REASONS FOR DECISION - ARTICLE 31  
 
THE PREVAILING LEGISLATIVE BACKGROUND  
 
6.1   Section 38(6) of the Planning Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

 
6.2 The Adopted Development Plan:  
 In the case of the Stroud District, the relevant development plan consists of the 

adopted Stroud District Local Plan which was adopted in November 2005 (SDLP2005) 
and sought to provide for a plan period up until June 2011. The policies in the adopted 
plan are subject to a Saving Direction (SD2008) issued on 13th October 2008 This 
direction sets out a list of policies which are still in force pending the adoption of new 
plan, and those which have now been deleted. These policies and the corresponding 
text and explanatory notes within the adopted plan form the  Development Plan and 
are the starting point for any determination and must be afforded considerable weight 
in the decision making process according to their degree of consistency with the 
NPPF.  

 
6.3 The Emerging Plan:  

Given that the adopted Local Plan period has expired, the Council is in the process of 
producing a new plan, which in it latest form is known as the Stroud District Local Plan: 
Submission Draft. December 2013 or the Emerging Local Plan (ELP). This ELP sets 
out the Council overall strategy up until 2031 and has been submitted to the Secretary 
of State for Examination in Public (EIP). 

 
THE EXAMINATION IN PUBLIC (EIP)  
 
6.4 Part 1 of the EIP was held between the 1st and 3rd of April 2014, with the topic 

headings under examination being, in order of consideration: 
- The Duty to Co-Operate; 
 
- Housing and Employment Requirements; 
 
- Sequential Flood Risk, Habitat Regulations Assessment, Development Strategy, 

Settlement Hierarchy and Strategic sites. 
 
6.5 These topic headings are the cornerstones of the Emerging Local Plan are informed 
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Enterprise Partnership (LEP), the Strategic Economic Plan, the Strategic Housing 
Market Assessment (SHMA), Objectively Assessed Need data, Strategic Flood Risk 
Assessment (SFRA) and the Habitat Regulations Assessment (HRA).  

 
6.6 In addition there were unresolved representations from a number of parties to the ELP. 
 
6.7 The EIP Inspector provided formal comments on Part 1 of the EIP (EIPIR) on the 2nd 

June 2014, which provided feedback on many of the above topics. 
 
6.8 The Full Council Meeting on the 9th December 2014 provided the Council's position 

with regards to the Objectively Assessed Need for housing and employment for the 
plan period 

 
6.9 The Full Council Meeting on the 9th December 2014 provided the Council's position 

with regards to the Objectively Assessed Need for housing and employment for the 
plan period (OAN data).  

 
6.10 This OAN data and the corresponding amendments to the ELP are due to be 

considered at the resumed EIP Part 1, which is scheduled to take place in mid May 
2015. Following conclusion of this, the robustness of the Council's overarching 
strategy will be ascertained..  

 
6.11 Whilst the ELP is at an evolving stage of its life and is the subject of an going EIP 

process, the ELP is a relevant material consideration and must be afforded due weight 
in the decision making process related to its progress towards formal adoption and the 
comments made by the EIP Inspector. 

 
THE NATIONAL PLANNING POLICY FRAMEWORK  
 
6.12 Whilst not the sole material consideration to be take into account as part of any 

decision making process, the National Planning Policy Framework (NPPF) is a key 
consideration and is a clear statement of Government Policy.  

 
6.13 The NPPF has a pro growth agenda seeking to positively promote sustainable 

development, with role of sustainable development being defined in the NPPF at 
Paragraph 7 as the following; 

 
Economic Role - contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
co-ordinating development requirements, including the provision of infrastructure;  

 
Social Role - supporting strong vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generation; and by 
creating a high quality built environment, with accessible local services that reflect the 
community's need and support its health, social and cultural well being; and  
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Environmental Role - contributing to protecting and enhancing our natural, built and 
historic environment; and, as part of this, helping to improve biodiversity, use natural 
resources prudently, minimise waste and pollution, and mitigate and adapt to climate 
change including moving to a low carbon economy.  

 
6.14 The concept of sustainable development forms the golden thread within the National 

Planning Policy Framework and forms the basis of the presumption of sustainable 
development.  

 
6.15 Leading on from this presumption, the National Planning Policy Framework requires 

the consideration of a development with regards to sustainability in these wide ranging 
definitions.  

 
6.16 Paragraph 14 within the introduction which states that:  
 

"at the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development , which should be seen as a golden thread running through 
both plan-making and decision-taking.  

  
For plan-making  this means that: 

 
- local planning authorities should positively seek opportunities to meet the 

development needs of their area; 
- Local Plans should meet objectively assessed needs, with sufficient flexibility to 

adapt to rapid change, unless: 
 

any 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 
specific policies in this Framework indicate development should be restricted. 

 
For decision-taking  this means: 
 
- approving development proposals that accord with the development plan 
without delay; and 
- where the development plan is absent, silent or relevant policies are out of 
date, granting permission unless:  
 
any 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 
 
specific policies in this Framework indicate development should be restricted.' [Para 14 
NPPF]" 
 
This is discussed in more detail in relation to the application below.  
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PARISH PLANS  
 
6.17 Where there are prevailing Parish Plans in place, these are a consideration. Design 

Statements are supplementary planning advice and are material planning 
considerations. Neighbourhood Plans would form part of the Development Plan. The 
following are material in the consideration of this application:  

 
 Kingswood Village Design Statement (October 2014) 
 Kingswood Environmental Character Assessment (October 2014) 
 
THE RELATIONSHIP BETWEEN THE DEVELOPMENT PLAN AND T HE NPPF 
 
6.18 As already outlined at 2.1 above Section 38 of the Planning and Compulsory Purchase 

Act 2004 (PCP Act 2004) requires Local Planning Authorities to determine planning 
application in accordance with the development plan unless material considerations 
indicate otherwise. 

 
6.19 Section 38 clearly indicates that the starting point  for a decision maker is the 

development plan which in this case consists of the adopted Local Plan and the 
Emerging Plan (although this yet to be formally adopted and hence the weight 
applicable to it must be carefully gauged).  

 
6.20 The NPPF does not change this premise with paragraph 12 of the NPPF stating that: 
 

'This National Planning Policy Framework does not change the statutory status of the 
development plan as the starting point for decision making. Proposed development 
that accords with an up-to-date Local Plan should be approved, and proposed 
development that conflicts should be refused unless other material considerations 
indicate otherwise. It is highly desirable that local planning authorities should have an 
up-to-date plan in place.' [ Para 12.NPPF.] 

 
6.21 The NPPF is a however a material consideration, for the purposes of Section 38 of the 

PCP Act 2004 and this is confirmed in both paragraphs 2 and 196 of the NPPF which 
reiterate the 'plan-led' approach as the starting point  for a decision making.  

 
'Planning law requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise. The National Planning Policy Framework must be taken into account in the 
preparation of local and neighbourhood plans, and is a material consideration in 
planning decisions. Planning policies and decisions must reflect and where 
appropriate promote relevant EU obligations and statutory requirements.' [Para 
2.NPPF] 

 
'the planning system is plan-led. Planning law requires that applications for planning 
permission must be determined in accordance with the development plan, unless 
material considerations indicate otherwise. This Framework is a material consideration 
in planning decisions.' [Para 196. NPPF.] 
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6.22 Given these statements, one of the key considerations for any decision maker is to 
assess the status of the development plan and to judge whether such a plan, and the 
policies therein, can be considered up-to-date. 

 
6.23 It should be noted that the 'plan-led' approach advocated by paragraph 12 of the 

NPPF refers to the determinations of application in accordance with an up-to-date  
development plan. 

 
6.24 A development plan at the end of its plan period, or one to which there is outstanding 

objections, or one which has yet to be subject to rigorous examination by way of an 
EIP, may not be considered up-to-date and its weight in the decision making process 
reduced accordingly. 

 
6.25 In such instances Section 38 of the PCP Act 2004 would require the decision maker to 

have regard to other material considerations, such as the NPPF which as stated at 9.4 
is material consideration. 

 
6.26 As noted above, the development plan for the Stroud District is under-going a period of 

change, as the formally Adopted Local Plan is replaced by the Emerging Local Plan. 
This transition has yet to conclude and this is a significant factor and influence on the 
up-to-date status of the prevailing development plan for the Stroud District. 

 
7. PLANNING POLICY SUBJECT BACKGROUND  
 
7.1 The Adopted Local Plan:  

The Adopted Local Plan is set out in a series of chapters providing the framework for 
delivering the objectives over the plan period.  

