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 9 December 2014 
 

DEVELOPMENT CONTROL COMMITTEE 
 
A meeting of the Development Control Committee will be held on Thursday, 
18 December 2014 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 
10.00 am.  

 

David Hagg 
Chief Executive 

 

Members of the Committee: 
 
Councillor Ken Stephens (Chair) Councillor Haydn Jones 
Councillor John Marjoram (Vice-Chair) Councillor Stephen Moore 
Councillor Liz Ashton Councillor Dave Mossman 
Councillor Dorcas Binns 
Councillor Nigel Cooper 

Councillor Stephen Robinson 
Councillor Roger Sanders 

Councillor Paul Hemming Councillor Emma Sims 
 
 

A G E N D A 
 

 

 

Please Note: 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 
the absence of the press and public. 

 

 

1. APOLOGIES 
 
2. DECLARATIONS OF INTEREST 
  
 To receive Declarations of Interest in relation to planning matters. 
 
3. MINUTES 
 

To approve and sign as a correct record the Minutes of the Development 
Control Committee meeting held on 11 November 2014.  

http://www.stroud.gov.uk/
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4. DEVELOPMENT CONTROL – PLANNING SCHEDULE  

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

 
 
 

PLEASE NOTE THIS IS A TIMED AGENDA 
 

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 Planning Schedule. 
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2014/15 

 
 

DEVELOPMENT CONTROL COMMITTEE 
 

11 November 2014 
 

6.00 pm – 9.15 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 

A 
P 
P 
P 
P 
P 

 
** = Chair * = Vice-Chair  A = Absent P = Present 
 
Other Member in attendance 
 
Councillor Tim Williams 
 
Officers in attendance 
 
Head of Planning Environmental Protection Manager 
Development Control Team Manager Principal Planning Officer  
Legal Services and Monitoring Officer  Democratic Services & Elections Officer 
 
CHAIR’S ANNOUNCEMENTS 
 
a. The Chair conveyed his thanks to Councillor John Marjoram, Vice-Chair who had 

Chaired the last meeting at very short notice. 
b. With great sadness the Chair paid tribute to former Councillor Paul Carter who had 

recently passed away.  Although not a Committee member he had always 
represented his constituents within his Ward and would be greatly missed. 

c. Holly Simkiss was congratulated on her recent appointment of Principal Planning 
Officer. 

 
DC.060 APOLOGIES 
 
An apology for absence was received from Councillor Haydn Jones. 
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DC.061 DECLARATIONS OF INTEREST 
 
None under the Members’ Code of Conduct. 
 
DC.062 MINUTES 
 
RESOLVED That the Minutes of the Special Development Control Committee 

meeting held on 23 September 2014 and the Development Control 
Committee held on 13 October 2014 are accepted as a correct 
record. 

 
DC.063 PLANNING SCHEDULE 
 
Representations were received and taken into account by the Committee in respect 
of the following Applications:- 
 

1. S.14/0673/FUL 2. S.14/2085/FUL 3. S.14/1967/FUL 

4. S.14/1901/FUL 5. S.14/1968/HHOLD 6. S.14/0428/HHOLD 

 
Late Pages had been circulated to Members prior to the meeting and were available 
at the meeting in respect of Scheduled Items 1, 2 and 3. 
 
DC.064 ITEM 1 – PROPOSED CONSTRUCTION OF A 1.5MW ON-FARM 

ANAEROBIC DIGESTER (AD) PLAN ON LAND ADJACENT TO THE 
AGRICULTURAL DEVELOPMENT FORMERLY KNOWN AS 
CHAVENAGE DAIRY, TETBURY, GLOS (S.14/0673/FUL) 

 
The Development Control Manager outlined the above Application and highlighted 
the additional comments made in Late Pages relating to similar issues already 
raised; highway and traffic impacts, inappropriate location, the impact on the AONB 
and smells. 
 
Mr Alan Cordwell spoke on behalf of Horsley Parish Council highlighting its 
objections to the Application. 
 
Jenny Stuart also spoke on behalf of herself and other objectors to the Application. 
 
Mr David Manley, the Applicant outlined his Application. 
 
The Officer requested Members to consider the visual impact of the vehicles and 
their movements and how the AD would sit upon the site.  He also proposed an 
amendment by adding the following words “and its associated lorries” to the second 
line of Refusal 1 between the words “plant” and “would appear”.  
 
Members were concerned at the loss of 1,000 acres of arable land being used to 
grow maize for fuel rather than for food production, the amount of lorry movements 
across the District and also the narrow track that would be used for transportation. 
 
A Motion to REFUSE the Application, as amended, was proposed by Councillor 
Emma Sims and seconded by Councillor Dave Mossman with an additional reason on 
grounds of highway safety, Policy GE5. 
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During debate Members were in favour of alternative energy but agreed that this was 
the wrong location, the land should be used to grow food and the traffic generated 
was not suited to the current narrow track. 
 
On being put to the vote, there were 10 votes for the Motion, 0 votes against and 1 
abstention; it was declared CARRIED. 
 
RESOLVED To REFUSE Application S.14/0674/FUL, for the reasons set out in 

these Minutes and in Appendix A. 
 
DC.065 ITEM 2 – VARIATION OF CONDITION 15 OF PERMISSION 

S.13/0184/FUL RELATING TO EXTERNAL YARD ACTIVITIES. 
COMPLIANCE WITH CONDITION 17 OF PERMISSION 
S.13/0184/FUL RELATING TO INTERNAL PRODUCTION 
ACTIVITIES. ADAPTATIONS OF THE BUILDING ENVELOPE TO 
ACCOMMODATE ENVIRONMENTAL SERVICING TERMINALS. 
SITING OF EXTERNAL CONDENSERS.  PROVISION OF 
EXTERNAL STAFF BREAKOUT AREA AND CYCLE AT UNIT L, 
QUEDGELEY TRADING ESTATE WEST, BRISTOL ROAD, 
HARDWICKE, GLOS (S.14/2085/FUL) 

 
The Principal Planning Officer outlined the above Application, highlighting the 
comments contained within the Late Pages and also an additional condition stating 
that within 8 weeks of the occupation of the unit, the Applicant must submit a 
validation report to the Local Planning Authority to demonstrate compliance with 
conditions 3 and 4 of this decision. 
 
Mr N Oxley, a neighbour opposed the Application on grounds of noise nuisance. 
 
The Environmental Protection Manager reported that noise measurements had been 
undertaken at the site.  The level of permitted noise of 41dB was below the 
acceptable British Standards level which was set with an upper limit of 55dB.  He 
explained that if sound monitoring equipment was left upon the site it would be very 
difficult to attribute the noise levels to a particular source. 
 
A Motion to ACCEPT the Officer’s recommendation to grant permission, with the 
additional condition was proposed by Councillor Stephen Moore and seconded by 
Councillor Roger Sanders. 
 
Confirmation was given that 41dB was approximately equivalent to a person speaking 
loudly next to somebody else.  Members were concerned that residents should be 
protected against noise nuisance and requested that a sound absorbent fence was 
erected. 
 
In response to the Committee’s concerns, it was suggested that the Planning Officer 
could write to the landowner requesting it to erect an acoustic fence, although such a 
request would not be enforceable as a condition, given it did not cover the application 
site.  The Head of Planning suggested that an informative could be added to any 
future Applications that are made upon this site regarding the level of noise.  
Members agreed with the suggestion of an informative. 
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On being put to the vote, there were 10 votes for the Motion, 0 votes against and 1 
abstention; it was declared CARRIED. 
 
RESOLVED To grant planning permission for Application S.14/2085/FUL, as 

set out in these Minutes and in Appendix A. 
 
DC.066 ITEM 3 – DEMOLITION OF EXISTING DWELLING AND ERECTION 

OF THREE DWELLINGS WITH ASSOCIATED LANDSCAPING AT 
SUMMERFIELD, THE BROADWAY, OAKRIDGE LYNCH, STROUD, 
GLOS (S.14/1967/FUL) 

 
The Development Control Manager outlined the above Application and referred to 
the Late Pages. 
 
Councillor Tim Williams, Ward Member for Bisley and Mr Roger Budgeon, Clerk to 
Bisley with Lypiatt Parish Council raised various objections to the Application. 
 
Mrs Anne Brain a local resident spoke on behalf of the majority of objectors against 
the Application. 
 
Mr Tom Howard, Architect spoke in favour of the Application and responded to the 
concerns that had been raised. 
 
Various plans were displayed showing the height and elevations of Plot A.  The site 
was above any flood plain, the ground was porous and water would be absorbed.  
Concern was expressed about any flash flooding caused by climatic conditions. 
 
Officers suggested that a SUDS drainage condition and an informative that the 
Applicant must seek approval from the Environment Agency on the type of foul 
drainage to be used could be added to the Application.  Members concurred with this 
suggestion.  Further, in reply to Members’ concerns Officers suggested that the 
following conditions could also be added to the Application:- 
 

 Details and plans showing the proposed floor slab/floor levels prior to any 
building to ensure that the earth was stabilised. 

 Samples of the wooden cladding to be used prior to its use, specifying that it 
must be untreated.  Examples could be cedar, oak, birch or larch wood. 

 Request the building of a traditional chimney in lieu of the proposed flue. 
 
A Motion to ACCEPT the Officer’s recommendation to grant permission, together with 
the additional conditions was proposed by Councillor Dave Mossman and seconded 
by Councillor Stephen Moore. 
 
During debate Members had differing views. 
 
On being put to the vote, there were 8 votes for the Motion, 3 votes against and 0 
abstentions; it was declared CARRIED. 
 
RESOLVED To grant planning permission to Application S.14/1967/FUL, as set 

out in these Minutes and in Appendix A. 
 
The meeting adjourned at 8.10 pm and reconvened at 8.20 pm. 
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DC.067 ITEM 4 – ERECTION OF 4 BAY BARN AT PYLL HOUSE, JACKS 

GREEN, SHEEPSCOMBE, STROUD, GLOS (S.14/1901/FUL) 
 
The Development Control Manager had nothing to add to the Officer’s report on the 
above Application. 
 
Councillor Nigel Cooper conveyed the apologies of both the Chair and Vice-Chair of 
Painswick Parish Council who were unable to attend the meeting. 
 
Mr Ian James, a direct neighbour stated his objections to the Application. 
 
Mr Atkins, the Applicant outlined the Application. 
 
The Officer clarified that the previous Application had been withdrawn and following 
pre-application advice had submitted a revised Application.  The original Application 
was deemed inappropriate because of its size but with one less bay was regarded as 
appropriate.  An additional condition could be added to the Application restricting the 
roofing materials to onduline, cement fibre or other similar material which would be 
less harsh in appearance. 
 
A Motion to accept the Officer’s recommendation was proposed by Councillor John 
Marjoram and seconded by Councillor Roger Sanders.  The Proposer stated that the 
Applicant would be able to put his farm machinery away and the Seconder concurred. 
 
Members debated the Application and had differing views.  Councillor Steve 
Robinson proposed an amendment for a condition regarding the roofing materials to 
be added.  Both the Proposer and Seconder accepted this amendment. 
 
On being put to the vote, there were 9 votes for the Motion, 2 votes against and 0 
abstentions; it was declared CARRIED. 
 
RESOLVED To grant planning permission to Application S.14/1901/FUL, as set 

out in these Minutes and Appendix A. 
 
DC.068 ITEM 5 – ERECTION OF SINGLE STOREY AND ONE AND HALF 

STOREY EXTENSIONS, ACCESS TO LOFT SPACE AND 
EXTERNAL ALTERATIONS.  RESUBMISSION OF WITHDRAWN 
APPLICATION S.14/1166/HHOLD AT 9 LYPIATT VIEW, BUSSAGE, 
STROUD, GLOS (S.14/1968/HHOLD) 

 
The Development Control Manager updated Members on the above Application. 
 
Mr Robin Roberts, Architect outlined the Application. 
 
A Motion to ACCEPT the Officer’s recommendation was proposed by Councillor John 
Marjoram and was seconded by Councillor Roger Sanders. 
 
On being put to the vote, it was unanimously CARRIED. 
 
RESOLVED To grant permission to Application S.14/1968/HHOLD, as set out 

in these Minutes. 
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DC.069 ITEM 6 – MINOR AMENDMENT TO PLANNING PERMISSION 

S.14/0428/HHOLD AT LOWER CHEYNE, QUEENS ROAD, STROUD, 
GLOS (S.14/1767/FUL) 

 
The Head of Planning apologised to Members for errors in the Officer’s report on 
pages 51 and 54, clarifying that the Officer’s recommendation was for refusal.  A 
typographical error on the third paragraph of page 54 was also highlighted, the ‘r’ 
should have been deleted. 
 
The Officer confirmed that the recommendation for refusal was in line with Members’ 
previous decision because the increase in size of the balcony was contrary to Policy 
GE1. 
 
Councillor Stephen Moore, a Ward Member raised concerns regarding the 
Application on behalf of neighbours objecting to the Application. 
 
Ms Penny Campbell spoke in favour of the Application on behalf of the Applicant. 
 
A Motion to grant permission was proposed by Councillor John Marjoram and was 
seconded by Councillor Steve Robinson. 
 
Members debated the Application and generally agreed that the Application should be 
granted, together with the conditions from the previous Application and also the 
drawing numbers being amended. 
 
On being put to the vote, there were 9 votes for the Motion, 0 votes against and 2 
abstentions; it was declared CARRIED. 
 
RESOLVED To grant permission for Application S.14/1767/FUL, as set out in 

these Minutes and Appendix A. 
 
 
The meeting finished at 9.15 pm. 

 
 
 
 
 
 
 
 
 

Chair  
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Amendments for Development Control Committee 
11 November 2014 

 
Item 1: S.14/0673/FUL The Old Dairy, Chavenage, Tetbury 
 
Amend refusal reason to include the visual impact of lorries: 
Due to the size, scale and form, the proposed anaerobic digestion plant and its 
associated lorries would appear as an inappropriate form of development, highly 
visible and prominent within the Cotswolds AONB. The proposed bund and 
landscaping will take time to develop and would not adequately mitigate the harm to 
the wider landscape character and setting. 
 
Insufficient information has been submitted to satisfy the Local Planning Authority 
that exceptional circumstances have been demonstrated that a majority of the 
feedstock for the anaerobic digestion plant of this size and scale would be produced 
on site at the surrounding farm. As no specific need or special circumstances on the 
site have been demonstrated, the benefits of electricity generation through the 
anaerobic digestion process do not outweigh the harm to the AONB. 
 
The proposal is therefore contrary to NPPF paragraphs 109, 115 and 116, paragraph 
007 of the renewable and low carbon energy advice in the National Planning 
Practice Guidance, Policy NE8 of the Stroud District Local Plan, November 2005 and 
Delivery Policy ES7 of the Stroud District Local Plan Submission Draft 2013. 
 
Additional reason for refusal: 
The application site is accessed by the connecting lane between the A46 and 
Tetbury. The proposal would require substantial HGV traffic to supply the necessary 
fuel for the digester and removal of the resulting digestate. These HGV vehicles 
could not safely use this narrow lane, and its junction with the A46. The frequency of 
these HGV vehicles would severely jeopardise safety of the lane.  The proposal is 
therefore contrary to Policy GE5 of the November 2005 adopted Stroud District Local 
Plan,  Policy CP13 of the Stroud District Local Plan Submission Draft  and paragraph 
32 of the NPPF. 
 
Item 2: S.14/2085/FUL Unit L Quedgeley Trading Estate West 
 
Additional condition: 
Within 8 weeks of the occupation of the unit, the applicant shall submit a validation 
report to the Local Planning Authority to demonstrate compliance with conditions 3 
and 4 of this decision. 
 