 
7.2 The Emerging Local Plan:  

The Emerging Local Plan is based upon a number of key objectives for the plan period 
which identify the key aims and objectives. These are detailed as the Core Policies, 
which delivered through the plan through the Delivery Policies. The consideration of 
these applications the following Core Policies are applicable;   

 
CP1 Sustainable Development  
CP5 Environmental Development Principles  
CP14 High Quality Sustainable Development  

 
7.3 [National Planning Policy Framework:  

The National Planning Policy Framework sets out the Governments core planning 
principles and a statement on achieving sustainable development. The document then 
provides guidance in a series of 13 chapters covering the range of planning 
considerations.   
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8. RELEVANT LANDSCAPE POLICY BACKGROUND  
 
8.1  The Adopted Local Plan:  

The adopted plan seeks to protect and safeguard the rural character of the Cotswold 
Area of Outstanding Natural Beauty (AONB) via saved Policy NE8. This policy 
requires the decision maker to ensure that proposals are sympathetic in scale, siting 
and nature to the AONB and that important landscape features are retained. The 
policy also looks to safeguard the setting of the AONB. 

 
8.2 In addition to the protection of the statutory designated landscape, Local Plan Policies 

NE10, NE11 and NE12 highlight the need to protect landscape character, maintain 
rural housing and communities. Local Plan Policies NE4, NE5, NE6 and NE7 seek to 
preserve the habitat and natural features, and seek to protect and enhance the 
habitats of protected species and provide a framework for considering the impact on 
protected species. 

 
8.3  The Emerging Local Plan:  

The ELP continues the safeguarding approach to the AONB via Delivery Policy ES7 
which combines a requirement to consider the impact of proposals on the AONB as 
well as the various landscape characters identified across the District. Delivery Policy 
ES8 requires the consideration of the impact on the trees, hedgerows and woodlands.  

 
8.4   The NPPF:  

Within the core principles outlined at paragraph 17 of the NPPF, it recognises the 
intrinsic value and beauty of the countryside, whilst offering dedicated protection for 
the AONB at paragraph 115 within Chapter 11 (NPPF). 

 
9. RELEVANT ECOLOGY POLICY BACKGROUND  
 
9.1   The Adopted Local Plan:  

Within the adopted plan there are a suite of ecology based policies which seek to 
protect Key Wildlife Sites (KWS), protected species and identified wildlife corridors. 
These saved policies look to safeguard and promote habitats and bio-diversity and are 
contained within Policies NE3, NE4 and NE5. 

 
9.2  The Emerging Local Plan:  
  Again the ELP continues the ecological safeguarding approach via Delivery Policy 

ES6 which is an all encompassing policy catering for designated habitat areas and 
protected species in one policy. 

 
9.3  The NPPF:  

Within chapter 11 of the NPPF, paragraph 118 states that in determining applications 
local planning authorities should seek to conserve and enhance biodiversity. It further 
states that where proposals are being considered which require appropriate 
assessment under the HRA regulations then the presumption in favour of development 
outline in paragraph 14 does not apply. 
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10.  RELEVANT HYDROLOGY POLICY BACKGROUND  
 
10.1   The Adopted Local Plan  

The original Local Plan Policy GE4 which dealt with flooding consideration was 
deleted by SD2008 and hence the adopted Local Plan has no relevant applicable flood 
policy. Matters of flooding must therefore be considered with regard to the contents of 
the NPPF and accompanying Technical Guide. 
 

10.2 The Emerging Local Plan:  
Delivery Policy ES4 of the ELP requires that future development locations within the 
District are informed by the Strategic Flood Risk Assessments (SFRA 1 and 2) and 
that site specific proposals must demonstrate that they are safe, do not increase flood 
risk elsewhere and maximise opportunities to reduce flood risk.  The policy goes onto 
say that use should be made of sustainable urban drainage systems (SuDs) wherever 
possible and that enhancement of watercourses and their associated wildlife corridors 
achieved. 
  

10.3 The NPPF:  
Chapter 10 of the NPPF outlines the Government's position of the consideration of 
flood risk which is summarised primarily in paragraphs 100-104 which state that: 

 
11.  RELEVANT HERITAGE POLICY BACKGROUND  
 
11.1  The Adopted Local Plan:  

In terms of proposal affecting heritage assets (listed buildings, conservation areas and 
archaeology etc), the relevant saved policies are BE5, BE12 and BE14. These policies 
relate to proposals affecting the character and appearance of conservation areas, the 
setting of listed buildings and the potential archaeological remains. 
 
11.2  The Emerging Local Plan:  
This degree of heritage protection is continued in Delivery Policy ES10 of the ELP 
which again is an all encompassing heritage policy. 
 
11.3 The NPPF:  
Chapter 12 of the NPPF outlines the requirement to safeguard designated heritage 
assets whilst at the same time promoting a balancing approach between the degree of 
harm caused to an asset, the heritage significance of that asset and the benefits 
arising from the overall scheme. Paragraphs 128 and 132-134 refer. 

 
12.  RELEVANT HIGHWAYS POLICY BACKGROUND  
 
12.1  The Adopted Local Plan:  

Saved Policy GE5 is the key policy reference within the adopted plan and seeks to 
ensure that development proposals are safe for all highway users and are not 
detrimental to highway safety. 
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12.2  In addition saved policies TR1 and TR2 seek to ensure that proposals are well 
integrated to potential catchment areas and are accessible by wide and sustainable 
ranges of transport modes with relevant parking standards. 

 
12.3   The Emerging Local Plan:  

Delivery Policy ES3 seeks to protect highway safety whilst Delivery Policy EI12 looks 
to enhance the accessibility of sites and promotes the use of travel plans and relevant 
parking standards. 

 
12.4  The NPPF:  

In promoting sustainable transport modes and safeguard highway safety, Chapter 4 
sets out the Government approach with paragraph 32 stating: 

 
'All developments that generate significant amounts of movement should be supported 
by a Transport Statement or Transport Assessment. Plans and decisions should take 
account of whether: the opportunities for sustainable transport modes have been taken 
up depending on the nature and location of the site, to reduce the need for major 
transport infrastructure; safe and suitable access to the site can be achieved for all 
people; and improvements can be undertaken within transport network that cost 
effectively limit the significant impacts of the development. Development should only 
be prevented or refused on transport grounds where the residual cumulative impacts 
of development are severe.' [NPPF para 32] 

 
13. RELEVANT AMENITY POLICY BACKGROUND  
 
13.1 The Adopted Local Plan:  

Local Plan Policy GE1 seeks to ensure that development does not have an adverse 
impact on neighbouring properties in terms of a loss of light, privacy or an overbearing 
effect. Policy GE2 seeks to minimise environmental pollution following development. 
Policy GE7 considers existing levels of infrastructure, services and amenities. 
 

13.2 The Emerging Local Plan:  
ELP Delivery Policy ES3 seeks to ensure that development maintains quality of life in 
terms of noise, disturbance, light as well as being acceptable in terms of risk of 
flooding, pollution, highway safety and contamination. This is alongside Delivery Policy 
ES5 which seeks to control that developments consider the impact on air quality.  
 

13.3 The NPPF:  
Chapter 11 of the NPPF addresses the impact from development on land 
contamination, pollution and impact on amenity within Paragraphs 121 - 125.  
 

14. PLANNING CONSIDERATIONS   
 
14.1 This application whilst related to the application for residential development 

S.14/1927/OUT, is a standalone planning application. The decision maker must have 
regard to the specific impact from this proposed development as an application for the 
formation of an access.  
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14.2 The relationship and acceptability to the wider development proposals are not a matter 
for consideration with this application. Accordingly, the evaluation of this application 
will focus on the following key topics;  

 
1. Landscape and visual impact,  
2. Highway Safety and position of the proposed site access,  
3. Water management and flooding  
4. Ecological impact, 
5. Impact on amenity and neighbouring properties, and  
6. Heritage Impact.   

 
14.3 The considerations will need to evaluate the harm and benefits associated with these 

key issues which can then be addressed in the planning balance at the end of this 
report. In coming to a recommendation, the decision maker will need to have regard to 
whether the identified impacts of a development are demonstrable and significant 
therefore outweighing the identified benefits of the proposed development.  

 
15. LANDSCAPE IMPACT  
 
15.1 Consideration has to be given to the current landscape quality and of that proposed. 

The current site, the subject of this application, is a road leading to a 5 bar gate to the 
footpath link and adjoining fields. The change as proposed would result in limited 
impact in landscape terms, as the proposal would remain as a road, albeit with less 
planting.  

 
15.2 There is no significant landscape impact resulting from this proposed development.  
 
16. HIGHWAY IMPACT  
 
16.1 Paragraph 32 of the NPPF places the test of ensuring that a development does not 

have a severe  impact on highway safety. This is an important point as it infers that a 
level of impact is acceptable providing that the resultant impact is not severe. It must 
also be noted that the impact on the highway is directly related to the proposed 
development and not pre-existing concerns or issues.  

 
16.2 In considering the impact of the development on the highway network, Gloucestershire 

County Council as Local Highway Authority (LHA) has been consulted.  
 
16.3 The conclusion of the LHA is that the scheme would not have a severe impact on the 

local highway network, and it has been demonstrated that the site access can accords 
with the required design standards and is acceptable in highway terms, subject to 
conditions.  

 
16.4 Moreover, the view of the LHA and having regard for paragraph 32 of the NPPF, is 

that the development would not result in a severe impact on highway safety, and that 
subject to a number of conditions, would not object to the development. Whilst it is for 
the LPA to reach the final conclusion, the position of the LHA is a fundamental 
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consideration for whether there is a severe impact on the highway and ultimately 
whether any harm identified could be substantiated in any appeal. 