Reason: 
To ensure that noise generated from the site does not cause undue disturbance to 
occupiers of nearby residential properties. 
 
Add informative: 
You are advised that this site is sensitive with regard to noise. Any subsequent 
planning applications on the site will need to address noise issues and demonstrate 
that there will be no increase in noise resulting from the proposed development that 
would unacceptably affect the residential amenity of occupiers of nearby residential 
properties. 
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Members of the DCC requested Officers to write to The landlord of the Trading 
Estate to request that the fence is extended along the boundary with the 
neighbouring residential property, and to advise that any subsequent planning 
applications on the estate will need to demonstrate that there will be no increase in 
noise resulting from the proposed development that would unacceptably affect the 
residential amenity of occupiers of nearby residential properties. 
 
Item 3: S.14/1967/FUL Summerfield, The Broadway, Oakridge Lynch 
 
New condition (10) 
The landscaping scheme required by condition 3 shall include details of the 
provision, and maintenance of dark corridors along the boundary hedges and 
tree/shrub planting for bats. This provision shall be implemented and retained as part 
of the landscaping scheme in accordance with condition 4.   
 
Reason: To promote biodiversity in accordance with paragraph 118 of the NPPF. 
 
New condition (11)  
Details of provision of measures for nesting birds within the site and a minimum of 2 
bat boxes within the dark areas required by condition 10 shall be submitted to the 
Local Planning Authority. The provision for nesting birds and bat boxes shall be 
wholly implemented prior to occupation of the third dwelling hereby approved and 
shall be retained as such thereafter. 
 
Reason: 
To promote biodiversity in accordance with paragraph 118 of the NPPF. 
 
New condition (12)  
Notwithstanding the submitted plans, the proposed flue shown on the submitted 
drawings shall not be implemented rather a stone chimney to the equivalent height 
shall be erected prior to occupation of the new dwelling. 
 
Reason: To ensure a satisfactory design in accordance with Policy HN8 of the 
adopted Stroud District Local Plan, November 2005. 
 
As a result condition 2 amended to incorporate the above change: 
The development hereby permitted shall be carried out in all respects in strict 
accordance with the approved plans listed below whilst incorporating requirements of 
condition 12. 
 
New condition (13) 
Prior to the commencement of the development hereby permitted, details and plans 
showing the existing and proposed slab/floor levels of the dwellings hereby 
permitted, including cross sections through the site, showing the relationship with 
adjoining land or highway and referenced to a known datum outside of the site, 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. 
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Reason: 
In the interests of the amenities of the area and to accord with Policies HN8, GE1 
and BE12 of the adopted Stroud District Local Plan, November 2005, together with 
Policies HC1, ES3 and ES10 of the Stroud District Local Plan: Submission Draft 
December 2013 and the provisions of the National Planning Policy Framework.  
 
New condition (14) 
Drainage works shall be carried out in accordance with details and a timetable to be 
submitted to and approved in writing by the Local Planning Authority.  Prior to the 
submission of those details, an assessment shall be carried out into the potential for 
disposing of surface water by means of a sustainable drainage system, in 
accordance with the principles of sustainable drainage systems (SuDS), and the 
results of the assessment provided to the Local Planning Authority.  The submitted 
details shall: i) provide information about the design storm period and intensity, the 
method employed to delay and control the surface water discharged from the site 
and the measures taken to prevent pollution of the receiving groundwater and/or 
surface waters; ii) specify the responsibilities of each party for the implementation of 
the SuDS scheme, together with a timetable for that implementation;  iii) provide a 
management and maintenance plan for the lifetime of the development which shall 
include the arrangements for adoption by any public authority or statutory undertaker 
and any other arrangements to secure the operation of the scheme throughout its 
lifetime.  The scheme shall be implemented, maintained and managed in accordance 
with the approved details. 
 
Reason: 
To provide the development with a suitable method of disposing of surface water and 
to prevent the incidences of flooding from rain fall in accordance with the NPPF 
paragraph 99. 
 
Additional informative on EA approval: 
Environment Agency approval is likely to be needed for foul drainage. 
 
Item 4: S.14/1901/FUL Pyll House, Jacks Green, Sheepscombe 
 
Additional note on roofing material:    
The submitted sample should be onduline, cement fibre or similar rather than metal 
sheeting which would appear harsh in the landscape.  
 
Item 6: S.14/1767/FUL Lower Cheyne, Queens Road, Stroud 
 
Permission subject to the following conditions: 
1. No development shall take place until samples of the 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. 

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

Planning Policy HN16, BE12 and National Policies NPPF(7) and NPPF(12). 
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2. Prior to first beneficial use of the extension hereby permitted the two roof lights 
in the bedroom facing Cheyne House shall be obscurely glazed and fixed shut, 
and maintained as such thereafter. 

 
 Reason: 
 In the interest of residential amenities of adjoining occupiers and to accord with 

adopted Local Plan Policy GE1 and emerging Local Plan Policy ES3.  
 
3. Prior to commencement of any works herby permitted, the applicant shall 

submitted details of means of enclosure which shall be approved in writing and 
shall be implemented in all respects in accordance with the approved detail and 
maintained as such therefore. 

 
 Reason: 
 In the interest of visual amenities and to accord with Local Plan Policy HN16, 

BE5 an National Policy NPPF(7).  
 
4. No construction site machinery or plant shall be operated, no process shall be 

carried out and no demolition or construction-related deliveries taken at or 
dispatched from the site except between the hours 08:00 and 18:00 on 
Mondays to Fridays, between 08:00 and 13:00 on Saturdays and not at any 
time on Sundays, Bank or Public Holidays. 

 
 Reason:  
 To protect the amenity of the locality, especially for people living and/or working 

nearby, in accordance with Stroud District Council Local Plan Policy GE1 and in 
accordance with the provisions of Circular 11/95. 

 
5. Development hereby permitted shall be carried out in all respects in strict 

accordance with the approved plans listed below: 
 

Site Plan Proposed of 18/02/2014 
Plan number = 1.7 from S.14/0428/HHOLD    
 
Proposed floor plan of 18/02/2014 
Plan number = 3.7 from S.14/0428/HHOLD  
 
Proposed floor plan of 12/06/2014 
Plan number = E4.7 from S.14/1767/FUL 
 
Site Location Plan of 18/02/2014 from S.14/0428/HHOLD 
 
Proposed Elevations of 11/04/2014 
Plan number = B7.7 from S.14/0428/HHOLD 
 
Section of 11/04/2014 
Plan number = B5.7 from S.14/0428/HHOLD 
 
Proposed Elevations of 12/06/2014 
Plan number = D6.7 from S.14/0428/HHOLD 
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Attention is also drawn to S.14/0428/HHOLD, S.14/1582/DISCON and 
S.14/1770/VAR 

 
 Reason: 
 To ensure that the development is carried out in accordance with the 

approved plans and in the interests of good planning. 
 
Informatives: 
 
1. For the avoidance of doubt, the balcony has already commenced, and hence 

the standard three year condition is not required and has therefore not been 
brought forward. 
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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  Start Time 

 
Berkeley Town Council Land At Rear Of, Canonbury Street, Berkeley.                                   01       10.00am 

S.14/0619/FUL -  Erection of 196 dwellings, provision of 
new access from B4066, landscaping and associated  
infrastructure.(Revised plans and Further EIA Information  
received 26th August, 9th and 13th October 2014.) 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0619/FUL 

 
 

Dursley Town Council Land Off, Shakespeare Road, Dursley.                                            02     Not before  
S.14/0966/OUT -  Development of up to 100 dwellings                                10.45 am 
 including affordable housing and open space;  
creation of new access to Shakespeare Road and internal  
roads, footpaths and landscaping. 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0966/OUT 

 
 

Stonehouse Town 
Council 

Land South Of Bristol Road, Stonehouse, Gloucestershire.              03     Not before  
S.13/1348/OUT -  Residential development (up                                          11.30 am  
to 90 dwellings) including infrastructure, ancillary  
facilities, open space and landscaping. Construction of 
 new vehicular access from the A419 Bristol Road. 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.13/1348/OUT 

 
 
Leonard Stanley Parish 
Council 

Land At,  Bath Road, Leonard Stanley.                                              04    Not before  
S.14/2082/FUL -  Erection of 17 dwellings, new access and                        13.30 pm 
 internal roadway and ancillary works. 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/2082/FUL 

 
 

Whitminster Parish 
Council 

Land Off, School Lane, Whitminster.                                                   05   Not before  
S.14/1829/OUT -  Residential development for up to                                   14.15 pm 
95 dwellings including infrastructure, ancillary facilities, open 
 space and landscaping. Construction of a new vehicular 
 access from School Lane (additional info 8.10.2014) 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1829/OUT 

 
 

Whitminster Parish 
Council 

Parklands Farm, School Lane, Whitminster.                                       06   Not before  
S.14/0716/OUT -  Residential development for 31 dwellings                       15.00 pm 
with associated open space and community facilities 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0716/OUT 

 
Horsley Parish Council Nupend Farm, Boscombe Lane, Horsley.                                          07    Not before  

S.14/1191/FUL -  Mixed residential development comprising                     15.45 pm 
the erection of 19 dwellings (including 5 affordable units),  
associated parking, hard and soft landscaping and associated  
works; change of use and renovation works to the traditional 
 stone barn to become ancillary to Nupend Farmhouse; and,  
renovation works to the Farmhouse.  Revised Plans received  
06/10/14. 

 

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

 
Horsley Parish Council Nupend Farm, Boscombe Lane, Horsley.                                           08    Not before                          

S.14/1192/LBC -  Alterations and renovation works to the                           15.45 pm 
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.asp?AppRef=S.14/1192/LBC 
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THE STRUCTURE OF THE COMMITTEE SCHEDULE 
 
In acknowledgement of the unusual nature of these applications, the Schedule of 
Applications is structured somewhat differently from the conventional layout 
 
The Schedule commences with this Prologue which sets out the prevailing policy 
background against which the applications should be considered, followed by three 
separate ‘topic chapters’ which describe the formal proposals and their conformity with 
this policy on an individual basis.  
 
1. PROLOGUE 

 
1.1 There is a common policy basis against which the agenda applications should be 

considered. As such this prologue seeks to set out the over-arching policy and 
guidance background against which these applications sit thereby providing the 
decision maker with a robust understanding of the policy topics against which 
these applications should be considered.  

 
1.2 Whilst this summary is not meant as an exhaustive list of all of the policy matters 

affecting all of the applications, it will provide a reference for some of the key 
policies and guidance affecting the applications either individually or 
cumulatively. Where there are bespoke policy considerations relating to an 
application which are not outlined in this prologue, they will be covered within the 
individual report. 

 
1.3  This prologue will therefore provide an overview of relevant development plan 

policies contained within both the adopted Stroud District Local Plan, November 
2005 (the adopted Local Plan) and the Stroud District Local Plan: Submission 
Draft. December 2013 (the emerging Local Plan or ELP), along with a summary 
of guidance contained within the National Planning Policy Framework (NPPF) 
and the National Planning Policy Guidance (NPPG). This overview will be 
grouped by subject heading. 

 
1.4 The prologue will not look to offer any comment on the merits of the individual 

applications against these policy and guidance requirements. That is clearly a 
matter for discussion within the individual reports. 

 
2. THE PREVAILING LEGISLATIVE BACKGROUND 
 
2.1 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. 
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2.2 The Adopted Development Plan: 
 In the case of the Stroud District, the relevant development plan consists of the 

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.  

 
2.3 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). 

 
3 THE EXAMINATION IN PUBLIC (EIP) 
 
3.1 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. 

 
3.2 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).  

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

ELP. 
 
3.4 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. 
 
3.4.1 The Council has prepared a response to this report which is being considered at 

the Full Council Meeting on the 9th December 2014. This is the opportunity for 
the Council to confirm its position with regards to the Objectively Assessed Need 
for housing and employment for the plan period.  
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3.4.2 The recommendations and reports contained in this schedule have been 
prepared on the basis of that the Full Council accepts the officer 
recommendation without significant amendments. If following the publication of 
this DCC agenda this has not proved to be the case then an updated position will 
be provided at the meeting on the 18th December 2014.  
 

3.5 Whilst the ELP is evolving, it 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. 
 

4 THE NATIONAL PLANNING POLICY FRAMEWORK 
 
4.1 Whilst this is not the sole material consideration, the National Planning Policy 

Framework (NPPF) is a key consideration and is a clear statement of 
Government Policy.  

 
4.2 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  
 
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.  

 
4.3 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.  

 
4.4 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.  
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4.5 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]” 

 
5 PARISH PLANS 
 
5.1 Where there are prevailing Parish Plans in place, these form part of the 

Development Plan. At the time of writing there are no Parish Plans which have 
been consulted on or adopted as part of the Development Plan. 

 
6 THE RELATIONSHIP BETWEEN THE DEVELOPMENT PLAN AND THE NPPF 
 
6.2 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. 

 
6.3 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).  
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6.4 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.] 

 
6.5 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.] 

 
6.6 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. 

 
6.7 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. 

 
6.8 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. 

 
6.9 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. 

 
6.10 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. 
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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 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, the Council firmly asserts it can provide a 5 year 

land supply, based on the recent Objective Assessed Housing Need (OAHN) 
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. 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  
 
8.1 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.  
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8.2 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  
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  
 
8.3 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.   

 
9.  RELEVANT LANDSCAPE POLICY BACKGROUND 
 
9.1  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. 

 
9.2 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. 

 
9.3  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.  
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9.4   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). 

 
10  RELEVANT ECOLOGY POLICY BACKGROUND 
 
10.1   The Adopted Local Plan: 

Ecology based policies 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. 

 
10.2  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. 

 
10.3  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 in paragraph 14 does not apply. 

 
11.  RELEVANT HYDROLOGY POLICY BACKGROUND 
 
11.1   The Adopted Local Plan 

The original Local Plan Policy GE4 which dealt with flooding consideration was 
deleted 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. 

 
11.2 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 also advocates sustainable urban drainage systems (SuDs) wherever 
possible and that enhancement of watercourses and their associated wildlife 
corridors achieved. 

  
11.3 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: 
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12.  RELEVANT HERITAGE POLICY BACKGROUND 
 
12.1  The Adopted Local Plan: 

In terms of proposal affecting heritage assets (including listed buildings, 
conservation areas and archaeology), 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. 

 
12.2  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. 

 
12.3 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 
are particularly relevant. 

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

Saved Policy GE5 seeks to ensure that development proposals are safe for all 
highway users and are not detrimental to highway safety. 

 
13.2  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. 

 
13.3   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. 

 
13.4  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 cist 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] 
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14. RELEVANT AMENITY POLICY BACKGROUND 
 
14.1 The Adopted Local Plan: 

Local Plan Policy GE1 protects 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. 
 

14.2 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.  

 
14.3 The NPPF: 

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

 
15. RELEVANT AFFORDABLE HOUSING POLICY BACKGROUND;  
 
15.1 The Adopted Local Plan: 

Local Plan Policies HN4 and HN5 consider the provision of affordable housing 
and require developments to provide 30% affordable housing unless other 
planning objectives or abnormal associated costs dictate otherwise. These 
policies also seek to ensure that provision is mixed within a proposed layout.  
 

15.2 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.  

 
15.3 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. 

 
16. RELEVANT DESIGN POLICY GUIDANCE:  
 
16.1 The Adopted Local Plan: 
 There are no saved polices in relation to design in the Adopted Local Plan.  

 
16.2 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 following the lead given by the Core Policies.  
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16.3 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.  