 
16.5 Whilst there will be some effect on the surrounding road network and highway users, 

 regard has to be given to the level of harm and whether this harm is significant and 
results in a severe impact, as detailed by the Framework. The harm associated to the 
highway network and users has been identified but it is not considered to be significant 
or severe and therefore there is no demonstrable evidence to substantiate a refusal on 
these grounds.   

 
17. FLOODING & WATER MANAGEMENT  
 
17.1 The site falls within Flood Zone 1 and accordingly is at the lowest risk of flooding. The 

application is in outline with all matters reserved.  
 
17.2  The consideration of this application needs to be satisfied that a drainage solution 

exists to manage the flow of surface water to the equivalent of the Greenfield run off 
plus 30% for climate change (as required by the Environment Agency and the National 
Planning Policy Framework).  

 
17.4 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 scheme is acceptable in water management terms and 
results in no harm that cannot be satisfactorily controlled by conditions. The SDC 
Water Resources Engineer has raised no objection to the development.  

 
17.5 There is no identified flooding risk associated to this development.  
 
18. ECOLOGICAL  IMPACT  
 
18.1 The proposed formation of this access would result in the loss of existing planting area 

but whilst this is a feature of the site, it performs a limited ecological benefit. The 
resultant impacts of the proposed development subject of this application would not be 
detrimental to any biodiversity or ecological habitats and species.  

 
19. AMENITY  
 
19.1 Formation of the access in this location would increase the traffic through this part of 

the site. Whilst this would have an impact on the adjoining properties, the impact 
would not be so significant that it would warrant refusal.  

 
20. HERITAGE IMPACT  
 
20.1 The site does not have any listed buildings present on site nor is the site within the 

Conservation Area. There are heritage assets within the wider area but the site would 
not have a significant impact on the setting of these listed buildings. Accordingly, the 
proposed development will not have a detrimental impact on any designated or non 
designated heritage assets.  Page 70 of 128
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21. PLANNING BALANCE  
 
21.1 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. " 

 
21.2 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.  

 
21.3 Therefore, it has been identified that there are only very limited resultant harms from 

the proposed development and no harm which is so significant as to warrant a refusal.  
 
21.4 In considering the development which is proposed, regard has been had to the 

Kingswood Village Design Statement (October 2014) and the Kingswood 
Environmental Character Assessment (October 2014). In considering the planning 
balance of the impact of the development against the associated benefits, as required 
by the prevailing policy position, these documents and the guidance provided within do 
not warrant a refusal of planning permission. 

 
22. RECOMMENDATION  
 
22.1 Officers recommend that this application be permitted subject to conditions. 
 
23.  SI 2274 STATEMENT 
 
23.1 The agent was involved during the application process and additional information 

submitted in support of the proposal.  
 
24. HUMAN RIGHTS 
 
24.1 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. 
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Item No: 03 
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), refurbishment of existing farmhouse,  
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  

Case Officer   John Longmuir 
 

Application 
Validated 

02.07.2014 

 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 
 
 Storey Heights and Views of A-P-100-08 rev. d 
 Plan number = A-P-100-08 rev. d 
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 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 dwellings hereby permitted shall not be occupied until the car 

parking associated with those dwellings (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. 
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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. 

 
 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 Page 81 of 128
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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. 

 
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. 
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 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. 

 
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. 
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 CONSULTEES  
Comments  
Received  

Gloucestershire Education Dept (E) 
Development Coordination (E) 
Policy Implementation Officer (E) 
Severn Trent Water Ltd (E) 
Karen Colbourn 
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) 
Planning Strategy Manager (E) 
 

Not Yet 
Received  

Crime Prevention Design Advisor (E) 
Rozelle Jachowicz- 5 Or More Dwellings(E) 
Berkeley Vale  CPRE 
 

 CONTRIBUTORS  
Letters of 
Objection  

In response to original plans. Consultation ongoing on revised 
plans.  
 
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 
C Harmer, Spring Corner, , Rockness Hill,  
N Hackett, Tickmorend, Horsley 
M Hoffnung, Netherfields, Frog Lane 
D Furley, The Chooks, Nupend 
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 M Caudwell, The Old Police House, The Street 
K Randall, Owlpen Hall, Lampern Hill 
H Young, Field View , Downend  Page 84 of 128
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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 
R Azcona., Whiteway Cottage, Whiteway Bank, Downend, Horsley,  
Mrs V Bevan, Green Gable Cottage, Nupend, Horsley 
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 Ray, 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, 
C Blackwell, 2 New Cottages, Barton End, Horsley,  
W Prylinski & Jacqueline Quarmby, The New House, Nupend 
Mr F Thorogood, Latterwood, Horsley 
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 
K Philps, The Woodlands,, Washpool, 
K. Philps, The Woodlands,, Washpool, Page 85 of 128
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L Townsend, Willowbrook View, Downend 
K And H Nicholls, The Knoll, The Street 
D Savage, Braewood House, The Priory 
CRalph, Horsley Manor, Nupend 
K And N Butt, Tall Trees, Tickmorend 
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 Stridge, Box Cottage, Downend, Horsley 
J Carter, Francis House, Wallow Green 
A Caudwell, The Old Police House, The Street 
H Price, Corner Cottage, Boscombe Lane, Nupend,, Horsley, 
C Ralph, Horsley Manor, Nupend, Horsley, Stroud,  
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 Page 86 of 128
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Prof R Maitland Mrs J Maitland, Linden House, Rockness Hill 
C Harmer, Spring Corner, Rockness Hill 
A Ross, Malmesbury House, The Fooks 
S Ross, Malmesbury House, The Fooks 
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 J Maitland, Linden House, Rockness Hill 
E Green, 7 Cherry Tree Close, Nailsworth 
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 
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 
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Letters of 
Comment  

 V Carter, Horsley 
P Knuckle, Stroud 
J May, Lisa Brind  
Cotswolds Conservation Board  
 

 OFFICER’S REPORT  
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.  Page 89 of 128
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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 Page 90 of 128
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information to support their comments, which highlights 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.   Page 92 of 128
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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. Page 93 of 128
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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: 04 
Application No.  
Site No. 

S.14/1192/LBC 
PP-03316235 

Site Address  Nupend Farm, Boscombe Lane, Horsley, Stroud 
 

Town/Parish  Horsley Parish Council 
 

Grid Reference  383270,198171 
 

Application 
Type 

Listed Building Consent 
 

Proposal  Alterations and renovation works to the traditional stone barn to enable 
use ancillary to Nupend Farmhouse; and, alterations and renovation 
works to the Farmhouse. 
 

  
   

 
 
 

  
Applicant’s 
Details 

Mr & Mrs P. Farmar 
C/o Hunter Page Planning, United Kingdom, , ,  Page 97 of 128
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Agent’s Details  Miss Chloe Clark 

Thornbury House , 18 High Street, Cheltenham, Gloucestershire, GL50 
1DZ 
 

Case Officer  Miss Rebecca Russell 
 

Application 
Validated 

02.07.2014 

 RECOMMENDATION  
Recommended 
Decision 

Consent  

  
 1. The works hereby permitted shall be begun before the expiration 

of three years from the date of this consent. 
  
 Reason: 
 To comply with Section 18 of the Planning (Listed Buildings and 

Conservation Area) 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 site location plan of  08/10/2014 
           Plan number = 1092-A-P-110-01A     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-100-01A     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-110-04     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-110-05A     
 
           Proposed plans, sections and elevations of  08/10/2014 
           Plan number = 1100-A-P-100-01A     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-200-01     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-200-02A     
 
           Proposed Elevations of  08/10/2014 
           Plan number = 1100-A-P-200-03A     Page 98 of 128
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           Proposed plans, sections and elevations of  08/10/2014 
           Plan number = 1100-A-P-100-01A     
 
           Proposed plans, sections and elevations of  08/10/2014 
           Plan number = 1100-A-P-100-02A     
 
           Proposed plans, sections and elevations of  08/10/2014 
           Plan number = 1100-A-P-100-03A)     
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
 
 3. Any natural stonework shall be pointed up in a lime putty mortar 

comprising lime putty, sharp sand and/or stone dust, finished flush. 
 

To ensure the preservation of the character and special historic 
interest of the listed building by the use of traditional techniques 
and/or traditional building materials. 
 

 4. Any natural stone to be used in the repair of the building shall be of 
the same type, colour and coursing as that of the existing building. 

 
 Reason: 
 To ensure the preservation of the character and special interest of 

the listed building.  
 
 5. Prior to the commencement of any works for which consent is 

hereby given, large scale plans showing the design, construction, 
materials and surface finish and method of glazing of any 
replacement windows and the staircase shall be submitted to and 
approved in writing by the Local Planning Authority.  The works 
shall then only be carried out strictly in accordance with those 
approved details.   

 
Reason: 
To ensure the preservation of the character and special interest of 
the listed building. 
 