 
This prologue has provided the legislative and policy framework for the determination of 
these applications. The agenda will now consider the merits of the individual 
applications accordingly.  
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Item No: 01 
Application No. 
Site No. 

S.14/0619/FUL 
 

Site Address Land At Rear Of, Canonbury Street, Berkeley, Gloucestershire 
 

Town/Parish Berkeley Town Council 
 

Grid Reference 368684,199432 
 

Application 
Type 

Full Planning Permission 
 

Proposal Erection of 196 dwellings, provision of new access from B4066, 
landscaping and associated infrastructure. (Revised plans and further EIA 
information received 26th August, 9th and 13th October 2014.) 
 

  
   

 
 
 

  

Applicant’s 
Details 

Charles Church Developments LTD 
Churchward House, Churchward Road, Yate, Bristol, BS37 5NN 
 

Agent’s Details GVA 
St Catherines Court, Berkeley Place, Bristol, B58 1BQ,  
 

Case Officer Darryl.J. Rogers 
 

Application 11.03.2014 
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Validated 
 RECOMMENDATION 

Recommended 
Decision 

Refusal 

For the 
following 
reasons: 

 
 1. The proposed development is located in close proximity to a 

number of significant heritage assets including Grade I Berkeley 
Castle, Grade II* Berkeley Registered Park and Garden and the 
Berkeley Conservation Area.  

 
This site forms the entrance to the village and has a complex 
interrelationship with the historic evolution of the castle and the 
grounds as well as the historic town within the Conservation Area. 
The proposed development of this site would result in a significant 
impact on the setting of these heritage assets by virtue of the loss 
of historic connection of the assets to the surrounding landscape, 
views to and from the heritage assets as well as the introduction of 
modern built form into a part of Berkeley which has preserved its 
historic integrity.  

 
The development would result in a significant impact on heritage 
assets, contrary to the sustainable definitions of the National 
Planning Policy Framework (para 7) and contrary to the core 
planning principles of the National Planning Policy Framework 
(para 17) and paragraphs 132 and 133 of the same. The proposal 
does not, therefore, contribute towards the achievement of 
sustainable development. 

 
 CONSULTEES 

Comments 
Received 

English Heritage (E) 
Contaminated Land Officer (E) 
Mr David Lesser 
Archaeology Dept (E) 
Severn Trent Water Ltd (E) 
Councillor Craig 
Wessex Water (E) 
Gloucestershire Education Dept (E) 
Environmental Health (E) 
Development Coordination (E) 
Natural England (E) 
Highways Agency (E) 
English Heritage (E) 
Crime Prevention Design Advisor (E) 
Policy Implementation Officer (E) 
Public Rights Of Way Officer (E) 
Lower Severn Drainage Board (E) 
Gloucestershire Education Dept (E) 
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 CONTRIBUTORS 

Letters of 
Objection 

 
J Pearson, 22 Hillcrest, Berkeley  
Professor M Horton, 1 Ellerncroft Road, Wotton Under Edge  
H Widdas, 41 Canonbury Street, Berkeley  
V Watts, 1 The Brambles, Berkeley  
Mr Mrs Kirk, Edgeways 17 Canon Park, Berkeley  
Mrs H R T Jones, 54 James Orchard, Berkeley  
T And G Hastings, 28 Lantern Close, Berkeley  
Mr And Mrs Hosier, 14 Canon Park, Berkeley  
D Ball, Gloucestershire Gardens And Landscape Trust,, C/o   
Mrs E Taylor, 9 High Street, Berkeley  
B Butcher, 35 Canonbury Street, Berkeley  
CPRE Berkeley Vale District, Stokes Cottage, Rockstowes  
V Watts, 1 The Brambles, Berkeley  
D Ball, 2 Beech Close, Highnam, Gloucs.,  
Mr Mrs B Kirk, Edgeways 17 Canon Park, Berkeley  
J Tebb, Six Market Place, Berkeley  
R Fong, 10 Mobley, Berkeley  
Mrs P Hopkins, 43 Canonbury Street, Berkeley  
J Stanton, Canon House, Canonbury Street  
G E Woollard, 5 Station Road, Berkeley  
Mrs J Sharp, 15Canon Park, Berkeley  
A B And R Folkes, 1 Mobley, Berkeley  
Mrs Jenner-Fust, 37 Salter Street, Berkeley  
D Tandy, St Andreasberg, Newport  
J Strickland, 11 Canon Park, Berkeley  
Mrs A Jones, 2, Beech Close,, Highnam  
Mr C Humphreys, 11 Hillcrest, Berkeley  
P Gibbons, 13 Canon Park, Berkeley  
J.Pearson, 22 Hillcrest, Berkeley  
H Stevens, 27 Canonbury Street, Berkeley  
M And M Bruton, 20 Hillcrest, Berkeley  
Mr And Mrs L Smith, 17 Hillcrest, Berkeley  
J W Fisher, 16 Hillcrest, Berkeley  
K A Palmer, 7 Canon Park, Berkeley  
P And J Hodgett, 7A Trevisa Crescent, Berkeley  
R.J.Berkeley, The Berkeley _ Spetchley Estates, Berkeley Castle  
A Barber And Rachel Folkes, 1 Mobley, Berkeley  
C Walsh, 15 High Street, Berkeley  
Valerie Watts, 1 The Brambles, Berkeley  
Reeves, Appledene, Berkeley Heath  
P Wride, 1 Court Meadow , Stone  
 

Letters of 
Support 

N L Everhard, 2 Seamills Cottages , Hamfields Lane   
E Varnam, 1 Lower Bridge Cottage, Purton, Berkeley  
King, 33 Station Road, Berkeley  
P.Boobyer, Lawn Villa,, Pitbrook,  
N Wolstenholme, Berkeley Primary School, Marybrook Street  
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M Tutuvanu, Newelm Cottage, Clapton, Berkeley, Gloucestershire, GL13 
9QZ  
 

Letters of 
Comment 

 J Stump, 8 Park View Road, Berkeley Glos                  
D MacDonald, Cedar Cottage, 43 Salter Street       
Berkeley Town Council, Town Hall, Salter Street     
Cllr.G.Craig, 17 James Orchard, Berkeley           
G Badsey, 23 James Orchard,, Berkeley     
S Jones, 19 James Orchard, Berkeley   
Mr F.W.Pepall, The Willows, Kington                   
 

 OFFICER’S REPORT 

 

1. THE SITE 
 
1.1 The application site is just under 12 hectares located on the eastern boundary of 
Berkeley on the approach to the town from the A38. 
 
1.2 The sloping site consists of the upper section of these fields being contained by 
the residential estate of Hillcrest to the west and the Longbridge Rhyne to the east 
which separates the application site from the adjacent field. The site abuts the 
residential estates of Canon Park to the far north and the ribbon properties on 
Canonbury Street to the south. A public footpath crosses the top of the former landfill 
site at its highest part linking Canonbury Street with the B4066, with a two well 
established hedgerows running perpendicular down the slope. 
 
1.3 The Berkeley Conservation Area (BCA), designated in 1973, is contiguous with 
the southern boundary of the site with the extreme south eastern corner of the site 
being in the BCA. In addition to this designation, the site is immediately opposite a 
number of listed heritage assets including Berkeley Castle, its related structures and 
grounds as well as other listed buildings along of Canonbury Street.  The Severn 
Estuary is a site designated as a Special Protection Area, a Special Area of 
Conservation and a RAMSAR site is approximately 3km to the west. 
 
2. THE PROPOSED DEVELOPMENT 
 
2.1 The proposal seeks full permission for erection of 196 residential units with a new 
vehicular access taken from the B4066 to the north below Canon Park. 
 
2.2 The scheme shows  a series of sub-character areas served from a central 
access road running north - south across the centre of the site, leading to the retention 
of  the hedgerows with development flowing predominantly along the contour lines. 
 
2.3 An open area would be left to the rear of Canonbury Street to provide wildlife 
mitigation, together with drainage attenuation facilities and to preserve identified 
archaeological assets. Further drainage swale and attenuation areas are shown 
adjacent to the eastern rhyne.  Pedestrian links to Canonbury Street and Canon Park 
would be enhanced with an additional link to the Berkeley Sports Ground. 
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2.4 The plans indicate that the units would be a mix of terrace, semi-detached and 
detached units of two storey red brick construction with some render detailing under a 
plain tile roof. 
In summary the proposal would provide: 
 
Open Market Units: 
o 28 x four bed units 
o 31 x three bed units 
o 78 x two bed units 
o 137 in total 
 
Affordable Units: 
o 2 x four bed units   (1 Affordable Rent, 1 Shared Ownership) 
o 21 x three bed units (10 Affordable Rent, 11 Shared Ownership) 
o 36 x two bed units (18 Affordable Rent, 18 Shared Ownership) 
o 59 in total 
 
These units would be located through out the development in a series of terraces. 
 
3. ENVIRONMENT IMPACT ASSESSMENT 
 
3.1 The proposal has been the subject of a Screening Opinion issued under the 
Town and Country Planning (Environment Impact Assessment) Regulations 2011 and 
has been held to be 'EIA Development' for the purposes of the Regulations. To this end 
the proposal is accompanied by an Environmental Statement and has been the subject 
of two Regulation 22 Further Information submissions as detailed below. 
 
4. REVISED INFORMATION 
 
o Further Information August 2014 
o Highways Layout Amendments 
o Updated Layout and Accommodation Schedule including the deletion of one unit 

following archaeological assessment. 
o Updated Landscape Drawings 
o Updated Design and Access Statement 
o Additional Ecological Enhancements. 
o Supplementary Heritage Report 
o Supplementary Ground Condition Report 
o Environmental Statement Addendum 
o Further Information October 2014 
o Second Addendum to Environmental Statement. 
o Updated Ecological Report 
o Updated Great Crested Newt & Reptile Report 
o Updated Bat Activity Report. 
o Additional Ground Investigation Information. 
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5. RELEVANT PLANNING HISTORY 
 
5.1  S.15979 for Landfill and reinstatement of agricultural land was permitted on 
11/10/90. This was temporary for three years and related to the use of inert material for 
regarding purposes. 
 
5.2 However significant parts of the site had been used for tipping for a significant 
period of time prior to this permission being granted. 
 
6. OMISSION SITE HISTORY 
 
6.1 Although there have been no previous planning applications submitted for 
residential development, the same site  was promoted through the 2005 Local Plan 
process and was considered by the Local Plan Inspector under Omission Site 
Reference OS016.  
 
6.2 In, November 2004, the LP Inspector recommended that the site should be 
allocated for approximately 300 units, in order to provide a source of housing and 
funding for public transport improvements to support the standalone employment 
allocation at Sharpness. It was the Inspector's view that the provision of new housing of 
this order would generate the critical mass of investment in the existing sub-standard 
bus service, thereby enhancing sustainable transport facilities in the locality, whilst also 
enabling the opportunity to reduce journey distances between works in the South Vale 
and their homes. This approach also involved the designation of Berkeley as a Principal 
Settlement within the planning hierarchy.  
 
6.3 The Inspector's advice was not however taken up by the Council in the 
subsequent adoption of the Local Plan in November 2005. 
 
6.4 On 10th November 2005 Full Council, resolved that Berkeley was distinctly 
different from other principal settlements and as such did not meet the criteria required 
of Principal Settlements within the Structure Plan. This scale of the allocation proposed 
was not consistent with the role of Berkeley and in addition, there had been significant 
downsizing in employment creation at Sharpness coupled with a lack of performance of 
the employment allocation, since the time of the Inspector's Report. Given this situation 
the housing allocation at Berkeley could lead to unsustainable housing growth poorly 
related to employment provision. The allocation was therefore not taken forward in the 
Local Plan. 
 
7.  REVIEW OF CONSULTATION RESPONSES 
 
7.1 Public Representations 
 
7.2 Objections 

Just over 40 representations: 
o The site is heavily contaminated and has been the subject of previous landfill and 

tipping activities. 
o Disturbance of the contamination could cause leakage and pollution into the local 

water courses outside of the site. 
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o The pedestrian link to Canon Park runs between two properties with a concealed 
entrance and concerns are raised over its safety. 

o The site has been the subject of previous flooding and there is no confidence in 
the proposals put forward. 

o Concerns over the long term maintenance and safety of the swales and on-site 
drainage systems. 

o Lack of confidence in the submitted noise study. 
o Will result in the loss of views and adversely affect the setting of Berkeley. 
o Harm to the setting of Berkeley Castle and other numerous listed and historic 

buildings on the Canonbury Street approach to Berkeley, which has remained 
unchanged since medieval times. 

o Outside of defined settlement boundary with no need for housing of this scale. 
o Inability of local infrastructure to cater for a large housing scheme. 
o There is no employment facilities to provide jobs for a new population thereby 

leading to an unsustainable, out-commuting form of development.  
o The site has known ecological habits including bat roosts, barn owls and resident 

Great Crest Newt population. 
o Lack of confidence in the ecological surveys and the methodology used. 
 
As part of these objections there is an active local action group, Association of Berkeley 
Residents Against Inappropriate Development (ABRAID), whose comments are 
summarised amongst those above. 
 
7.2 Support 

Approximately 6 representations: 
o New housing will bring younger residents which Berkeley needs to ensure that 

local services and facilities stay open and viable. 
o The number of units has been reduced following revisions. 
o The site access from the B4066 removes pressure from the surrounding town 

road network. 
o Youth facilities can be secured within the development. 
 
7.3 Comment 

Approximately 8 representations: 
o More robust screening is required. 
o Two storey houses and bungalows are more appropriate for the ageing 

population of Berkeley. 
o Could more development lead to the completion of the bypass? 
o The swales need to be safe for young children. 
 
7.4 Berkeley Town Council 
In supporting the proposal the Council considers Berkeley to be a sustainable location 
and has good range of shops and services. However the introduction of young families 
would offset the ageing population and assist in boosting the local economy. If 
permission is granted then the LPA should ensure that the housing is energy efficient 
and has a satisfactory and well maintained drainage system as well as mature 
landscaping.  
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The Council is concerned about road safety implications of the proposal and its 
relationship with other development in the area particularly those at Sharpness, which 
warrant improvements to the local road network. 
  
7.5 Gloucestershire County Council Community Infrastructure 
Comment that the contributions towards pre-school, secondary and library facilities are 
required.  
 
7.6 Local Highway Authority - Gloucestershire County Council  
No objection to the proposal subject to the imposition of conditions regarding road and 
access, their maintenance, pedestrian improvements and links, bus stop 
enhancements, and construction method statements. In addition financial contributions 
towards public transport and a travel plan are requested. 
 
7.7 Environment Agency 
Groundwater pollution can be covered by conditions but there are areas of the site 
which have not been fully investigated for potential pollution and there is t no detailed 
information on the implementation of an infiltration SUDS drainage facility. The 
proposed conditions dealing with this matter would require extensive pre-
commencement investigation together with detailed controls over the method and 
nature of any foundation construction. 
 
The Agency confirms that the area of proposed built form lies within Flood Zone 1 and 
hence complies with the objectives of the Sequential Test. 
 
7.8 Wessex Water 
No objection to the proposal subject to a condition requiring the submission and 
approval of a foul water drainage strategy including connection points, capacity 
improvements and a timetable for implementation. 
 
7.9SDC Drainage Officer 
No objection to the proposal subject to the agreement of the final drainage scheme. 
 
7.10 Contaminated Land Officer 
Comment that at the time of writing the proposal does not contain sufficient information 
in respect of gas monitoring and the levels of gas arising from the site both in its current 
form and development state. Addition gas monitoring information together with 
associated protective measures and construction details have recently been received 
and an update will provide either at or prior to the committee meeting. 
 