 6. All external render shall be of a traditional lime putty based mix. 
 

Reason:  
To ensure the preservation of the character and special interest of 
the listed building by the use of traditional techniques and/or 
traditional building materials. 
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 7. On removal of the 'builders foam' on the rear elevation of the barn, 

a report detailing the condition of the structural fabric underneath, 
together with a comprehensive schedule of the proposed repair or 
replacement of the material should be submitted to and approved 
in writing by the Local Planning Authority. The works shall then 
carried out in accordance with the approved details.  

 
To ensure the preservation of the character and special historic 
interest of the listed building by the use of traditional techniques 
and/or traditional building materials. 

 
Informatives: 
 
 1. It should be noted that Listed Building Consent has been granted 

for the works to the Listed Buildings on site. A separate planning 
approval will be required for the proposed scheme. 

 
 CONSULTEES  
Comments  
Received  

 

Not Yet 
Received  

Parish / Town 
 

 CONTRIBUTORS  
Letters of 
Objection  

 
H Price, Corner Cottage, Nupend, Horsley, Glos.,   
C Brown, Barley Cottage, Boscombe Lane  
B.v.Howells, C/o Manor Farm Nupend   
 

Letters of 
Support  

 
 

Letters of 
Comment  

    
 

 OFFICER’S REPORT  
 
The Building:  
Detached farmhouse.  Early Cl7;  late Cl8 or early C19 additions. Random rubble limestone 
with roughcast render, coursed rubble additions;  brick rebuilt chimneys;  stone slate roof.  
Two-storey with attic;   rear wing to west end.   South front:   scattered fenestration all C20 
metal casements except one small timber casement to ground floor.  Doorway towards west 
end of original house with C20 door and timber porch hood.  Gabled roof dormer with C20 
casement.  Two ridge-mounted rebuilt chimneys.  North side: gabled projection to left with 
chimney and single upper floor recessed  cavetto  moulded  light  with  hoodmould.   Two-
storey projecting wing to right has east-facing single-light.  Later wing further right.  East end:  
single-window fenestration to gable end, 2-light with hoodmould to ground and upper floor, 
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upper floor refitted with C20 casement and mullion removed;  single attic light with flat hood.   
Interior not inspected.   Barn to south west. 
 
The Proposal:  
Alterations and renovation works to the traditional stone barn to become ancillary to Nupend 
Farmhouse; and, alterations and renovation works to the Farmhouse. 
 
Revised Plans:   
Revised plans submitted on 8th October 2014 showing retention of all blocked windows, 
retention of red brick lean-to to barn, removal of extension to rear of farmhouse and minor 
internal works.  
 
Materials:  
Windows to remain blocked. 
 
New staircase. 
 
Relevant History:  
S.05/2390/OUT REF Outline application for the erection of a new agricultural     

working dwelling.   
S.08/0548/AGR  PER Erection of agricultural building   
S.11/1096/FUL PER New livestock extension to be constructed from an existing 

agricultural building.   
S.12/0292/FUL PER Installation of solar photovoltaic panels on a potato cold 

store.   
S.12/0358/OUT  REF Erection of agricultural workers dwelling.   
2013/0042/ASSETC APPROV Nupend Orchard - Nomination for inclusion on the 

register of Assets of Community Value 2013/2982/WIGPAG 
(Meeting with officer at Ebley Mill) Mixed Residential Development   

S.14/1191/FUL REC Mixed residential development comprising the erection of 
24 dwellings (including 7 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.   

S.14/1192/LBC REC Mixed residential development comprising the erection of 
24 dwellings (including 7 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.   

00/309 APPROV Demolition of existing farm storage and replace with 
new potato store.   Amended plans received 11/04/2000.   
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Representations: 
There have been three objections to the impact that the proposed housing development will 
have on the setting on the Listed Buildings.  
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
 POLICY CONSIDERATIONS:  
Policy considerations with regard to listed building matters are given in paragraph 132 of the 
NPPF (National Planning Policy Framework). 
Paragraph 132 says 'When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the assets 
conservation. The more important the asset, the greater the weight should be. Significance 
can be harmed or lost through alteration or destruction of the heritage asset or development 
within its setting. As heritage assets are irreplaceable, any harm or loss should require clear 
and convincing justification.  Substantial harm to or loss of a grade II listed building, park or 
garden should be exceptional. Substantial harm to or loss of designated heritage assets of 
the highest significance , notably scheduled monuments, protected wreck sites, battlefields, 
grade I and grade II* listed building, grade I and grade II* registered parks and gardens, and 
World Heritage Sites, should be wholly exceptional.'  
 
CONCLUSIONS:  
The proposal seeks to undertake repair work and alterations to the main farmhouse and to 
undertake renovations to the traditional stone barn to enable its ancillary use.  
 
The original plans submitted showed internal alterations to the main house and to the barn. 
Following discussions with the Agent, some aspects of the original proposal were considered 
unacceptable. Revised plans were submitted on 8th October 2014 that detailed blocked 
windows, revised staircase and the retention of the red brick outhouse that is attached to the 
barn. 
 
The barn is important to the farmhouse and the setting as a whole. Its retention is critical to 
the farmhouse and any development on this site will need to be carefully considered. The 
proposed plan will not alter the external appearance of the barn and the internal alterations 
will be minimal in order to convert the barn into an ancillary building to Nupend Farm. 
 
The barn is historically important to the setting of the Listed Building as a whole. The 
proposal seeks to undertake renovation works to the stone barn to make it ancillary to the 
farmhouse. The existing barn is largely unaltered and the proposal seeks to preserve as 
much of the historic fabric as possible. The proposed works will not cause harm to the 
character or appearance of the Listed Building as a whole.  
 
In the original proposal the Agent sought to remove the red brick lean-to to the side of the 
building. It was felt to be a historic element of the building and should be retained. Following 
discussions with the Agent, revised plans were submitted that showed that this lean to would 
not be demolished and would be retained. 
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The proposal involves internal alterations to the building and repairs. This proposal has been 
subject to numerous discussions with the Agent. Following a site visit, it was considered that 
some of the alterations were not appropriate for the Listed Building.  
 
The proposal sought to unblock some of the windows on the main house. Following a site 
visit, this was considered inappropriate because the blocked windows show the natural 
evolution of the building and unblocking these would result in the historic legibility of the 
building being lost. The revised plans show the blocked windows being retained.  
 
It was also originally proposed to add an extension to the rear of the building. This was 
considered to be an inappropriate addition because not only would it alter the plan form of the 
building but, also the historic fabric of the building would be lost. This has subsequently been 
removed from the scheme.  
 
The proposal originally sought to move a door on the first floor and change its location. On 
closer inspection of the site, it was discovered that this was a historic partition and this 
partition was an important feature of the building and should not be altered. This too has 
been removed in the revised plans.  
 
The proposal also sought to create a spiral staircase between the first floor and the second 
floor. This is not a typical feature and the revised plans show it omitted. 
 
The proposed works to the Barn and farmhouse will not cause harm to the character and 
appearance of the Listed Building overall. Through revised details submitted, there will be no 
loss of historic fabric and the integrity and character of the Listed Building will remain intact. 
 
To conclude, the proposal is recommended for Consent as it does meet the requirements set 
out in paragraph 132 of the NPPF.  
 
RECOMMENDATIONS:  
This application is recommended for Consent. 
 
SI 2274 STATEMENT 
There was limited pre-application discussion on the proposal. Once the application was 
submitted there was further dialogue with the Applicant and revised plans were submitted. 
The proposal was then found to be self contained.  
 
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 to those referred to in this report, warranted 
any different action to that recommended. 
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Item No: 05 
Application No.  
Site No. 

S.14/2701/COU 
 

Site Address  TCS County Supplies New Store, Berkeley Heath, Berkeley, 
Gloucestershire 
 

Town/Parish  Hamfallow Parish Council 
 

Grid Reference  370276,199301 
 

Application 
Type 

Change of Use 
 

Proposal  Change of use from agricultural land to storage yard. 
 

  
 

 
 

  
Applicant’s 
Details 

Mr A Cullimore 
TCS County Supplies, Berkeley Heath, Berkeley, Gloucestershire, GL13 
9EW 
 

Agent’s Details  None 
 

Case Officer  Gemma Davis 
 

Application 02.12.2014 
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Validated  
 RECOMMENDATION  
Recommended 
Decision 

Refusal  

For the 
following 
reasons: 

 
 1. The site is open and prominent. The storage of materials would 

appear to be unsightly due to their potential form and nature, which 
would harm the wider character and setting of the surrounding  
landscape. Therefore, the proposal is contrary to policy NE10 of 
the adopted Stroud District Local Plan, November 2005 and 
Chapter 11 of the NPPF. 

 
 CONSULTEES  
Comments  
Received  

Parish / Town 
 

Not Yet 
Received  

 

 CONTRIBUTORS 
Letters of 
Objection  

 
RS Overton, Far End, The Common  
Mr And  Mrs T King, The Oaks (formerly Yerere), Berkeley Heath  
 

Letters of 
Support  

 
 

Letters of 
Comment  

    
Hamfallow Parish Council, 3 Leazecroft, Halmore  
 

 OFFICER’S REPORT  
 
DESCRIPTION OF SITE 
The application site comprises an area of agricultural land that is located to the north of the 
existing storage yard for TCS Supplies.  The site is located outside the settlement boundary 
but there are a number of residential properties near the site.  To the west and south, 
opposite the site, are residential properties.   
 