7.11 Environmental Protection Manager 
No objection to the submitted noise report. Conditions  required regarding the 
implementation of the report's recommendations and a construction method statement 
controlling site hours and deliveries. 
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7.12 Council's Retained Ecological Response 
Comment that subject to amendments to the width of hedgerow corridors and the 
submission and approval of both a Landscape Ecological Management Plan and a 
Construction Environmental Management Plan, together with other ecological 
enhancements, that the scheme is acceptable in ecological terms. 
 
However it is recommended that updated comments on the compliance of the scheme 
with the Habitat Assessment Regulations is sought from Natural England prior to 
determination. 
 
7.13 Natural England 
Unlikely to have a significant affect on any European site, but that a Habitat Assessment 
is still required. However an updated response has been requested. 
 
However raise no objection with regard to the relationship of the proposal to the 
Cotswold Area of Outstanding Natural Beauty (AONB) or the Site of Special Scientific 
Interest (SSSI). 
 
7.14 English Heritage 
In objecting to the application state that the proposal would result in significant harm to 
the setting of Berkeley Registered Park and Garden, Berekely Castle and the Berkeley 
Conservation Area.  
 
7.15 County Archaeological Officer - Gloucestershire County Council 
On having assessed the revised plans, comments that the key areas of archaeological 
significance have been safeguarded and hence raises no objection to the proposal 
subject to the imposition of a 'watching brief' condition. 
 
7.16 Council for the Protection of Rural England 
Strongly object to the application due to its impact on the setting of Berkeley, the castle, 
the conservation area and the approach to Berkeley. Further state that the housing 
needs of the area have been fully considered by the policy approach taken in the 
Emerging Local Plan (ELP) and that further residential expansion is not required. Also 
comment that Berkeley has seen high levels of development of the past 25 years 
including high levels of affordable housing. 
 
7.17 Gloucestershire Gardens and Landscape Trust 
Objects to the application stating that the proposal would directly challenge the 
character and visual quality of the principal access to the historic town, thereby causing 
harm to Berkeley Castle and the Grade II* listed parkland. 
 
7.18 Crime Prevention Officer 
Makes suggestions with regard to the standard of door construction, street lighting, the 
demarcation of public and private spaces and the surveillance of paths and footways. 
 
7.19 Office of the Police and Crime Commissioner 
Request a financial contribution of £52,579.57 toward the impact of the proposal and 
Police Authority resources and infrastructure. 
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
8. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
8.1 There are no further site specific planning considerations than those listed in the 

prologue.  
 
9. ADDITIONAL PLANNING POLICIES 
 
9.1 The prologue to this report provides the general policies which form part of the 

consideration of this application. There are no additional planning policies 
applicable to this site.  

 
10. PLANNING CONSIDERATIONS  
 
10.1 The prologue has provided the main planning framework for consideration of 

applications. In relation to this full application, the evaluation will focus on the 
following key topics;  

 
1. Landscape and visual / design impact,  
2. Highway Safety.  
3. Water management and flooding  
4. Ecological impact and mitigations,  
5. Impact on amenity and neighbouring properties, and  
6. Heritage Impact.   
7. Affordable Housing 
8. Contamination 
 
10.2 These considerations will then enable the decision maker to ascertain if the 
proposal can be considered as 'sustainable development' for the purposes of the NPPF 
and how it performs with regard to any applicable planning balance judgement. 
  
11. LANDSCAPE AND VISUAL / DESIGN IMPACT 
 
11.1 As noted above the site lies outside any formal traditional landscape designation 
such as an AONB or National Park and does not affect the setting of any such area as 
noted by Natural England. In this manner the proposal does not conflict with the 
consideration of the landscape under either Local Plan Policies NE8 or NE10 or NPPF 
paragraph 115. 
 
11.2 Rather the landscape is one of an historic character and has an intrinsic 
relationship with the cultural and heritage of Berkeley.  
 
11.3 There is a clear historic relationship between the settlement pattern of this part of 
Berkeley and the 'protector / guardian' role performed by the castle. 
 
11.4 As such the impact of the proposal on the landscape is indivisible from the 
setting of the many and varied heritage assets and is a matter considered in more detail 
under the Heritage Impact subject heading. 
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11.5 In respect of the design and layout of the scheme, the development attempts to 
work with the topography of the area and retains a number of significant landscape 
features and preserves the existing field boundaries. 
 
11.6 Notwithstanding the principle of development at this location, the design of the 
units reflects the brick vernacular of Berkeley, in particular the traditional built form of 
Canonbury Street. 
 
11.7 There is sufficient variation in the units to enable character areas to be created 
within the development with the overall design being two-storey in nature with varied 
slab levels and roofscape providing interest.  
 
11.8 Subject to conditions on materials, chimneys, fenestration and boundary 
treatment, the design and layout are acceptable and accords with the design principles 
set out in the NPPF. 
 
12. HIGHWAY IMPACT 
 
12.1 Paragraph 32 of the NPPF ensures that development should 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.  
 
12.2 Gloucestershire County Council Highways (LHA)  has considered the existing 
transport conditions, the safety of the proposed access, parking provision, pedestrian 
safety, and the traffic generation associated with the development.  
 
12.3 They conclude 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 and 
financial contributions.  
 
12.4 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. 
 
12.5 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.   
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13. FLOODING & WATER MANAGEMENT 
 
13.1 The site lies Flood Zones 1, 2 and 3 which means that parts of the site are 
subject to flooding and it this potential is acknowledged by the both the Local Planning 
Authority and the Environment Agency and reflects the concerns raised. 
 
13.2 However the buildings would be solely within Flood Zone 1, the lowest risk of 
flooding and an area to which government advice directs development in hydrological 
terms. 
 
13.3 The detailed application is supported by the submission of a Flood Risk 
Assessment and drainage strategy which considers the risks of flooding from both 
fluvial and pluvial sources.  
 
13.4 The submitted scheme indicates that in principle a satisfactory form of water 
management can be provided on the site which will ensure that the development will not 
only be the equivalent of Greenfield run off but will also include allowances for a 30% 
reduction to address climate change (as required by the Environment Agency and the 
National Planning Policy Framework).  
 
13.5 This information has been considered acceptable by both the SDC Water 
Resources Engineer and the Environment Agency who have no objections to the 
scheme subject to conditions. 
 
13.6 However it must be noted that there is distinct link between the surface water 
drainage strategy and the potential ground contamination. The conditions proposed by 
the Environment Agency would require additional and extensive ground investigation 
work in respect of the hydrological and hydrogeological nature of the site, which would 
then be required to inform the final drainage strategy. 
 
13.7 Although this situation is not ideal, it has been demonstrated that, subject to 
further details, an adequate method of drainage can be provided which would ensure 
that the proposal neither gives rise to pluvial flooding off-site nor cause contamination of 
ground water supplies.  
 
13.8 Additional controls, via condition, would also be required over the final 
construction method of the units to further safeguard the water environment from 
disturbance during the foundation excavation phases. 
 
13.9 In this manner the concerns of ABRAID and others can be addressed and there 
is no identified flood risk associated to this development.  
 
14. ECOLOGICAL IMPACT 
 
14.1 The submitted application information and representations suggest that the site 
has important ecology, including resident Great Crested Newts (GCN) population and 
bat foraging along the existing hedgerows. 
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14.2 Consequently there has been considerable discussion between the applicants 
and the Council's retained ecological consultants, which have resulted in the Regulation 
22 Further Information submissions outlined above.  
 
14.3 It is noted that the application has been made in the absence of comprehensive 
survey data in relation to the key protected species, most notably great crested newts, 
bats and over-wintering birds and instead relies on an all encompassing mitigation 
strategy informed by basic survey information. 
 
14.4 The scheme has put forward a series of mitigation measures, which whilst going 
some way to addressing the impact of the proposal on ecological interests do not 
provide sufficient comfort to adequately address the potential impacts.  
 
14.5 There is a critical need for additional buffer areas and the widening of habitat 
corridors to ensure that both the GCN and bat population do not suffer significant 
fragmentation as a result of extensive hedgerow breaches or light disturbance due to 
the proximity of residential units. 
 
14.6 Although these changes could be incorporated into the scheme, along with 
others relating to the location of footpaths and GCN mitigation areas, and could then be 
controlled by way of a detailed Landscape Ecological Management Plan and separate 
Construction Environmental Management Plan, they do not form part of the scheme 
before the LPA at the time of writing. 
 
14.7 Given this situation there remains insufficient information to adequately 
determine that the mitigation strategies robustly address the impact of the development 
on the ecological interests. 
 
14.8 The decision maker is required to adopt a precautionary approach in considering 
the acceptability of a scheme in relation to ecology, and in this instance with the 
information currently before the LPA it must be considered that the scheme would have 
a detrimental impact on ecology.  
 
14.9 However further information has been received at the time of writing and an 
update will be given at the meeting. 
 
15. AMENITY  
 
15.1 Given the location and most notably the topographical relationship of the site with 
the existing residential properties on Hillcrest, Canon Park, there is no impact on the 
amenities of the occupiers of those properties. 
 
15.2 The development will be lower down and distanced from these areas and whilst it 
would result in changes to the outlook from such properties, no loss of privacy, 
overlooking or physical over-bearing would occur. 
 
15.3 A similar situation arises in respect of the properties located on Canonbury 
Street, which due to the areas of archaeological safeguarding and ecological mitigation, 
are some distance away from the nearest new dwelling.  
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15.4 Although there may be some increase in noise and disturbance arising from 
potential increased usage of footpath links close to existing residential properties, the 
uplift is not sufficient to warrant a refusal of permission. Any anti-social behaviour would 
be controlled via legislation outside of the planning system. 
 
15.5 In terms of amenity impact there are no concerns arising from the proposal.   
 
16. HERITAGE IMPACT 
 
16.1 The application site is on the historic side of Berkeley with a built form that has 
evolved in direct connection with the protective form and function provided by the grade 
1 listed Berkeley Castle. 
 
16.2 This part of Berkeley shows the custodial relationship of a purpose built 
fortification and the land to which it was intended to provide protection. This is 
reinforced by the Grade II listed town and castle walls directly opposite the application 
site. 
 
16.3 In addition the hierarchal position of the Castle is further enhanced by the 
openness provided by the grade II* listed Registered Park and Garden to the south of 
Canonbury Street, which augments the open eastern flank of Berkeley. 
 
16.4 The local landscape and the physical form of Berkeley have clearly and 
purposefully been shaped by the Castle, which dominates the landscape in performing 
its defensive role. There is a clear visual understanding given by the absence of built 
form on this side of Berkeley which has not arisen by accident.  
 
16.5 Rather it is this very absence of development on the lower slopes, which 
underpins the setting of the Castle and its commanding role to the town of Berkeley. 
 
16.6 Although the site itself is outside designated Conservation Area, it is contiguous 
with it along the length of Canonbury Street and will have a clear detrimental impact on 
its as it erodes the sense of approach and openness up Canonbury Street. In this 
manner the proposal fails to enhance or preserve the character of the area and instead 
causes it harm. 
 
16.7 Indeed the Conservation Area, castle and registered park are indivisible from 
each other and provide an all encompassing sense of place. A sense of place further 
strengthened by other heritage asset such as the Grade I Church of St Mary the Virgin 
and the separately listed Grade 1 Tower. 
 
16.8 As noted by English Heritage in their response, the proposal will cause significant 
harm to the heritage assets of great significance. 
 
17. AFFORDABLE HOUSING 
 
17.1 As noted above the proposal includes the provision of 59 units of affordable 
housing of differing design and tenures (affordable rent and shared ownership) which 
would be pepper-potted across the development. 
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17.2 In this manner this would balance the needs of social integration and registered 
provider management in full compliance with prevailing Council policy. 
 
18. CONTAMINATION 
 
18.1 It is acknowledged that the site has a history of landfill and tipping uses which 
has led to the presence of a significant amount of contamination. 
 
18.2 As part of the consideration of this issues and it effect on both risks to human 
health and ground water pollution, Reg 22 Further Information has been submitted 
regarding contamination and this has been considered by your Officers and the 
Environment Agency.  
 
18.3 This information has been supplemented by the received representations and the 
local knowledge available in respect of historic activities. 
 
18.4 Following the consideration of this information, it is considered that subject to the 
imposition of conditions regarding additional gas monitoring, the subsequent submission 
and approval of gas protection measures and foundation construction, that the site is 
capable of residential development in accordance with NPPF paragraphs 120-122. 
 
19. OBLIGATIONS  
 
19.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following via a suitable 
legal agreement: 
 
o £161,233 towards pre-school education facilities; 
o £412,143 towards primary education for capital works; 
o £38,612 towards libraries services 
o £230,000 public transport enhancements£58,800 towards travel plan. 
o In the region of £140,000 for off-site recreation provision and enhancements. 
 
20. SUMMARY OF IMPACTS  
 
20.1 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. Accordingly, the following is a summary of 
benefits and harm associated with the proposed development;  
 
20.2 HARM  
- Significant visual harm to the setting of a number of high grade heritage assets 
including a grade I Castle and a grade II* registered park as well as a designated 
Conservation Area. 
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20.3 BENEFITS  
-  Provision of additional housing,  
-  Affordable housing  
-  Employment during construction phase 
- Open space on site 
- Off site recreation contributions towards adult/youth provision  
 
21. PLANNING BALANCE 
 
21.1 In this case it is clear from the proposal that it would result in considerable harm 
to the setting of a number of heritage assets, including those of the highest and 
therefore rarest category of grade I.  
 
21.2 As such the proposal falls to be considered under paragraph 132 of the NPPF 
which states that: 
 
“When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset's conservation. 
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 II* listed buildings, grade I and II* registered parks 
and gardens, and World Heritage Sites, should be wholly exceptional”. 
 
21.2 Given the status of the heritage assets in question, there is direction within 
paragraph 132 that where substantial harm is caused then permission should be 
refused unless wholly exceptional. 
 
21.3 In such cases the presumption in favour of sustainable development is 
suspended because such a proposal fails to satisfy the core social, economic and 
environmental definitions outlined in paragraph 17 of the NPPF. 
 
21.4 Whilst the test for substantial harm is high, it is your Officers opinion that given 
the level of designation of the Berkeley heritage assets, their inter-relationship and their 
clear historic relationship and setting with the local landscape, that the proposal would 
give rise to substantial harm contrary to paragraph 132. 
 
22. RECOMMENDATION  
 
22.1 Refusal of permission is recommended. 
 
 
23.  SI 2274 STATEMENT 
 
23.1 For the reasons given above the application is recommended for refusal on the 
landscape impact, however, there was continued ongoing dialogue regarding the issues 
for consideration. 
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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: 02 
Application No. 
Site No. 

S.14/0966/OUT 
15969 

Site Address Land Off, Shakespeare Road, Dursley, Gloucestershire 
 

Town/Parish Dursley Town Council 
 

Grid Reference 376509,197347 
 

Application 
Type 

Outline Planning Permission 
 

Proposal Development of up to 100 dwellings including affordable housing and 
open space; creation of new access to Shakespeare Road and internal 
roads, footpaths and landscaping. 
 