PROPOSAL  
The application seeks permission for a change of use of agricultural land to storage yard.   
 
REVISED DETAILS  
None  
 
MATERIALS  
Gravel finish to storage yard surrounded by a dark green plastic coated metal perimeter 
fence.   
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RELEVANT PLANNING HISTORY  
S.12/2166/FUL - Erection of farm and country supplies shop, storage building and outside 
storage area (additional information received 15.1.2013) - Application permitted  
 
CONSULTATION RESPONSES  
Public 
One letter of comment and one letter of objection received raising the following concerns: 
o Loss of agricultural land  
o Concerns regarding prominence of stock 
o Loss of view 
o Increased flooding 
o Increased traffic movements 
o Intrusion into open countryside 
o Impact on privacy and lead to an overbearing effect 
 
Correspondence has also been received identifying non-compliance with the sites previous 
application S.12/2166/FUL.  With regards to the points raised, this is a matter that is to be 
addressed by the Councils Enforcement Team.    
 
Parish 
Hamfallow Parish Council have commented on the potential traffic increase and have 
requested that County Highways are informed.   
 
Consultations  
The Council’s Environmental Health Team requested further details from the applicant to 
ensure that the proposed change of use would not create the loss of amenity to the nearby 
neighbouring resident.   
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
REASONS FOR DECISION - ARTICLE 31  
For the purposes of Article 31 of the Town and Country Planning (Development Management 
Procedure) (England) Order 2010, the following 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.  
 
In considering this application, the provisions of the National Planning Policy Framework 
(NPPF) have been considered as well as Policies GE1, GE5, TR12, EM2 NE10 of the 
adopted Stroud District Local Plan, November 2005. 
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Policy GE1 prevents an unacceptable level of noise, general disturbance, smell, fumes, loss 
of daylight or sunlight, loss of privacy or an overbearing effect. 
 
Policy GE5 maintains highway safety including public rights of way. 
 
Policy TR12 considers parking arrangements associated with new development in 
accordance with SDC Parking standards; 
 
Policy EM2 of the Stroud District Local Plan, November 2005 provides guidance for B8 
storage and distribution uses outside defined settlement boundaries.   
 
With regard to the requirements of the National Planning Policy Framework (NPPF), the core 
planning principles of the NPPF (Paragraph 17) seek to enhance and improve the places in 
people live, support sustainable development, secure high quality design, protect important 
landscape features, encourage the use of renewable sources, conserve and enhance the 
natural environment, re-use previously developed land, promote mixed use developments, 
conserve heritage assets, encourage sustainable transport and improve health, social and 
cultural wellbeing for all. 
 
In addition chapter 1 (Paragraphs 18-22) of the NPPF is committed to securing economic 
growth to create jobs and prosperity and reflects the Government objective to ensuring that 
the planning system does everything possible to support sustainable economic growth. Other 
paragraphs within Chapter 11 mirror the local plan policy policies in respect of protecting and 
enhancing the natural environment and valued landscapes. This is supported by Local Plan 
Policy NE10 which seeks to conserve the distinct landscape types in the District.     
 
For the full content of the Stroud District Local Plan policies (adopted November 2005) above 
together with the preamble text and associated supplementary planning documents are 
available to view on the Councils website http://www.stroud.gov.uk/iplanning 
 
Full details of the NPPF is available to view at 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf 
 
Appearance / Impact on the area   
The site is located within a rural location outside any defined settlement boundaries.  The 
submitted scheme does not propose any built form as such it proposes to change the use of 
an area of agricultural land and enclose a gravelled area for use as an extension to the 
existing storage area.   
 
The current premises and storage yard currently form a relatively linear layout which is 
considered as in keeping with the layout and form of development located along the B4066 at 
Berkeley Heath.  The proposed outside storage area extends beyond the existing storage 
area in to the open fields by approximately 27m.  It is also approximately 110m wide.  As the 
extension of the storage area does not follow the existing pattern or layout of development, 
the extension is therefore considered to appear as an encroachment to the open countryside.   
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With the open nature of the site, the storage of materials has the potential to appear 
prominent and have a detrimental impact on the wider character and setting of the 
surrounding area and countryside.   
 
Landscaping  
The scheme proposes concrete and gravel for the outside storage area.  It also proposes to 
erect a 2.4m high dark green plastic coated metal fencing to the perimeter of the site and 
include the planting of some populous trees.  Whilst it is acknowledged that the boundary 
fencing would be interspaced with some trees to improve the character and appearance of 
the site and the area, it is considered that the proposed landscaping scheme would not 
outweigh the potential harm caused to the open countryside.       
 
Employment  
The applicant proposes the addition of one full time member of staff.  Whilst it is 
acknowledged that local employment is key, it is considered that the creation of one full time 
member of staff does not outweigh the potential landscape harm created by the proposed 
change of use.   
 
Drainage  
The site is located within flood zone 1 which is classed as low probability of flooding.  
However, what is pertinent is the control of surface water drainage on the site which has the 
potential to aggravate flooding elsewhere.   
 
The applicant has identified on the layout plan that the area of land is to fall away in a north-
westerly direction in order for surface water drainage to run off and discharge into an existing 
ditch.   
 
Highway Safety  
The proposed extension of the storage area would be used in conjunction with the existing 
use.  Whilst it is acknowledged that the proposed extension of the storage area may lead to 
an increase in traffic movements this level of increase would not be considered as significant.   
 
The level of car parking provided and the existing access is considered as acceptable and 
would not be detrimental to highway safety.   
 
Other Matters  
The applicant has not demonstrated that there is an overriding need for the proposed 
extended storage yard.  , It is understood that the business (TCS County Supplies) has 
business premises located approximately 800m from the application site that is currently 
available for lettings through David James and Partners and advertised as 'in excess of 5500 
Ft2 of workshop / storage and office space within an established business park.'  From these 
findings, it is considered that the business already benefits from sufficient storage space 
between the two premises and therefore the extension of the storage area at TCS County 
Supplies is not justifiable.    
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Residential Amenity   
The application site  is located approximately 60m from The Oaks (formerly Yerere).  The 
applicant has not proposed any acoustic shielding, therefore it is considered that due to the 
close proximity of the site, the proposed change of use may create an unacceptable level of 
general disturbance.  However, given the current use of the site and its proximity to 'The 
Oaks' (formerly Yerere), any level of impact would not be considered significant to warrant 
refusal of the application on amenity grounds. 
 
SI 2274 STATEMENT 
Unfortunately this application was submitted without any meaningful pre-application 
discussions. For the reasons given above the application is recommended for refusal. The 
applicant/agent has been contacted and the issues explained. 
 
CONCLUSION 
 
The proposal is NOT considered to comply with the provisions of policies listed in the 
reasons for refusal and contained in the adopted Stroud District Local Plan, November 2005 
and the core planning principles set out in the NPPF. 
 
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: 06 
Application No.  
Site No. 

S.15/0081/FUL 
PP-03901322 

Site Address  Land Adjacent To Ongers Farm, Upton Lane, Brookthorpe, Gloucester 
 

Town/Parish  Brookthorpe With Whaddon Parish Council 
 

Grid Reference  384650,213467 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Removal of proposed mounding to Southbound PFS  roof canopy. 
 

  
   

 
 
 

  
Applicant’s 
Details 

 
C/O Agent, Pegasus Group, 5 The Priory, Old London Road, Canwell 
Sutton Coldfield, West Midlands, B755SH 
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Agent’s Details  Mr S. Wells 
5 The Priory, Old London Road, Canwell, Sutton Coldfield, West Midlands 
B755SH 

Case Officer  Holly Simkiss 
 

Application 
Validated 

13.01.2015 

 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: 
 
           landscape statement of  13/01/2015 
           Plan number = BIR.2935_70     
 
           Roof plan of  13/01/2015 
           Plan number = BIR.2935_72     
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
 

 CONSULTEES  
Comments  
Received  

Parish / Town 
Highways Agency (E) 
Development Coordination (E) 
Development Coordination (E) 
Natural England (E) 
Environmental Health (E) 
 

Not Yet 
Received  

Development Coordination (E) 
Upton St Leonards Parish Council (E) 
Berkeley Vale  CPRE 
Cotswolds Conservation Board (E) 
Mr David Lesser 
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 CONTRIBUTORS  
Letters of 
Objection  

 
Mr P Gaze, Longlands, Stroud Road  
 

Letters of 
Support  

 
 

Letters of 
Comment  

   
 

 OFFICER’S REPORT  
 
SITE 
The site is located directly adjacent to the M5 motorway between junctions' 11A and 12.  The 
site is split into two by the motorway, which runs through the site from north-east to south-
west.  The two halves comprise northbound and southbound areas and both are directly 
opposite one another. 
 