  
   

 
 

  

Applicant’s 
Details 

Gladedale Estates Ltd 
C/O Bell Cornwell LLP, Oakview House, Station Road, Hook, Hampshire 
RG27 9TP 
 

Agent’s Details Mr Graham Bell 
Bell Cornwell LLP, Oakview House, Station Road, Hook, Hampshire 
RG27 9TP 
 

Case Officer Laura Humphries 
 

Application 
Validated 

23.04.2014 
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 RECOMMENDATION 

Recommended 
Decision 

Refusal 

For the 
following 
reasons: 

 
 1. The proposed development comprises a significant residential 

development on what is currently a pastoral meadow within a 
Secluded Valley: a characteristic landscape type within the 
Cotswolds. The site is perceived in both short and long distance 
views as providing an important transition from the urban edge to 
the foot slopes of the escarpment and the Cotswolds Area of 
Outstanding Natural Beauty. The proposed development would 
erode this important characteristic contrary to the objectives of 
Policy NE10 of the Adopted Stroud District Local Plan, November 
2005 and Policy ES7 of the Submission Draft Local Plan 
December 2013 (as amended) and to paragraph 109 of the 
National Planning Policy Framework.  

 
These adverse impacts outweigh the benefits of providing 
significant/substantial new housing. Such levels of new housing 
can be more sustainably achieved at the settlement of Cam and 
Dursley without creating significant and demonstrable landscape 
harm. The proposal does not, therefore, contribute to wards the 
achievement of sustainable development. 
 

 2. The site has a number of significant areas of vegetation and is in 
close proximity to designated ancient woodland and would have 
the potential to provide ecological and biodiverse habitats. This 
would include bats, dormice and Great Crested Newts.  Insufficient 
information has been provided to adequately demonstrate the 
impact of the proposed development on these ecological habitats 
and protected species, and there is no adequate specific mitigation 
proposed and a lack of detailed management and maintenance 
identified within the proposed development. Accordingly, there is 
insufficient information to demonstrate that adverse ecological 
impacts will be caused by the proposed development. The 
proposal is therefore contrary to Policies ES6 of the Submission 
Draft Local Plan, December 2013 and paragraph 118 of the 
National Planning Policy Framework. 

 
 CONSULTEES 

Comments 
Received 

Archaeology Dept (E) 
Gloucestershire Education Dept (E) 
Development Coordination (E) 
Severn Trent Water Ltd (E) 
Mr David Lesser 
Environmental Health (E) 
Contaminated Land Officer (E) 
Policy Implementation Officer (E) 
Natural England (E) 
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The Environment Agency (E) 
Archaeology Dept (E) 
 

 CONTRIBUTORS 

Letters of 
Objection 

 
S Dodson, 26 Reine Barnes Close, Woodmancote  
J Whitehead, 64 School Road,   
R Clark, 18 Shakespeare Road , Dursley   
W. G. Stanley And  C. A. Stanley, 67, Shakespeare Rd,, Dursley  
C And  R Russell, 5,Wordsworth Road,   
Gloucestershire CPRE, Stokes Cottage, Rockstowes  
A Cunningham, 121 Woodmancote, Dursley  
J Lynn, 18 Tennyson Road, Dursley  
R Weiss, 16 Shakespeare Road, Dursley  
K Moyser, 57 Shakespeare Road, Dursley  
Mrs A Mann, 15 Whiteway Close, Dursley  
Mrs Goulding, 38 Tennyson Road, Dursley  
J Bilous, 8 Ferney, Dursley  
K McMillan, 20 Tennyson Road, Dursley  
D Langdon, 17 Wordsworth Road, Dursley  
Mr S.B.King, 55 Shakespeare Rd., Dursley   
H Wheatley, 23 Shakespeare Road,   
Billett, 31 Shakespeare Road, Dursley  
A McKay, Uley Parish Council, 1, The Old Printhouse,  
M Hazelwood, Castle Strean Farm, Whiteway  
F Hazelwood, Castle Stream Farm, Whiteway  
Mr M Johnson, 26 Hermitage Drive, Woodmancote  
N Organ, 83 Shakespeare Road,   
Mr R Hallett, 74 Uley Road, Dursley  
Mr P Chulk, 87 Rosebery Road,   
G. Mosyer, ,   
Mr G Moyser, 57 Shakespeare Rd, Dursley  
S Garrett, ,   
M Gardiner, 216 Hook Road, Epsom, Surrey,   
A Price, 125 Woodmancote, Dursley  
Mr And Mrs Lennard, 56 Rosebery Road, Dursley  
J Owen, 17 Shakespeare Road, Dursley  
Dr C. Mydlowski, 19 Wordsworth Road,   
C Lidgett, 2 Shakespeare Road, Whiteway  
I And J Thomas, ,   
K Mather, 1 Caswell Mews,   
Mrs T Turner, 16 Castle Stream Court, Dursley  
Mr J Turner, 16 Castle Stream Court, Dursley  
M Hazelwood - Full Letter, Castle Stream Farm, Whiteway  
S Bilous, 8 Ferney,   
Dr K Meakin, 8 Byron Road , Dursley  
M Murdoch, 6 Tennyson Road, Whiteway  
L Leaman, 27 Whiteway Close, Dursley  
P And  D Smith, 11 Tennyson Road, Whiteway  
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E Smith, 32 Rosebery Road, Dursley  
E Palk, 13 Twinberrow  Lane, 13 Twinberrow Lane  
L Gardiner, 65 Shakespeare Road, Whitewy  
B Hoggarth, 4 Chaucer Road, Dursley,   
Mr D Thomas, 51 Shakespeare Road, Dursley  
G Meta, 21 Byron Road,   
J Hayward, 13 Shakespeare Road, Dursley  
J Lynn, 18 Tennyson Road, Dursley  
J Chappell, 6, Hardings Drive, Dursley  
C Herbert, ,   
P Pope, 81 Shakespeare Road, Dursley  
Uley Resident, The Orchard,   
C. Button, 3 Gracedale, Old Bristol Road  
D Levey, 16 Ewelme Close, Dursley  
D & J West, 13 Wordsworth Road, Whiteway  
K De Bank, 100 Woodmancote, Dursley  
A Price, 125 Woodmancote, Dursley  
EHazelwood, Castle Stream Farm , Whiteway  
M Tocknell, 10 Tennyson Road,   
A J Elliott, 14 Reine Barnes Close, Woodmancote  
H Tarski, 47 Shakespeare Road Dursley,   
A Redfearn, 123 Woodmancote, Dursley  
L Gardiner, 65 Shakespeare Road, Whitewy  
Mr G Ridd, 27 Downham View, Dursley  
MP N Carmichael, House Of Commons, London  
K McMillan, 20 Tennyson Rd,   
Mrs Organ, 83 Shakespeare Road,   
S Hardy, 7 Fort Lane, Dursley  
Mrs K J Palmer, 4 Wordsworth Road, Dursley  
J E Palmer, 4 Wordsworth Road, Dursley  
W Hazelwood, Castle Stream Farm, Whiteway  
A Davies, 3 Wordsworth Road,   
D McMillan, 20 Tennyson Road, Whiteway  
G M Siveyer, 41 Shakespeare Road, Dursley  
BJ Siveyer, 41 Shakespeare Road, Dursley  
JAC Tandy, 43 Shakespeare Road, Dursley  
S Jelsom, 7 Wordsworth Road, Dursley  
M Tandy, 17 Rosebery Park, Dursley  
B Bolsher, 12 Wordsworth Road, Dursley  
R Griffiths, 61 Shakespeare Road, Dursley  
MJ Griffiths, 61 Shakespeare Road, Dursley  
J Gardiner, 10 Byron Road, Dursley  
J Wise, Foscot, 19 Bull Pitch, Dursley, Glos, GL11 4NG,   
J Morris, 29 Shakespeare Road, Dursley  
A Pekala, 14 Kipling Road, Dursley  
M Prodger, 19 Byron Road, Dursley  
I And C Orchard, 63 Shakespeare Road, Dursley  
C M Hill, 27 Shakespeare Road, Dursley  
M` Owen, 72 Woodmancote, Dursley  
J Combs, 7 Five Acres, Dursley  
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J A And C D Coates, 32A Rosebery Road, Dursley  
S Boulting, 29 Rosebery Road, Dursley  
E Clarke, 21A Uley Road, Dursley  
E Murray, 6 Byron Road, Dursley  
P F Massey, 30 Shakespeare Road, Dursley  
KJ Massey, 30 Shakespeare Road, Dursley  
S Wilcox, 28 Shakespeare Road, Dursley  
R Boker, 6 Kipling Road, Dursley  
P Uglow, ,   
Mrs V Harding, 11 Shakespeare Road, Whiteway Estate  
K Fisher, 1 Shakespeare Road, Dursley  
S Miles, 28 Rosebery Road, Dursley  
L Pagett, 26 Shakespeare Road,   
J Sheen, 8 Wordsworth Road,   
G Ewer, 24 Woodmancote,, Dursley,  
C Robson, 39 School Road, Dursley  
L Lewis, Hermitage Drive, Woodmancote  
S Holdsworth, Ferney Cottage, Ferney  
E Somerville, 6 Woodmancote, Dursley  
J Murdoch, 6 Tennyson Road, Whiteway  
Mrs E Bullingham, 15 Shakespeare Road, Dursley  
C Cunningham, 121 Woodmancote, Dursley  
P Gibbs, 12 Rangers Avenue, DURSLEY  
D Jones, 50 Uley Road, Dursley  
C Milliner, 21 School Road, Dursley  
R Dodson, 26 Reine Barnes Close,, Woodmancote  
B Holley, 9 Whitecourt, Uley  
C Hucker, 89 Rosebery Road, Dursley  
N Procter, 17 Ewelme Close, Dursley  
A Moore, 7 Wordsworth Road,   
J Baxter, 7 Tennyson Road, Dursley  
P Jones, 2A Byron Rd,dursley.glos,   
G Nicklin, 11 Caswell Mews,  Dursley  
Mr And Mrs C. Cherry, 53 Somerset Avenue, Dursley  
G Pitts, 4 Shakespeare Road, Dursley  
E Beach, 4 Shakespeare Road, Dursley  
Mrs P Theodorou, Stanthill House, 2 Uley Road  
Mr E Palmer, ,   
J Smallwoos, 52D Woodmancote, Dursley  
D And  M Williams, 88 Woodmancote,   
Mr W J Greenwood, 61 Rosebery Park, Dursley  
B Matthews, 6 Blackwells, Woodmancote  
J Holdsworth, Ferney Cottage, Ferney  
D Leveridge, 92 Woodmancote,   
J Bullingham, 15 Shakespeare Rd,   
Mrs E Smith, 10, Third Avenue,   
V Smallwood, 52D Woodmancote, Dursley  
G Moyser, 57 Shakespeare Rd, Dursley,   
Mrs B Malecki, 53 Shakespeare Road, Whiteway  
R Colliver, 15 Woodmancote, Dursley  
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C Matthews, 6 Blackwells,, Woodmancote,  
Mr J Smith, 10 Third Avenue,   
J Staford, 8, Third Avenue,   
N Leete, 4 Court Garden, Uley  
J Needs, 6 Blackwells,, Woodmancote,  
Ms R Tucker, 8 Third Avenue,   
A Price, 125 Woodmancote, Dursley  
T Organ, 83 Shakespeare Road, Dursley  
R M Hawkins, Aquarius, Ganzell Lane  
N Rose, 6 Wordsworth Road, Dursley  
B And J M Leach, 2 Wordsworth Road, Dursley  
J Lewis, 34 Shakespeare Road, Dursley  
M Jordan, 10 Wordsworth Road, Dursley  
P.Stewart, 2 Byron Road, Dursley  
P Prodger, 2B Byron Road, Dursley  
B Johnson, 17 Woodmancote , Dursley  
Fitzgerald, 32 Third Avenue,   
A Pope, 81 Shakespeare Road,   
R M Hawkins, Aquarius, Whiteway Hill  
Mr R Clark, 18 Shakespeare Road, Dursley  
D Gardiner, 65 Shakespeare Road, Dursley  
G Moyser, 57 Shakespeare Road, Dursley  
Mr And Mrs Herbert, 49 Shakespeare Road, Dursley  
E Creeser, 7 Chaucer Road, Dursley  
B Hoggarth, 4 Chaucer Road, Dursley  
R J Williams, 1 Chaucer Road, Dursley  
Mr C Timbrell, 8 Kipling Road, Dursley  
Dr And Mrs C Mydlowski, 19 Wordsworth Road, Dursley  
A And M Smith, 67 School Road, Dursley  
J Hazelwood, Castle Stream Farm, Whiteway  
L Bedwell, 55 Somerset Avenue, Dursley,   
E Somerville, 6 Woodmancote, Dursley  
G Moyser, 57 Shakespeare Rd, Dursley  
Mrs R Ridd, 27 Downham View, Dursley  
J Andrews, 53 Garden Suburb, Dursley  
N.B. Chappell, 6 Hardings Drive.,   
Mr J Humphry, 9 Third Avenue,   
K Hannaford, 123 Woodmancote,   
G Nicklin, 11 Caswell Mews,  Dursley  
H Sherrington, 90 Woodmancote, Dursley  
K Sherrington, 90 Woodmancote, Dursley  
T Pascoe, 6 Chaucer Road, Dursley  
J And J Morrow, ,   
T Paliczka, 6 Shakespeare Road                                                            
C Hayes, ,   
K Sherrington, 90 Woodmancote, Dursley  
Mr. S Ackroyd, 36 Woodmancote,   
I Leaman, 27 Whiteway Close, Dursley  
Mr And  Mrs Matthews, 66 School Road, Dursley  
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Letters of 
Support 

 
 

Letters of 
Comment 

                     
Uley Resident, Ash Gardens, Uley       
C Herbert And Mike Hicks, 20 Shakespeare Road, Dursley     
GCC Asset Management & Property Services, ,            
Cotswolds Conservation Board, Fosse Way, Northleach                                     
A Shipton, 21 Shakespeare Road, Whiteway                  
M Church,                     
Mrs M Barker, 8 Caswell Mews, Dursley,                    
L Pentland, 21 Rosebery Road,                                                       
B Hoggarth, 4 Chaucer Road, Dursley        
 

 OFFICER’S REPORT 

 

1. SITE  
 
1.1 The site is 4.90ha on the edge of the settlement of Dursley and outside the 
defined settlement boundary. It is  largely grassland which contains a variety of mature 
hedges and trees, both on the periphery of the site but also within the middle of the 
fields. It is traversed by a number of footpaths.  
 
1.2 The site falls outside of the Cotswold Area of Outstanding Natural Beauty 
(AONB) but is very close. The AONB envelopes Dursley from the escarpment, and in 
this location, starts from the opposite side of Ganzell Lane on the southern edge.  
 
1.3 The site is adjacent to Shakespeare Road and is adjoined to the north and the 
west by the existing residential developments on School Road and Shakespeare Road. 
To the north western boundary is Dursley Church of England Primary School. To the 
east and south of the site is mainly open space with ancient woodland.  
 
1.4 The Agricultural Land Classification of the site is a mix of Grade 5 being the area 
proposed to be developed and Grade 2 for the surrounding open space and leading out 
to the fields beyond.  
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application seeks outline planning consent for up to 100 dwellings with all 
matters except access to be considered as reserved matters. The scheme therefore 
seeks consent for the principle of dwellings and the proposed access point. The 
application indicates a mix of 2, 3 and 4 bed homes.  
 
2.2 The access would be formed by the demolition of 47a Shakespeare Road which 
is within the control of the applicant, and this would create an access directly onto 
Shakespeare Road.  
 
2.3 Whilst the whole application site is 4.90ha however the indicative master plan 
shows 2.3ha is given as indicative open space (approx 46%).  
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2.4 The scheme makes provision for 30% affordable housing at 50/50 tenure split, 
open space on site and an off site adult/youth recreation contribution and a financial 
contribution of £19,600 for up to 100 dwellings towards library contributions at Dursley 
Library.  
 
3. REVISED INFORMATION 
 
30.4.2014 Renewable Energy Statement received.  
16.6.2014 Additional Odour Report received.  
27.8.2014 Additional Archaeological and Ecological reports received.  
20.11.2014 Additional Ecological information received and revised illustrative 
masterplan provided 
 
4. PLANNING HISTORY 
 
4.1 There is no recent planning history to this application but there historic planning 
decisions on this site;  
 
S.15969 (1990) outline application for residential development refused on lack of need, 
prematurity and landscape impact. Appeal dismissed 1991.  
 
S.15969/A (1990) Duplicate application, refused.  
 
4.2 The application site has been part of the Local Plan process.  
 
4.3 2005 Local Plan Omission Site (OS040): the Omission Site was not included in 
the Local Plan due to concerns on landscape impact.  
 
4.4 Emerging Local Plan - The site forms part of a wider SHLAA site (37) put forward 
to up to 334 dwellings, detailed as suitable for development, available and deliverable 
but with the issue of whether there is an impact on the strategic road network.  
 
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 Ecology and bats,  
o Density and number of houses, 
o Housing need, 
o Outside settlement boundary, 
o Impact on AONB, 
o Impact on services and facilities in the area, 
o Flood risk, drainage and sewage,  
o Lack of employment,  
o Other developments approved in area, 
o Light and air pollution, and  
o Loss of agricultural land. 
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5.2 Dursley Town Council: object to the scheme on the following points; 
 
- Impact on highway safety and sustainability concerns 
- Flooding  
- Outside settlement boundary  
- Smell and noise with associated chicken farm. 
- Lack of employment 
 
The Town Council make reference to the need for further information on the following:  
- Ecology,  
- Archaeology,  
- Highway contributions to cycle route to station, safe routes to school, footpaths, 

additional bus services, cycle storage and provision of information and promotion 
of public transport, upgrading existing roads, retention of existing footpath on 
site,  

- Mix of housing styles, sizes and tenures 
- Secure by Design and sustainability credentials 
- Details of drainage and future management  
- Provision of allotments 
- Support for community projects 
- Education contributions  
- Inclusion of open play spaces and/or off site contributions 
 
5.3 Environment Agency: No objection and make reference to the need to consider 
surface water management in association with the SDC Water Resources Engineer, as 
well as commenting upon the groundwater and contaminated land and making no 
objections and refer the LPA to the Environmental Health department.  
 
5.4 SDC Water Resources Engineer: No objections subject to a condition requiring 
detailed drainage strategy to be submitted and approved.  
 
5.5 Severn Trent Water: No objection subject to condition requiring submission and 
approval of detailed drainage scheme. Concerns were raised about capacity which have 
now been addressed.  
 
5.6 Gloucestershire County Council as Local Highway Authority (LHA): No 
objection subject to conditions.  
 
5.7 Natural England: In relation to landscape impact, Natural England refer 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.  
 
5.8 Ecological Consultants EPR: t Insufficient information has been provided to 
enable SDC to determine the likely impact of the proposed development on protected 
and notable species. Further information has been requested and concerns remain with 
the level of information provided.  
 
5.9 Housing Policy Manager: No objection.  
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5.10  Environmental Health Department: No objections subject to conditions on 
construction hours and management as well as land contamination. Concerns were 
raised about the odour impact but these have now been addressed in the additional 
information provided by the agent. The Land Contamination Officer has also requested 
a condition.  
 
5.11 GCC Archaeologist: Required further archaeological surveys of the site given 
the locality is known to have extensive Prehistoric, Roman and Medieval settlements 
and activity. Following the submission of additional reports, as requested, no objection 
is raised.   
 
5.12  GCC Community Services: Comment that there will be sufficient capacity at 
local early years, primary and secondary schools and make no request for contributions 
but do request £19,600 towards Dursley Library.  
 
5.13  Gloucestershire Police: Consider that the development will result on impact on 
policing and make a request for £35,907.41 including Automatic Number Plate 
Recognition.  
 
6. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
6.1 There are no further site specific planning considerations than those listed in the 
prologue.  
 
7. ADDITIONAL PLANNING POLICIES 
 
7.1 The prologue to this report provides the general policies which form the 
consideration basis of this application. This section outlines any further planning policy 
considerations in relation to the site specifically.  
 
7.2 The site is adjacent to the Cotswold Area of Outstanding Natural Beauty (AONB). 
Consideration should take into account Policy NE8 of the adopted Local Plan, 
November 2005 along with Policies ES7 (Landscape Character), ES8 (Trees 
Hedgerows and Woodlands) and ES14 (Provision of semi-natural and natural green 
space within residential development) of the Submission Draft Local Plan, December 
2013.  
 
8. PLANNING CONSIDERATIONS  
 
8.1 The prologue has provided the main planning framework for consideration of 
applications. In relation to this application, as the proposal is in outline with all matters 
other than access for consideration, the consideration of this application will focus on 
the following key topics;  
 
1. Landscape impact including setting of the adjoining AONB,  
2. Highway Safety and position of the proposed site access,  
3. Water management and flooding  
4. Ecological impact and mitigations,  
5. Impact on amenity and neighbouring properties, and  
6. Heritage impact.  



42 
 

 
8.2 The considerations will need to be evaluated. The  harm and benefits associated 
with these key issues 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.  
 
9. LANDSCAPE IMPACT 
 
9.1  The site is within National Character Area 107 "The Cotswolds". This is defined 
by characteristics including geology, dramatic scarp, outliers showing slow erosion of 
escarpment and ancient beech "hangars".  The AONB is immediately to the south and 
east.  
 
9.2 The development has implications on both short range as well as longer views. 
The short range views are particularly evident from a defined footpath across the site, 
which appears well used judging by the erosion of the surface. There is also a right of 
way along a lane immediately around the edge of the site which allows connection to 
Uley and beyond. Another footpath lies to the east of the site which links to the 
Highfields area.  The site has a mature hedgerow which traverses the site and 
consequently appears as an informal rural feature.  
 
9.3 The site is fairly flat although there is a slight fall to the east which continues 
beyond the site towards the river valley. The site is rich meadow/pasture. The site is in a 
bowl and surrounded by hills to the north and east.  Views out of site of feature the hills 
with distinctive shapes/form and woods. The SDC Landscape Assessment describes 
the area as "Secluded Valley".    
 
9.4 This does feel like a "Secluded Valley" being slightly removed from the 
settlement and roads and contained within the adjacent hills, within its own space and 
entity.  It is not an overly long valley which allows a close connection with its horizon. 
 
9.5 Cam Peak, Long Down, Downham Hill and Uley Bury are all distinctively shaped 
and provide a sense of enclosure. To the south and east, Whiteway Hill and its woods 
contribute to this enclosure, and appear to flow along the contour line.  The slopes out 
of the valley are concave, flowing up the hillsides creating eyecatching, pleasing lines. 
The SDC Landscape Assessment confirms Cam Peak and Long Down are part of the 
escarpment, or rather more interestingly here "broken escarpment". 
 
9.6 The site is an essential part of the landscape and the AONB.  This verdant 
meadow allows open views which are terminated by surrounding hills which encircle the 
site. This is particularly pronounced by Whiteway Hill and its contouring woodland. The 
Stroud Landscape Assessment notes:  "These valleys are distinctive for their extensive 
woodland, particularly on the steep upper slopes and around the valley rims." The 
openness of the meadow provides not only a foreground but also a contrast to these 
Cotswold Hills. The site provides a transition, which enhances the hills, highlights the 
distinctivity of each particular hill's form and character, emphasises their slope, and 
provides foreground. The SDC Landscape Assessment notes "outliers or isolated hills 
at the edge of the escarpment from distinctive local landmarks". 
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9.7 This appreciable transition of meadow to hillside is a notable characteristic of the 
setting of Dursley. Whilst the proposal shows some open space on the eastern part of 
the site, the proposal would place buildings, roads and domestic paraphernalia over a 
substantial part of the site. The extent of outward views from the site would be reduced 
particularly as this part of site is lower and cannot offer the same perspective.  No 
longer would the transition from pastoral meadow to steepening hillsides be so evident. 
Whilst such views will be possible outside the application site, eastwards further into the 
valley, the view would be substantially foreshortened; thereby the extent of the transition 
area between valley meadow and slope would be eroded. Moreover the context of the 
views would be fundamentally changed, instead of being from an extensive open 
meadow they would be from the edge of a residential development.   The role of the 
valley in its complimentary contrast to the escarpment would be undermined.   
 
9.8 The 1990 Countryside Commission publication, The Cotswold Landscape 
concludes: "Within the long limestone belt there are immense contrasts in the scenery 
at local level. The scarp is linear in aspect and dominated by woodlands, commons and 
hill forts, behind which the incised landscapes form complex, lush scenic "fjords". 
 
9.9 The site is also visible from the nearby woods.   It is partially seen against 
existing housing which is not particularly traditional, but low key due to its height.  Also 
seen against open meadow, would be intrusive-sprawling residential area. 
Materials/form/design will be an influencing factor but this outline application does not 
guarantee the outcome. Also inevitably changes in the future will lead to conservatories, 
replacement windows, replacement fascia   as well as the presence of cars. 
 
9.10 From footpaths on Cam Peak and Long Down, including the Cotswold Way, the 
site can be clearly seen, becoming ever more prominent as one gains height.  The 
views of the edge of existing settlement are clearly visible.  Currently development is 
confined, with this proposal it would spill over into the valley. The continuity and 
significance of the valley and its setting for the hills would be harmed.  Again choice of 
materials and design are an influence, but the development is harmful in principle.  
 
9.11 There are also views from south east on lane. Whilst the existing houses are 
visible, further development would appear intrusive. 
 
10. HIGHWAY IMPACT 
 
10.1 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.  
 
10.2 Gloucestershire County Council as Local Highway Authority (LHA) have 
considered the existing highway network and the impact of the development in respect 
of the safety of the proposed access, parking provision, pedestrian safety, and the traffic 
generation associated with the development. 
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10.3 The LHA conclude: "The proposed development meets the relevant policy tests 
summarised within NPPF and the SDC Local Plan in terms of transport requirements. 
The proposed development site is accessible by a variety of means of transport and not 
solely by private car. The site location benefits from proximity to local facilities and 
services, walking and cycling routes (including recreational routes) and public transport 
services.” 
 
There is no evidence of existing deficiencies in highway safety nor or any perceptible 
change in operation of the local highway network being forecast as a result of the 
proposed development. It is concluded that the nearby road network can satisfactorily 
and safely accommodate the additional traffic which will occur as a result of the 
development.  
 
The cumulative residual impacts of the development will be immaterial and cannot be 
considered severe, with reference to the test set out by the NPPF." 
 
10.4 The LHA therefore have no objection to the development on highway safety 
grounds, subject to conditions.  
 
10.5 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. 
 
10.6 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.   
 
11. FLOODING & WATER MANAGEMENT 
 
11.1 The site is within Flood Zone 1 which is the lowest risk of flooding, and 
consequently is not at risk. Consideration must also be given to the management of 
surface water. The application has been accompanied by a Flood Risk Assessment 
which considers the risks of flooding and the potential for surface water drainage.  
 
11.2 This is an outline planning application whereby the detailed drainage solution 
cannot be completed until later when the finite number of dwellings/hard surfacing areas 
are known. The consideration of an outline application requires a drainage solution 
capable of managing greenfield run off plus 30% for climate change (as required by the 
Environment Agency and the National Planning Policy Framework).  
 
11.3 The SDC Water Resources Engineer has considered the proposal and is 
satisfied that the submitted FRA provides a realistic drainage assessment for the site 
and subject to a condition requiring detailed drainage scheme to be submitted and 
approved, raises no objection.  
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11.4 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.  
 
11.5 There is no identified flooding risk associated to this development.  
 
12. ECOLOGICAL  IMPACT 
 
12.1 The ecological information provided in support of the application and the further 
information received in August 2014 and November 2014, has been considered by the 
Council's retained ecological advisors EPR.  
 
12.2 EPR have concerns over the level and nature of the primary survey data in 
relation to protected species, most notably great crested newts and bats. There is 
insufficient information to adequately assess the impact of the development on 
protected species.  
 
12.3 The scheme has put forward a series of mitigation measures, which whilst the 
application is in outline remain indicative only. EPR have commented that the mitigation 
measures lack detail and fail to adequately address the potential impacts.  
 
12.4 There remains insufficient information to adequately assess the impact of the 
development and fail to adequately mitigate. The decision maker is required to adopt a 
precautionary approach in considering the acceptability of a scheme in relation to 
ecology, and in this instance with the information before the LPA at the time of writing 
the report, there is not a clear robust evidence base and mitigation package. 
Accordingly, at this stage, it must be considered that the scheme would have a 
detrimental impact on ecology.  
 
13. AMENITY  
 
13.1 The site is overlooked by residential properties on Shakespeare Road and whilst 
the proposed development would affect their outlook, this is not material grounds for 
consideration. The rear gardens of these properties are reasonable and there is no 
reason why a carefully designed layout could not be created to avoid overlooking, an 
overbearing effect or a loss of light.  
 
13.2 Comments have been raised about the disruption associated with construction 
and whilst this is understood, the hours of construction, delivery hours and providing 
construction parking are matters which can be controlled by condition.  
 
13.3 Some respondents comment on disturbance from the new road access. These 
concerns are noted but consideration has to be given to the significance of this impact. 
The level of traffic, the road width and the orientation would not give rise to an 
unacceptable impact in terms of noise, disturbance or air pollution.  
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13.4 There is a Chicken Farm located to the boundary of the site and this is a 
consideration. However, the location of the houses to this outline application is not a 
matter of consideration at this stage. It is reasonable to conclude that a detailed layout 
at the reserved matters stage could locate dwellings at a reasonable distance from this 
farm and so to mitigate the impact.  
 
13.5 These issues could be addressed by suitable planning conditions and do not give 
rise to unacceptable impacts which are significant to warrant a refusal and subsequent 
defence at any appeal.  
 
14. HERITAGE IMPACT 
 
14.1 The site does not contain any designated or undesignated heritage assets.  
 
14.2 With reference to the potential for archaeology, the wider locality is known to 
contain extensive archaeological remains relating to settlement and activity of the 
Prehistoric and Roman periods. In consultation with Gloucestershire County Council 
(Archaeology), there is potential for significant archaeological deposits relating to 
Prehistoric, Medieval and Roman activity and settlement to be present within the 
applications site, but masked from view by the agricultural soils which currently cover 
the land.  
 
14.3 As part of the GCC Archaeology response it was recommended that in 
accordance with the National Planning Policy Framework paragraph 128, that in 
advance of the determination of this planning application the applicant should provide 
the results of an archaeological field evaluation which describes the significance of any 
archaeological remains contained within the application site and how these would be 
affected by the proposed development. 
 
14.4 Following the receipt of additional information in August 2014, GCC Archaeology 
are now satisfied and remove their objection.  
 
14.5 Accordingly, the proposed development will not have a detrimental impact on any 
designated or non designated heritage assets.  
 
15. AFFORDABLE HOUSING 
 
15.1 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 specific numbers and location of the affordable housing have not been 
provided as this in an application for outline permission with all matters reserved.  
 
15.2 The provision of affordable housing is a benefit of the proposed development 
should be considered as material to the application, and afforded weight accordingly.  
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16. OTHER PLANNING ISSUES 
 
16.1 The area of land shown on the indicative plans is a mix of Grade 2 and 5 
Agricultural Land. The area shown as the developable space falls within Grade 5 and is 
not afforded protection by the National Planning Policy Framework.  
 