The southbound site totals 13.4Ha and is positioned to the east of the M5 carriageway and to 
the immediate west of Upton Lane.  This site is roughly triangular in shape and using two 
fields.  The southbound site also slopes downwards in a southerly direction with a difference 
in land levels across the site of approximately 18m.  Part of this site has consent for off-road 
racing, which was granted planning consent in 1992. 
 
Existing trees and hedgerows demark field boundaries within the site and hedgerows and 
trees flank the carriageway itself.   
 
To the north lies Robinswood Hill and the southern boundary to Gloucester City, on the lower 
flanks are the dry ski-slope and golf course.  To the west is the densely developed residential 
area of Quedgeley, which is bordered by widespread commercial development.  The 
Cotswold Escarpment and Area of Outstanding Natural Beauty are  located on higher land to 
the east.  The motorway runs along the bottom of the valley and is set against an undulating 
landscape.  As the land rises on both sides it becomes more wooded with dense tree planting 
particularly noticeable along the ridge of the eastern escarpment.   
 
PROPOSAL  
Subsequent to permission being granted (S.09/2292/FUL and S.12/1697/VAR) for both north 
and southbound service areas and associated facilities, this application seeks to remove the 
bunding to the roof of the petrol filling station on the southbound service area. 
 
REVISED DETAILS  
None. 
 
MATERIALS  
N/a. 
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RELEVANT PLANNING HISTORY  
S.09/2292/FUL. Proposed north and south bound Motorway Service Areas, including slip 
lanes to and from the service area on to the M5 motorway, earthworks, amenity building 
incorporating a cafe, unit for takeaway food and hot drinks, toilet and shower facilities, tourist 
information point, retail use to a maximum of 500sq m, kitchen and storage facilities, fuel 
station including forecourt, shop and parking, LGV amenities building, parking facilities for car 
passengers, coaches and caravans, LGV's and disabled parking, outside picnic area with 
outdoor play facilities.  Revised plans received 21.05.2010. Permitted at DCC 10.08.2010. 
 
S.11/0202/MINAM.  Application to make non material amendments to conditions 2, 10, 53, 
54, 57, 60 and 62 of application S.09/2292/FUL. The revised conditions are listed in 
Informative 1. Permitted 10.03.2011. 
 
S.11/0382/MISC. Judicial Review of proposed north and south bound Motorway Service 
Areas.  Challenge not upheld and Council's decision to grant planning permission was 
considered lawful.  Application for Judicial Review dismissed 08.02.2012. 
 
S.12/1697/VAR.  Variation of Conditions 2, 3, 11, 17, 30 and 62 from planning permission 
S.09/2292/FUL. To regularise the original permission with changes subsequently sought. 
Revised list of plans consistent with new site levels and other changes. Permitted at DCC 
20.11.2012. 
 
S.13/1272/DISCON.  Discharge of conditions 2, 4, 8, 9, 13, 20, 21, 22, 23, 24, 26, 27, 29, 34, 
36, 39, 41, 45, 46, 47, 51, 53, 54, 55, 57, 58 and 61 from planning permission 
S.12/1697/VAR. Permitted 17.07.2013. 
 
S.13/1747/FUL.  Revise the hard surfacing material for the LGV parks, PFS forecourts and 
service yards, and the reconfiguration of the northbound caravan park, as approved by 
planning permission reference S.09/2292/FUL and subsequently permission S.12/1697/VAR. 
Permitted 15.102013. 
 
S.13/2022/DISCON.  Discharge of condition 9 from planning permission S.09/2292/FUL. 
Permitted 10.10.2013. 
 
S.13/2320/DISCON.  Discharge of condition 9 from permission S.09/2292/FUL. Permitted 
07.11.2013. 
 
S.13/2528/MINAM.  Minor amendment to planning permission S.09/2292/FUL to change the 
colour of block paving in car parking bays from Natural to Charcoal. Permitted 05.12.2013. 
 
S.14/0369/MINAM.  Change the proposed lighting columns from timber to galvanised steel. 
Permitted 17.03.2014. 
 
S.14/1389/MINAM.  Minor amendment to planning permission S.09/2292/FUL (over-flow car 
parking area Northbound site). Permitted 09.07.2014. 
 
S.14/1839/FUL.  Extension and reconfiguration of the proposed southbound car park and 
caravan park layout. Permitted. Page 114 of 128
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S.14/2257/DISCON.  Discharge of condition 39 from planning permission S.09/2292/FUL.  
Permitted. 
 
S.14/2258/DISCON.  Discharge condition 39 from S.12/1697/VAR.  Permitted. 
 
Various other applications have been submitted which have sought to amend small facets of 
the original planning application. 
 
CONSULTATION RESPONSES  
Parish : The Parish Council have examined and discussed this application. In conclusion they  
strongly object to this proposal. 
 
The effects of the proposed removal of the mounding will have a dramatic effect on the street 
scene. This is yet another watering down of the original, agreed application. 
 
Environmental Health Officer : No comments. 
 
SDC Water Resources Engineer :  No objection. 
 
Natural England : No objection. 
 
Gloucestershire County Highways :  No objection. 
 
Highways Agency :  No objection. 
 
Public :   
Mr P Gaze, Longlands: Object. 
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
REASONS FOR DECISION - ARTICLE 31  
For the purposes of Article 31 of the Town and Country Planning (Development Management 
Procedure) (England) Order 2010, the following 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:  
 
Following the introduction of the National Planning Policy Framework (NPPF) on 27.3.2012, 
the adopted Stroud District Local Plan, November 2005 should continue to be a material 
consideration. The Local Plan was not adopted under the Planning and Compulsory 
Purchase Act 2004, however due consideration should be given to the Local Plan as a whole 
and the policies contained within it. The NPPF is also a significant material consideration.  
This is in full accordance with Section 38 of the Planning and Compulsory Purchase Act 
2004. 
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The core planning principles of the NPPF (Paragraph 17) seek to enhance and improve the 
places in people live, support sustainable development, secure high quality design, protect 
important landscape features, encourage the use of renewable sources, conserve and 
enhance the natural environment, re-use previously developed land, promote mixed use 
developments, conserve heritage assets, encourage sustainable transport and improve 
health, social and cultural wellbeing for all. Paragraph 14 details a presumption in favour of 
sustainable development. 
 
Chapter 1 (Paragraphs 18-22) of the NPPF are committed to securing economic growth to 
create jobs and prosperity.  Government is dedicated to ensuring that the planning system 
does everything possible to support sustainable economic growth. 
 
Chapter 3 (Paragraph 28) and Chapter 11 (Paragraphs 109-125) of the NPPF apply to 
development in rural areas. It highlights the need to protect landscape character, maintain 
rural housing and communities and minimise impacts on landscapes and biodiversity.  
 
Chapter 4 (Paragraphs 29-41) of the NPPF promote the need for sustainable transport.  It 
outlines Governments objectives with regard to offering people access to a real choice about 
how they chose to travel. It requires access to sustainable transport modes and recognises 
that sustainable transport solutions will vary from urban to rural areas.   
 
Chapter 7 (Paragraphs 56-68) of the National Planning Policy Framework (NPPF) stresses 
the importance of quality design in the provision of sustainable development.  It stresses 
Governments objectives for inclusive design, innovation and raising design standards. 
 
Chapter 10 (Paragraphs 93-108) of the NPPF establishes Governments objectives in 
supporting the delivery of a low carbon future which would aid in reducing greenhouse gas 
emissions , minimise vulnerability and provide resilience to the impacts of climate change.  
This chapter considers the implications of development on areas prone to flooding by virtue 
of proximity to watercourses or management of surface water.  
 
Chapter 11 (Paragraphs 109-125) of the NPPF details Governments objectives with regard to 
protecting and enhancing valued landscapes such as the AONB whilst minimising impacts of 
development on biodiversity. It requires assessment of noise generating developments or the 
location of development in noise sensitive environments.  It also considers pollution and land 
contamination.  
 
Chapter 12 (Paragraphs 126-141) of the NPPF is of relevance when assessing proposals on 
sites designated as Conservation Areas, or listed buildings and their setting.  It establishes 
the importance of the historic environment, heritage assets and archaeology and provides 
guidance on conservation and enhancement.   
 
Full details of the NPPF is available to view at 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf 
 
County Structure Planning Policies 
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The other part of the Development Plan is the Gloucestershire Structure Plan Second 
Review, 17 November 1999. All the policies have been saved by the Direction of the 
Secretary of State. 
 
Policy S.4 Development in rural settlements should be limited in scale, and sustain and 
enhance the character and appearance and the social and economic well-being of local 
communities. Development within the open countryside will be strictly controlled. 
 
Policy S.6 In providing for development the following aspects of the environment which 
contribute to local character and distinctiveness should be safeguarded 
 
Policy S.7 In providing for development the quality of the County's environment should be 
maintained and enhanced 
 
Policy E.2 Location of Most Employment Development. In Stroud District outside the Central 
Severn Vale, development serving the needs of the District will be provided mostly in 
Stroud/Stonehouse. Development in other settlements will only be provided where 
environmental and other constraints can satisfactorily be accommodated in accordance with 
Policies S.1 - S.7. 
 