17. OBLIGATIONS  
 
17.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following;  
 
o On site public open space,  
o Off site Adult/Youth recreation contribution (approximately £109,700 pro rata on 

final dwelling number) 
o Affordable Housing provision at 30% 
o Library Contribution (approximately £19,600 pro rate of final dwelling number) 
 
17.2 Gloucestershire Police make a request for £35,907.41 towards policing the new 
development. Whilst details of the request have been made by the Police, in seeking 
any contribution, the decision maker must apply the test of the CIL regulations.  
 
17.3 The Glos Police request is proportionate in the sense that it relates to the number 
of dwellings but there is no evidence to suggest that without this contribution there 
would be an unmitigated harm, nor is there evidence that any such harm would not be 
met through the police income stream through rates. It is not felt that the contribution 
would meet the CIL tests.  
 
17.4 The level of contributions should be given weight in the consideration of this 
application.  
 
18. SUMMARY OF IMPACTS  
 
18.1 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.  
 
18.2 Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  
 
18.3 HARM 
o Impact on character of the landscape and the surrounding Cotswold Area of 
Outstanding Natural Beauty.  
o Detrimental impact on ecological habitats and species which has not be 

adequately considered and mitigated.  
 
18.4 BENEFITS 
o Provision of additional housing 
o Affordable housing  
o Employment during construction phase 
o Open space on site 
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o Off site recreation contributions towards adult/youth provision  
 
19. PLANNING BALANCE 
 
19.1 Paragraph 14 of the National Planning Policy Framework must be considered 
alongside other planning considerations. The National Planning Policy Framework is  
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”.  
 
19.2 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.  
 
19.3 In considering the application, it should be noted that the Council can provide a 5 
year land supply, based on the recent Objective Assessed Housing Need (OAHN) 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 and its evidence base are at an advanced 
stage and before the Inspector. All of these factors are significant considerations in the 
assessment of this application.  
 
19.4 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 justifiable land supply and an advanced emerging Local Plan which would 
deliver the same benefits through a plan led system.  
 
19.5 The development has a number of impacts, the majority of 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. The scheme would have a significant impact on the character and 
appearance of the landscape. The site is very near and closely related to the defined 
AONB and forms an important part of the rural edge to Dursley.  
 
19.6 Therefore, the impact on the landscape is significant and demonstrable and 
given that the Council is advanced in the emerging Local Plan process, the harm is not 
outweighed by the limited benefits of the scheme.  
 
19.7 The impact on protected species and their habitats has not been    demonstrated. 
Taking the precautionary approach, the balance of consideration must conclude that 
there is an unacceptable impact on ecology.  
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20. RECOMMENDATION  
 
20.1 The officer recommendation is that this application be REFUSED.  
 
21.  SI 2274 STATEMENT 
 
21.1 For the reasons given above the application is recommended for refusal on the 
landscape impact, however, there was continued ongoing dialogue regarding the issues 
for consideration.  
 
22. HUMAN RIGHTS 
 
22.1 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.13/1348/OUT 
357 

Site Address Land South Of Bristol Road, Stonehouse, Gloucestershire,  
 

Town/Parish Stonehouse Town Council 
 

Grid Reference 379545,205226 
 

Application 
Type 

Outline Planning Permission 
 

Proposal Residential development (up to 90 dwellings) including infrastructure, 
ancillary facilities, open space and landscaping. Construction of new 
vehicular access from the A419 Bristol Road. 
 

  
   

 
 
 

  

Applicant’s 
Details 

Robert Hitchins Limited 
The Manor, Boddington, Cheltenham, Gloucestershire, GL51 0TJ 
 

Agent’s Details None 
 

Case Officer Darryl.J. Rogers 
 

Application 26.06.2013 
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Validated 
 RECOMMENDATION 

Recommended 
Decision 

Refusal 

For the 
following 
reasons: 

 
 1. The proposed development comprises a significant area of 

residential development on existing agricultural land which forms 
an important part of the Industrial Heritage Conservation Area 
(IHCA). The site provides a significant contribution to the character 
of the IHCA by virtue of the sense of openness and the views into 
and out of this canal area.   

 
The proposed development would have a substantial detrimental 
impact on the character of the Conservation Area as a result of the 
introduction of built form into the views and vistas into the 
Conservation Area. This creates a visual intrusion into the 
otherwise rural uninterrupted landscape of this part of the 
Conservation Area.  

 
This is contrary to Policy BE6 and NE10 of the adopted Stroud 
District Local Plan, November 2005, and Policies ES7 and ES10 of 
the Submission Draft Local Plan December 2013 (as amended) 
and to paragraphs 109 and 134 of the National Planning Policy 
Framework.  
 
These adverse impacts outweigh the benefits of the providing 
significant/substantial new housing. The proposal does not, 
therefore, contribute towards the achievement of sustainable 
development. 

 
 CONSULTEES 

Comments 
Received 

Parish / Town 
English Heritage (E) 
Natural England (E) 
Environmental Health (E) 
Contaminated Land Officer (E) 
Development Coordination (E) 
Archaeology Dept (E) 
Highways Agency (E) 
Mr David Lesser 
The Environment Agency (E) 
Planning Strategy Manager (E) 
Policy Implementation Officer (E) 
English Heritage (E) 
Natural England (E) 
Environmental Health (E) 
Archaeology Dept (E) 
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 CONTRIBUTORS 

Letters of 
Objection 

 
C Vallender, 17 Avenue Terrace, Stonehouse  
A Hale, 13 Avenue Terrace, Stonehouse  
Aimee, 42 Avenue Terrace, Stonehouse  
K Phillips, 38 Avenue Terrace, Stonehouse  
M Hayward, 26 Avenue Terrace, Stonehouse  
J Hilton, 23 Avenue Terrace, Stonehouse  
A Redwood, 16 Avenue Terrace, Stonehouse  
M Morris, 6 Avenue Terrace, Stonehouse  
N Howlett, 5 Avenue Terrace, Stonehouse  
J Beales, ,   
L/L Miller, 7 Avenue Terrace, Stonehouse  
 

Letters of 
Support 

 
 

Letters of 
Comment 

      
K West, 35 Avenue Terrace, Stonehouse         
 

 OFFICER’S REPORT 

 

1. THE SITE 
 
1.1 This 5.0 ha site is an area of open land on the southern side of the A419, Bristol 
Road. 
 
1.2  It is situated immediately opposite the residential area of Avenue Terrace and 
Stonehouse Commercial Centre both on the northern side of the main road. It is 
rectangular land contained by the Stroudwater Canal to the south with Bonds Mill to the 
west and the elevated railway to the east with the listed Court View and Stonehouse 
Court complexes beyond.  
 
1.3 The site forms part of the designated Stroud Industrial Heritage Conservation 
Area, as well as the River Frome Key Wildlife Site and is located outside of the defined 
settlement boundary for Stonehouse, which effectively abuts the site on western, 
northern and eastern sides. 
 
2. THE PROPOSED DEVELOPMENT 
 
2.1 The proposal seeks outline permission for the erection of up to 90 dwellings with 
all matters except access reserved for future consideration. 
 
2.2 The submitted illustrative masterplan indicates a layout of long terrace forms 
arranged in a series of rectangular zones with a new access taken from the A419 
towards the north western corner of the site. The layout would provide frontage to the 
A419 with a continuous open space, including a Local Equipped Area of Play (LEAP), 
along the southern boundary adjacent to the canal. 
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2.3 The application is accompanied by a Landscape Visual Impact Assessment, 
Heritage Statement, Transport Assessment, Flood Risk Assessment and Drainage 
Strategy. The latter document proposes the use of an attenuation pond within the south 
eastern section of the site close to the railway boundary. 
 
2.4 The submitted design and access statement indicates that the residential units 
would be predominantly two storey in scale with some two and a half storey, with a 
mixed materials palette of brick, stone and render under a slate or brown plain tile roof.  
 
2.5 Although the final number of units is unknown, 30% would be affordable 
properties controlled via legal agreement which contains a Schedule of Affordable 
Housing on tenure and accommodation type. The draft agreement states that the 
tenures would be 50/50 split of affordable rent and intermediate affordable housing, with 
triggers for their provision. 
 
3. REVISED INFORMATION 
 
3.1 Following discussions between the applicant and your officers, a revised 
masterplan, H.0367_06H, was submitted in August 2007. 
 
4. RELEVANT PLANNING HISTORY 
 
4.1 The history for the site dates back to the early 1970s and historically has been 
linked with the wider area of Eastington Park Farm and Bonds Mill. However the key 
planning history starts in 1995. 
 
S.4718/D Outline application for Business Park, Indoor Bowls Club and Athletics 
Facilities. (Refused 11/07/95) 
 
4.2 This application related to both the application site and the adjacent Bonds Mill 
land which is now occupied as part of the Sperry Way / Stonehouse Park office 
development. The plans showed s a business park on the Bonds Mill land with the 
athletics and bowls facilities on the current application site. 
 
4.3 This application was refused by the then Planning Executive Sub-Committee as 
the proposal would result in major commercial development outside of the defined 
settlement, which caused harm to character and form of the adjacent residential areas 
as well as being harmful to the historic and natural environment at this part of the 
Conservation Area. In addition the proposal was seen to prejudice the uptake of 
employment land allocated within the adjacent commercial areas of Stonehouse and 
was felt to be unwarranted and unjustified intrusion into the open countryside. 
 
4.4 Following this refusal a revised application was made: 
 
S.96/416 Outline application for 12,956sqm B1 Business Park, 2,000sqm indoor bowls 
and car parking (Allowed 29/11/96) 
 
This proposal (the appeal scheme) again related to the wider Bonds Mill / Avenue 
Terrace site with a similar layout over the two sites and was subsequently allowed on 
appeal. 



54 
 

 
4.5 Prior to the determination of the appeal scheme, duplicate application S.96/463 
was refused in August 1996. 
 
4.6 For various reasons the appeal scheme was not pursued / implemented and a 
separate standalone planning permission for the Bonds Mill Business Park element was 
granted under reference S.98/1415. Following more planning revisions this has been 
built out to form Stonehouse Business Park. 
 
5  THE COVENANT 
 
5.1 Whilst the existence of a covenant on an application site is NOT a material 
planning consideration, it is prudent to clarify the situation regarding any covenants and 
their relationship with the various developments. 
 
5.2 In 1938 Claude de Lisle Bush entered into a covenant with the then Stroud Rural 
District Council, which restricted the land now occupied known as Stonehouse Park (the 
Bonds Mill land) to recreational or agricultural use. 
 
5.3 When the appeal scheme (S.96/416) was allowed, there was a related legal 
agreement which transferred the covenant to the area of land opposite Avenue Terrace, 
the current application site (The Avenue Terrace land). This 1996 Agreement, and 
hence the covenant transfer, was conditional to the actual implementation of the Appeal 
Scheme. 
 
5.4 The 1996 Agreement was subsequently replaced by a further legal agreement in 
1997 (the 1997 Agreement) which required that the Avenue Terrace land be offered to 
Stonehouse Town Council and that the covenant would moved onto this land 
accordingly. 
 
5.5 A third legal agreement in 1999 confirmed that the 1997 Agreement would only 
come into force on the implementation of the original appeal scheme. At this time the 
Bonds Mill land and the Avenue Terrace Land became separated in planning terms with 
the Bonds Mill land being the subject of standalone permissions. 
 
5.6 In 2002 a request to release the landowner from the covenant was debated at 
Full Council, with a recommendation to grant such a release, produced following the 
receipt of three separate legal opinions stating the Council was highly unlikely to be able 
to resist a similar application made direct to the Secretary of State / Land Tribunal.  
 
5.7 The request was therefore granted by the Council and the covenant was 
released in exchange for the receipt of £100,000 (+£5,000 fees) to be used on capital 
projects in 2002/03.  
 
5.8 This release was secured by a Deed of Release and the money subsequently 
received. 
 
5.9 The Deed of Release also confirmed that the 1996 Appeal Scheme permission 
had lapsed without implementation and hence the 1997 Agreement has also lapsed.  
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5.10 In summary the non-implementation of the Appeal Scheme mean that the 
covenant never actually absolutely transferred to the Avenue Terrace Land. 
 
5.11 Notwithstanding this the covenant was released by virtue of the 2002 Deed of 
Release and hence no longer exists. 
 
6.  REVIEW OF CONSULTATION RESPONSES 
 
6.1  Public Representations 
 
6.2 Objections 
Approximately 18 representations: 
o Capacity and ability of the highway network to cater for the proposal. 
o Lack of confidence in the submitted traffic assessment. 
o Site forms part of the designated Industrial Heritage Conservation Area. 
o Impact and loss of flora and fauna. 
o Safety of proposed access point. 
o The site is prone to flooding. 
o Covenant on land prevents building. 
o Air and noise pollution from 90 new dwellings. 
o Outside of settlement boundary. 
  
6.3 Support 
None received. 
 
6.4 Comment 
1 representation: 
o An Environmental Impact Assessment is required. 
o Fewer dwellings would be better. 
  
6.5 Stonehouse Town Council Objection: “Development is unwelcome in the 
Conservation Area as it would spoil the relief offered to the landscape along the A419. It 
is essentially the last natural field left in the Parish providing harmony between urban 
and rural views and the proposed development offers no useful outdoor recreation to 
compensate the loss. The developer is seeking to develop this site ahead of the local 
plan adoption and the plan is premature”. 
  
6.6 Gloucestershire County Council Community Infrastructure: Comment that 
having assessed the forecasted capacity of pre-school, primary and secondary facilities 
in the area no contributions are required. However a financial contribution towards 
Stonehouse library is required. 
  
6.7 Local Highway Authority - Gloucestershire County Council: No objection 
subject to the imposition of conditions regarding road and access, their maintenance, 
pedestrian improvements and links, bus stop enhancements and construction method 
statements. In addition, financial contributions towards a residential travel plan and its 
monitoring are requested. 
 
6.8 Highways Agency: Have no objections to the proposal due to its lack of 
detrimental impact on the strategic road network (SRN). 
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 6.9 Environment Agency: In acknowledging the minor size of the proposal and its 
location within Flood Zone 1, have no comment to make. 
 
6.10 SDC Drainage Officer: No objection to the proposal. 
  
6.11 Environmental Protection Manager:. No objection to the submitted noise report. 
Conditions required on sound levels and a construction method statement controlling 
site hours, deliveries and constructed related activities. 
 
6.12 Contaminated Land Officer: No objection. 
 
6.13 Natural England: Comment that the proposal has the potential to be visible from 
the AONB and affects from Stonehouse towards the AONB.  
 
With regard to the Key Wildlife Site designation of the site, the land has been the 
subject of an Extended Phase 1 Habitats Survey which did not identify any key habitats 
or protected species on the site. However the application should look to enhance 
biodiversity. 
 
6.14 English Heritage: Harm to adjacent listed buildings will be limited. However 
concern over the impact of the proposal on the open character of this part of the IHCA 
and state that the proposal will cause significant harm to this specific part of the 
Conservation Area.  In line with NPPF paragraph 133, the level of public benefit would 
have to be quite marked for English Heritage to support the proposals. 
 
6.15 County Archaeological Officer: Gloucestershire County Council: On having 
assessed the revised plans raises no objection to the proposal subject to the imposition 
of a condition requiring a scheme of archaeological investigation. 
 