Policy E.4 Rural Commercial and Industrial Development 
 
Policy T.1 New Development and the Transport System 
 
Policy T.2 Walking 
 
Policy T.3 Cycling 
 
Policy T.4 Public Transport 
 
Policy T.8 Car Parking 
 
Policy WM.4 Recycling and Composting 
 
Policy EN.1 The County and District Councils will take into account energy conservation 
matters when considering the location, orientation, layout and design of new development. 
 
Policy NHE.1 The countryside's character, appearance and non-renewable and natural 
resources will be protected from harmful development unless the social and economic needs 
of the area or wider environmental objectives outweigh such harm. 
 
Policy NHE.2 Development will be required to protect and, wherever possible, enhance the 
biodiversity, including wildlife and habitats, of the County. 
 
Policy NHE.3 The best and most versatile agricultural land (grades 1, 2 and 3a) will be 
protected from development. Provision will only be made for development affecting such land 
exceptionally if there is an overriding need for the development and either sufficient land of a 
lower grade (grades 3b, 4 and 5) is unavailable; or available lower grade land has an Page 117 of 128
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environmental value recognised by a statutory wildlife, historic or archaeological designation, 
and outweighs the agricultural considerations. If best and most versatile land needs to be 
developed and there is a choice between different grades, land of the lowest grade available 
should be used. 
 
Policy NHE.4 In Areas of Outstanding Natural Beauty the conservation and enhancement of 
the natural beauty will be given priority over other considerations. Regard will also be had to 
the economic and social well-being of the AONB. Provision should not be made for major 
development within the AONB unless it is in the national interest and the lack of alternative 
sites justifies an exception. 
 
Policy NHE.5 Provision should not be made for development that would detract from the 
particular landscape qualities and character of Special Landscape Areas. The broad 
locations of Special Landscape Areas are as follows: the north eastern and north western 
fringes of the Cotswolds; on the southern fringes of the Cotswolds near Cirencester, Tetbury 
and Fairford; 
the upland western and southern parts of the Forest of Dean District; between Gloucester 
urban area and the Cotswolds, including Robinswood Hill; and Chosen Hill in Churchdown. 
The precise boundaries of, and additions to, the Special Landscape Areas will be identified in 
local plans. 
 
Policy W.1 Provision will only be made for development where: 
(a) adequate water resources exist or can be provided without causing unacceptable adverse 
environmental effects, and 
(b) it will not lead to an unacceptable reduction in the quantity of surface and groundwater; 
and 
(c) there is not an unacceptable risk to existing or future supplies, residential amenity, nature 
conservation or fisheries. 
Proposals for new water resource schemes will be assessed in the context of the demand 
management and leakage control measures. 
 
Policy F.1 Provision will not be made for development where it would be at direct risk from 
flooding and/or would increase the risk of flooding elsewhere. Local Plans will define areas of 
flood risk. 
 
Policy P.1 Provision will only be made for development where it does not have an 
unacceptable effect in terms of: 
(a) the environment and local community in terms air, noise or light pollution; 
(b) the quality of surface or ground water; or 
(c) contamination of the land or soil. 
 
Waste Management in Development Projects Supplementary Planning Document 
 
Gloucestershire Biodiversity Action Plan 
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Local Planning Policies include:  
GE1 Minimising noise, general disturbance, smell, fumes, loss of 
daylight, sunlight or privacy 
GE2 Minimising atmospheric and environmental pollution 
GE5 Minimising development detrimental to highway safety 
BE14 Protection of archaeological remains of other than National significance 
NE8 Protection of Cotswolds AONB  
NE10 Protection of defined Landscape Character Areas 
TR1 Transport requirements for all developments 
TR2 Pedestrian access and new development 
TR3 Cycle access and new development 
 
Stroud District Council Landscape Assessment Supplementary Planning Guidance 
November 2000 
 
The full content of the Stroud District Local Plan policies (adopted November 2005) above 
together with the preamble text and associated supplementary planning documents are 
available to view on the Councils website http://www.stroud.gov.uk/iplanning. 
 
Other Material Considerations 
The implications of all these are all be fully considered as part of the application through the 
sub-headings below.  Documents which have been cross referenced from those above have 
also been considered. 
 
DfT Circular 01/2008 titled 'Policy on service areas and other roadside facilities on motorways 
and all-purpose trunk roads in England' issued in April 2008. 
 
Highways Agency: Spatial Planning Framework, Review of Strategic Road Network Service 
Areas, National Report and South West & West Midlands. January 2010. 
  
DfT Roadside Facilities on the Strategic Road Network. Published 06 April 2010. 
 
Cotswold Conservation Board: Position Statement: Development in the setting of the 
Cotswolds AONB.  
 
Section 38 (6) Planning and Compulsory Purchase Act 2004. 
 
Interim Advice Note 149/11 (Existing Motorway Minimum Requirements, July 2011). 
                        
The application has a number of considerations which both cover the principle of 
development and the details of the proposed scheme. These considerations can be 
summarised as the following; 
 
o Principle of development  
o Residential amenity 
o Landscape impact 
o Ecology 
o Archaeology and historic environment Page 119 of 128
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PRINCIPLE OF DEVELOPMENT   
The principle of development on the site for a motorway service area is now secure under 
planning reference S.09/2292/FUL and subsequently S.12/1697/VAR. However, this 
application gives rise to a number of considerations and these will be discussed in detail 
below.   
 
This application will be assessed solely in terms of the proposed alterations and will not 
debate the overall principle of development on the site as a whole as this is not for 
consideration at this time. 
 
The application relates to the omission of piled earth (bund)  on top of the Petrol Filling 
Station (PFS) roof on the Southbound Service Area. 
 
RESIDENTIAL AMENITY   
The proposal to remove the bunding from the roof of the PFS would have no impact on 
neighbouring amenities with regard to neighbouring amenity, loss of privacy or overbearing 
impact.   
 
HIGHWAY IMPLICATIONS   
The Local Highway Authority has been consulted on the planning application and has raised 
no objection to the proposal. Similarly the Highways Agency have no objections. 
 
LANDSCAPE IMPACT  
Originally the curvature to the roof of the PFS was a design led initiative; subsequent to the 
original scheme being permitted in 2010, a revised submission was made which altered the 
design of the PFS.  In an attempt to reduce any landscape impact as a result of the design 
alteration, a bund was proposed on the roof to mimic the undulating nature of the site and its 
surrounding landscape. 
 
The northbound services are now operational and essentially complete.  This provides the 
benefit of being able to visually appreciate any landscape impact from elevated positions as 
well as from on the ground. 
 
Due to the degree of separation from Robinswood Hill to the application site the northbound 
PFS roof is barely visible and the slight hump on the roof indiscernible. 
 
The proposed PFS roof to the southbound services would  still have  a green roof, whilst  
bunds to the south and north are retained.  The landscaping scheme across both sites is 
extensive and comprises a mix of sapling and mature species of varying heights and types. 
 
As the site is located in a sensitive landscape position, adjacent to the Cotswold AONB, the 
application has been supported by a Landscape and Visual Impact Assessment.  This report 
concludes that the effect of omitting the PFS roof bund is likely to be neutral/negligible on the 
landscape character and on both day-time and night-time visual effects.  This includes visual 
impact from inside the AONB landscape designation. 
 

Page 120 of 128



 

 
Development Control Committee Schedule 
10/03/2015 

 

Page 11 

The report concludes that the roof bund was essentially a design led initiative and was not 
proposed for  visual or landscape mitigation.  The overall choice of material remains 
consistent; a grass roof is still proposed. 
 
When viewed from inside the site, the roof of the canopy is barely  visible, consequently the 
shape of the roof is not critical.  .   
As such, it is considered that there are no short or long range landscape benefits to the 
retention of the bund on the roof.  The site’s hard and soft landscaping provides extensive  
mitigation across the site. 
 
The omission of this bund is not significant enough to warrant refusal and it is not considered 
that there would be any adverse impact on the setting of the Cotswold AONB. 
 
ECOLOGY  
It is not considered that there would be any additional impact on the site’s ecology to that of 
the permitted scheme that would warrant a refusal of this planning application. 
  
ARCHAEOLOGY & HISTORIC ENVIRONMENT   
It is not considered that there would be any additional impact on the sites archaeology to that 
of the permitted scheme because no groundworks are involved.. Similarly there are no 
implications for the setting of heritage assets. 
 
REVIEW OF CONSULTATION RESPONSES   
The Parish Council and a local resident have objected to the scheme on the basis that the 
loss of the bund would constitute a “watering down” of the permitted scheme and would have 
a dramatic effect on the street scene. 
 
It is considered that on the basis of having the benefit of the constructed northbound site, the 
perceived benefit, if any, of the bund to the roof is now evident.  For reasons discussed 
above, there is no discernible benefit.  The roof remains as a grass roof which is considered 
an essential landscaping element of the overall scheme. As such it is not considered that 
there is any watering down to the original scheme. 
 
SI 2274 STATEMENT 
The case officer was in contact with the applicant/agent and the community, acting in a 
positive and proactive manner.  Copies of the correspondence are available to view on the 
electronic planning file. 
 
RECOMMENDATION 
Permission is recommended. 
 
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 
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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: 07 
Application No.  
Site No. 

S.15/0013/HHOLD 
PP-03886622 

Site Address  Wotton Lodge, Venns Acre, Wotton-Under-Edge, Gloucestershire 
 

Town/Parish  Wotton Under Edge Town Council 
 

Grid Reference  375702,192870 
 

Application 
Type 

Householder Application 
 

Proposal  Erection of extensions. (Revised drawings received 26.1.14) 
 

  
   

 
 
 

  
Applicant’s 
Details 

Mr P. Joynson 
Wotton Lodge, Venns Acre, Wotton Under Edge, Gloucestershire,  
GL12 7BE 
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Agent’s Details  None 
 

Case Officer  Gemma Davis 
 

Application 
Validated 

07.01.2015 

 RECOMMENDATION  
Recommended 
Decision 

Refusal  

For the 
following 
reasons: 

 
 1. The first floor extension by virtue of its height, design and scale is 

disproportionate to the host dwelling and creates a dominant 
extension to the detriment of the character of the original property 
and wider area contrary to Policy HN16 of the Stroud District Local 
Plan 2005, Policy HC8 of the Submission Draft Local Plan 2013 
and paragraph 64 of the NPPF. 

 
 CONSULTEES  
Comments  
Received  

Parish / Town 
 

Not Yet 
Received  

Cotswolds Conservation Board (E) 
 

 CONTRIBUTORS  
Letters of 
Objection  

 
P Groves, Wotton Lodge, Venns Acre, Wotton-Under-Edge 
 

Letters of 
Support  

 
Mrs S And  Mr P Joynson, Wotton Lodge, Venns Acre Wotton Under 
Edge  
D Griffith, 15 Quarry Gardens,   
Mr And  Mrs F.H.Rea, 2B Queens Way, Wotton-under-Edge  
J Summers, 10 Merlin Haven,   
 

Letters of 
Comment  

      
 

 OFFICER’S REPORT  
 
DESCRIPTION OF SITE 
The application site is located off a quiet cul-de-sac in Wotton-Under-Edge and comprises a 
detached bungalow set within a large garden.  The dwelling is finished in render with a plain 
tiled roof and is set centrally within the plot.  The site is well screened by mature landscaping 
and is accessed via a shared driveway at the southern end of Venns Acre.  Parking for 
several vehicles exists to the front and side of the dwelling on a paved hard standing.   
 
The site is located within the Cotswold Area of Outstanding Beauty. 
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PROPOSAL  
The application seeks permission for the erection of single storey extensions to the west 
elevation and a first floor extension to the northern elevation.   
 
REVISED DETAILS  
Revised drawings received on the 26th January 2015 that alters the design of the roof of the 
proposed extension.   
 
MATERIALS  
Walls:   To match existing  
 
Roof:   To match existing  
 
Doors/windows: Mixture of UPVc and timber  
 
RELEVANT PLANNING HISTORY  
S.12/2144/FUL - Erection of dwelling. Revised plans received 05/11/12. - Application 
permitted  
S.13/1006/DISCON - Discharge of conditions 3 and 5 from planning permission 
S.12/2144/FUL. - Application permitted 
S.14/0841/HHOLD - Single Storey Side & Rear Extension. - Application permitted  
 
CONSULTATION RESPONSES  
Public 
One letter of objection received from immediate neighbouring residents with concerns 
regarding the proposed extension being out of keeping and its potential overshadowing 
impact and loss of light. 
 
One letter of support received from resident in Cam quoting that the proposed extension 
would improve and enhance the character of the property and its wider setting.  The 
proposed extension would be in keeping with properties adjacent and along Venns Acre and 
the property is in need of modernisation  
 
One letter of support received from resident located in Merlin Haven quoting that the 
proposed plan is less visually intrusive to the neighbours than the original submission. 
 
One letter of support received from owner of adjacent land to the east of the site quoting no 
objections to the proposed scheme.   
 
Parish 
Wotton - Under - Edge Town Council supports the proposed scheme, however highlights the 
need for a condition to be attached to the application to restrict the property being divided in 
to two separate properties or sublet.   
 
Consultations  
None  
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
REASONS FOR DECISION - ARTICLE 31  
For the purposes of Article 31 of the Town and Country Planning (Development Management 
Procedure) (England) Order 2010, the following 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 
Policy HN16 of the Stroud District Local Plan, November 2005 and Submission Draft Policy 
HC8 specifically provides guidance on extensions and outbuildings. This requires 
consideration of the plot size, height, size and design of the extension as well as the possible 
impact on car parking provision.  
 
Policy GE1 (Submission Draft Policy ES3) prevents an unacceptable level of noise, general 
disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an overbearing 
effect. Paragraphs 56-68 of the National Planning Policy Framework (NPPF) stress the 
importance of quality design.  
 
Policy GE5 maintains highway safety including public rights of way.  
 
Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. It highlights the 
need to protect landscape character, maintain rural housing and communities and minimise 
impacts on biodiversity. It supports Local Plan Policy NE8, which places priority on the 
protection of the AONB, whilst Policy NE10 conserves the distinct landscape types in the 
District.     
 
DESIGN/APPEARANCE/IMPACT ON THE AREA   
The application seeks permission for the erection of single storey extensions to the western 
elevation of the host property; the proposed single storey extensions are similar to already 
approved scheme S.14/0841/HHOLD.  The application also seeks permission for the erection 
of a first floor extension to the north. 
 
The plot size is large enough to accommodate the development without appearing cramped 
as the property benefits from ample garden space.  Following construction of the proposed 
development, there would be adequate garden space remaining.  
 
Single storey extensions  
The single storey extensions proposed are similar to approved scheme S.14/0841/HHOLD.  
The only difference being the proposed scheme is of a slightly larger scale.  The proposed 
extensions would be of a scale proportionate to the main dwelling, remaining single-storey so 
as not to appear out of place.  The development would incorporate similar roof pitches in 
order to maintain subservience and although the works would represent a relatively large 
increase in foot print, ample curtilage would remain to prevent the site from appearing 
cramped or overdeveloped.   
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Due to the level of screening in place, the proposed extensions would remain screened from 
public view and as such would not detract from the appearance of the wider street scene.   
 
First floor extension  
The proposed first floor extension is considered to be an inappropriate form of development.  
The original single storey character, form and appearance of the bungalow would be lost and 
therefore the proposal would result in an incongruous extension to the property.   
 
The extension by virtue of its height, scale and bulk would appear visually dominant and 
disproportionate with the single storey nature of the existing property.   
 
The design of the proposed extension involves the raising of the ridge of only part of the 
original building.  This results in an unbalanced appearance to the bungalow, which is out of 
keeping with the original property and the remaining roof.  The change to the ridge would be 
viewed as a contrived alteration to the bungalow making little reference to the character of 
the original property.   
 
In terms of the impact on the street scene, there are other roof lines in the area, however the 
proposal is of poor design and does not reflect the character of the house and those in the 
area. 
 
Ordinarily the internal layout and configuration of a property is not governed by planning 
unless the building is listed.  However, the submitted plans indicate two kitchens, two 
lounges, an office and a study and seven bedrooms.  The application is proposed as seeking 
permission for the erection of extensions; the plans would appear to indicate the possible 
sub-division or annexe accommodation.  If this is indeed the case then this would require 
further assessment against additional planning policies. 
 
RESIDENTIAL AMENITY   
It is acknowledged that the proposed first floor extension may create a level of loss of light 
and an overshadowing effect to the neighbouring property known as Tor View, however due 
to the separation distance and topography of the land this would be minimal.   
 
Following submission of the revised drawings, no windows are proposed to the side elevation 
(northern elevation) of the proposed first floor extension, therefore there will be no additional 
loss of privacy to neighbouring occupiers. 
 
HIGHWAY SAFETY  
The proposed development would not result in the loss of any parking provision; indeed 
ample space would remain on the adjacent driveway to accommodate any additional 
vehicles.  The existing shared access to the property would not be affected by the proposal 
and would continue to provide a safe means of access to the site.  In this respect, no 
detrimental impact would be caused to current levels of highway safety.  Policy GE5 would 
be satisfied. 
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LANDSCAPE IMPACT  
The single-storey nature of the proposed extensions to the west elevation, combined with use 
of appropriate materials and the level of screening in place indicates that the impact on the 
surrounding AONB would be minimal.   
 
Due to the height and bulk of the proposed first floor extension and the use of the proposed 
materials the addition may be visible from across the valley, therefore the proposed addition 
would have an impact on the current rolling escarpment of the landscape.   
 
SI 2274 STATEMENT 
The case officer was in regular contact with the applicant.  Copies of this correspondence is 
on the file. 
 
CONCLUSION 
The proposal is NOT considered to comply with the provisions of policies listed in the 
reasons for refusal and contained in the adopted Stroud District Local Plan, November 2005 
and the core planning principles set out in the NPPF. 
 
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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