6.16 Crime Prevention Officer: Makes suggestions with regard to the standard of door 
construction, street lighting, the demarcation of public and private spaces and the 
surveillance of paths, footways and outbuildings. 
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
7. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
7.1 There are no further site specific planning considerations than those listed in the 
prologue.  
 
8. ADDITIONAL PLANNING POLICIES 
 
8.1 The prologue to this report provides the general policies which form the 
consideration basis of this application. There are no additional planning policies 
applicable to this site.  
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9. PLANNING CONSIDERATIONS  
 
9.1 The prologue provides the main planning framework for consideration of 
applications. In relation to this application, as this is an outline application, the following 
are key topics;  
 
1. Landscape and Heritage Impact.  
2. Highway Safety.  
3. Water management and flooding. 
4. Ecological impact and mitigations.  
5. Impact on amenity and neighbouring properties, and  
6. Contributions. 
 
9.2 These considerations will then enable the decision maker to ascertain if the 
proposal can be considered as 'sustainable development' for the purposes of the NPPF 
and how it performs with regard to any applicable planning balance judgement. 
 
10. LANDSCAPE AND HERITAGE IMPACT 
 
10.1 The existing site has a pronounced sense of openness. It is a wide expanse, 
prominent along the A419 for most of its frontage. The depth of the site, its lack of trees 
and topography also contribute to its openness.  
 
10.2 The site allows uninterrupted skyline views of the curving Cotswold escarpment 
from Selsley to Coaley Peak. This marks the start of the AONB. The Stonehouse 
Design Statement 2005 notes these "special views" across the site.  
 
10.3 The proposal would result in buildings which even if only two storey would 
obstruct views of the escarpment. Whilst a view corridor is proposed in the indicative 
layout, this is only a means to try to reduce the impact of the proposal. The view corridor 
is narrow compared with the existing open frontage and therefore only offers a view at a 
particular point. Effectively the view would become one of a snapshot rather than one of 
a changing sequence of views as one moves along the frontage. Moreover any view 
through would be foreshortened by the presence of buildings and domestic structures to 
the side. In simple terms the eye would be drawn to frontage buildings and cars rather 
than distant hills.   The feeling of depth and expansive view would be lost. 
 
10.4 The site illustrates the transition from the broad sweep of the Severn Vale into 
the start of the Stroud Valleys. The landscape then develops further eastwards from this 
broad valley floor to a more discernible enclosure, created by the beckoning hillsides.  
This site is an inherent part of this evolving valley and its loss would undermine the 
valley's continuity and diversity which are critical to its overall character. The visual 
connection between valley and escarpment would also be lost, which is an important 
feature of Stroud District.  
 
10.5 The site is also extremely prominent from the canal towpath. From here there is 
also a pronounced sense of openness. This openness offsets the assertiveness of 
Avenue Terrace and absorbs the scale of the buildings. From the canal towpath this is 
very evident whereby the Terrace and particularly its roofscape are visible and 
interesting without being dominating or urban.  
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10.6 This openness to the north of the towpath is complimented by the outward 
southern aspect too, whereby the land falls away into the valley floor before being 
curtailed by the distant hills. This is one of the very few points along the canal where 
there is no sense of enclosure.    
 
10.7 The proposal would place houses, cars and domestic paraphernalia across much 
of the width of the site and close to the canal and the towpath. The proposal would 
undermine the sense of openness of this part of the canal corridor. Its distinctiveness 
and interest would be lost.  
 
10.8 Moreover the canal is largely rural and the presence of buildings is limited to 
large mill (industrial) complexes. Traditionally the only domestic architecture is isolated 
cottages for essential canal operatives such as lockkeepers. Apart from a couple of 
exceptions this pattern of development is still readily apparent today. This proposal 
would be a large expanse of residential development which undermines the traditional 
setting of the canal and the IHCA. 
 
10.9 The importance of gaps in development is highlighted in the Industrial Heritage 
Conservation Area Appraisal which states:  
 
"The distinctive, rhythmical pattern of mills, dotted at intervals along the linear study 
area, is well appreciated from the canals. By contrast, sometimes the main roads have 
become developed in a linear fashion which blurs this perception. Gaps between mills, 
industrial groups and clusters of settlement are particularly crucial to the special interest 
and appearance of this linear conservation area since by its nature much of its 
character is perceived in transit passing though the area or along transport routes". 
 
10.10 Section 72 of the 1990 Planning (Listed Buildings and Conservation Areas) Act 
requires that special attention shall be paid to the desirability of preserving or enhancing 
the character or appearance of a Conservation Area. This proposal contravenes this 
requirement. The 2014 "Barnwell" high court case highlights the importance protecting 
the setting of heritage assets.    Paragraphs 133 and 134 of the NPPF require a 
judgement whether impact is substantial, and if not, the impact should be weighed up 
against wider benefits such as new housing.  
 
10.11 The openness and prominence of the site make it highly sensitive to change. 
Accordingly the new buildings and domesticity would appear harsh and out of character. 
The undeveloped site makes an essential contribution to the character of the canal, the 
Conservation Area and the wider Stroud landscape.  
 
10.12 The impact would be tending towards substantial and in line with the comments 
made by English Heritage, would require marked public benefits if NPPF paragraph 134 
is to be satisfied.      
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11. HIGHWAY IMPACT 
 
11.1 Paragraph 32 of the NPPF requires development not to 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.  
 
11.2 Gloucestershire County Council Highways (LHA) considered the existing 
transport conditions, the safety of the proposed access, parking provision, pedestrian 
safety, and the traffic generation associated with the development.  
 
11.3. The proposal includes the provision of a TOUCAN controlled crossing on the 
Bristol Road, together with dedicated pedestrian and cycle connections to the local 
network and will therefore ensure an accessible and sustainable form of development. 
 
11.4 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 
accord with the required design standards and is acceptable in highway terms, subject 
to conditions and financial contributions.  
 
11.5 The LHA conclude that development would not result in a severe impact on 
highway safety, and that subject to a number of conditions, do not object. Whilst it is for 
the LPA to reach the final conclusion, the position of the LHA is an important 
consideration.  
 
11.6 Whilst there will be some effect on the surrounding road network and highway 
users as commented on by the objectors, level of harm is unlikely to be severe, as 
detailed by the Framework.  
 
12. FLOODING & WATER MANAGEMENT 
 
12.1 The site lies within Flood Zone 1, the lowest risk of flooding and an area to which 
government advice primarily directs development in hydrological terms. 
 
In addition the application is supported by the submission of a Flood Risk Assessment 
and drainage strategy which considers the risks of flooding from both fluvial and pluvial 
sources.  
 
12.2 The submitted scheme indicates that in principle a satisfactory form of water 
management can be provided on the site which will ensure that the development will not 
only be the equivalent of Greenfield run off but will also include allowances for a 30% 
reduction to address climate change (as required by the Environment Agency and the 
National Planning Policy Framework).  
 
12.3 This information has been considered acceptable by the SDC Water Resources 
Engineer and in flood terms the site falls within the standing advice of regime of the 
Environment Agency due to its scale and low flood zone categorisation.  
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12.4 Thus the proposal full accords with prevailing policy and guidance in respect of 
flood risk and drainage attenuation. 
 
13. ECOLOGICAL IMPACT 
 
13.1 The site is part of a wider Key Wildlife site (KWS), which extends the length of 
the Frome. The KWS takes in substantial areas of land to the south of the river and the 
canal and is by no means restricted to the application site per se. 
 
13.2 There are potential habitats and protected species located along each part of the 
KWS, and the impact of each proposal must be considered on a site specific basis 
within the overall local designation.  
 
13.3 In this instance an Extended Phase 1 Habitat Survey has been carried out which 
has identified that this site has low ecological value and did not identify roosts or 
habitats for protected species, including bats, badgers and Great Crest Newts. Whilst 
there is limited bat foraging to the south of the site, this is a common bat species and 
occurs off site along the canal. 
 
13.4 The low ecological value of this part of the Frome KWS is acknowledged in the 
response of Natural England. They accept the principle of development in ecological 
terms, but do recommend that opportunities are taken for biodiversity enhancements. 
 
13.5 The Ecological Appraisal submitted with the application makes such 
recommendations and these again can be secured via appropriate conditions if a 
favourable determination was to be made. 
 
13.6 Given this situation the proposal is acceptable in ecological terms and again 
accords with the prevailing ecological policies and guidance set out in the prologue. 
 
14. AMENITY  
 
14.1 Given the location and most notably the topographical relationship of the site with 
the homes on Avenue Terrace, there should not be a significant impact on their 
amenity. 
 
14.2 Although clearly visible from the existing properties, the development would be 
on the opposite side of a principal highway, with associated verges and service strips 
which in turn is separated from Avenue Terrace by a substantial grass verge and local 
access road.  
 
14.3 This physical arrangement means that at its closest point the site boundary is 
38m away from the nearest property and 70m at its maximum. Both of these distances 
exceed the requirements (25m) of the Council's adopted Residential Design Guide by 
some margin.  
 
14.4 Although there may be some increase in noise and disturbance from increased 
vehicular and pedestrian usage of the local network, the uplift is not sufficient to warrant 
a refusal. Any anti-social behaviour would be controlled via legislation outside of the 
planning system. 
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14.5 In terms of amenity impact there are no concerns arising from the proposal.   
 
15. AFFORDABLE HOUSING 
 
15.1 As noted above the proposal includes the provision of 30% affordable housing of 
differing design and tenures, which could be distributed across the development. Indeed 
a maximum group of affordable units is controlled within the draft S106 agreement 
prepared as part of the application. 
 
15.2 In this manner this would balance the needs of social integration and registered 
provider management in full compliance with prevailing Council policy. 
 
16. OBLIGATIONS  
 
16.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following via a suitable 
legal agreement: 
 
o £17,640 towards library services 
o Contributions or similar towards travel plan implementation. 
o A pro rata contribution towards off-site recreation provision at Oldends Lane. 
o This has been identified as being the Community Centre Project and the 
proposal would contribute on the basis of £1,097 per 1, 2 or 3 bed units and £1,646 per 
4 bed one. 
  
17. SUMMARY OF IMPACTS  
 
17.1 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.  
 
17.2 Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  
 
17.3 HARM  
o Visual impact on the character and appearance of the designated Industrial 

Heritage Conservation Area.  
o Adversely affecting the setting of the Cotswold Area of Outstanding Natural 

Beauty and causing harm to key views of this protected landscape.  
 
17.4 BENEFITS  
o Provision of additional housing,  
o Affordable housing  
o Employment during construction phase 
o Increased financial spending within the locality and related  economic uplift  
o Open space on site and increased public access. 
o Off site recreation contributions towards adult/youth provision  
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18. PLANNING BALANCE 
 
18.1 Paragraph 14 of the National Planning Policy Framework needs to be considered 
alongside other planning considerations. The National Planning Policy Framework is a 
pro-growth and the basis of Paragraph 14 promotes sustainable development unless:  
 
"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." 
[Para 14 NPPF] 
 
18.2 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. Then these 
factors must be assessed as a whole in reaching a balance.  
 
18.3 The Council can provide a 5 year land supply, based on the recently agreed 
Objective Assessed Housing Need (OAHN) data for the Emerging Local Plan. Whilst 
the Framework requires the significant boost of housing, the Council strongly asserts 
that it can provide sufficient supply of housing within the plan led system, with relevant 
review period built in. The emerging Local Plan is at an advanced stage and before the 
Inspector. All of these factors are significant considerations in the assessment of this 
application.  
 
18.4 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.  
 
18.5 The development of the site has identified associated impacts, the majority of 
which 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.  
 
18.6 However the proposal would have a significant impact on the character and 
appearance of the designated heritage asset of the Stroud Industrial Heritage 
Conservation Area and would conflict with the very purpose and identified objectives of 
this designation.  
 
18.7 In addition the proposal would have an adverse impact on the local setting of the 
Cotswold AONB resulting in harm to both the protected and local landscapes.  
 
18.8 Therefore this identified harm and the impact on the designated heritage asset 
and associated landscape is significant and demonstrable, and given that the Council is 
advanced in the emerging Local Plan process, the harm is not outweighed by the limited 
benefits of the scheme contrary to NPPF paragraphs 14 and 134. 
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19. RECOMMENDATION  
 
19.1 Refusal of permission is recommended. 
  
20.  SI 2274 STATEMENT 
 
20.1 For the reasons given above the application is recommended for refusal on the 
landscape impact, however, there was continued ongoing dialogue regarding the issues 
for consideration. 
 
21. HUMAN RIGHTS 
 
21.1 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: 04 
Application No. 
Site No. 

S.14/2082/FUL 
PP-03644797 

Site Address Land At,  Bath Road, Leonard Stanley, Gloucestershire 
 

Town/Parish Leonard Stanley Parish Council 
 

Grid Reference 380556,203777 
 

Application 
Type 

Full Planning Permission 
 

Proposal Erection of 17 dwellings, new access and internal roadway and ancillary 
works. 
 

  
   

 
 
 

  

Applicant’s 
Details 

Cotswold Homes Ltd 
C/O Grass Roots Planning Ltd,  
 

Agent’s Details Grass Roots Planning Ltd 
11 Olveston Road , Ashley Down , Bristol , BS7 PPB,  
 

Case Officer Holly Simkiss 
 

Application 22.09.2014 
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Validated 
 RECOMMENDATION 

Recommended 
Decision 

Refusal 

For the 
following 
reasons: 

 
 1. The site is located outside of the Stroud Urban Area.  Owing to the 

size of the application site and number of dwellings proposed, the 
application gives rise to 30% affordable housing provision (5.1 
affordable homes).  The application proposes the provision of 5 
dwellings.  No commuted sum to the value of 0.1% of the cost of 
providing an affordable dwelling is proposed.  As such the 
application is not compliant with the requirements of Policy HN4 of 
the adopted Stroud District Local Plan, November 2005 and Core 
Policy CP9 of the Local Plan, Deposit Draft. 

 
 2. The proposed development, by virtue of its poor design, layout and 

density would result in an overdevelopment of the site that would 
appear as an incongruous addition to the street scene.  The site 
also offers wider views of the surrounding hills which would be 
obscured and impaired by the new development. The proposal is 
therefore contrary to the requirements of Chapter 7 of the NPPF. 

 
 3. Insufficient information has been provided with regard to Bats and 

Badger foraging in order to adequately ensure that there would be 
no adverse impact, contrary to the requirements of Policy NE4 of 
the adopted Local Plan, November 2005. 

 
 CONSULTEES 

Comments 
Received 

Parish / Town 
Mr David Lesser 
Development Coordination (E) 
Gloucestershire Education Dept (E) 
Policy Implementation Officer (E) 
Environmental Health (E) 
Contaminated Land Officer (E) 
Karen Colbourn 
 

 CONTRIBUTORS 

Letters of 
Objection 

 
J And J Hanna, 40, Dozule Close,, Leonard Stanley  
H Pass, Lowfield Cottage, Marsh Lane, Leonard Stanley,   
Mr J Glover, 2 Church View, Church Road, Leonard Stanley  
Mr And  Mrs D Longworth, Hafren, Seven Waters, Leonard 
Stanley,   
R Reeves, The Grey Cottage, Bath Road  
M And D Duxbury, 1 Ash Close, Kings Stanley  
D Pearson, The Cedars Church Road Leonard Stanley,   
S Ayre, 13 St Swithins, Leonard Stanley  
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R Dence,   
Mr D Ackland, Springfield,   
M. J. And  E. J. Cox, 32, Dozule Close, Leonard Stanley  
S Pitt, Liddiatt House, Bath Road  
Mrs S Davies, 56 Dozule Close Leonard Stanley Stonehouse  
A J, 2 Marsh Cottages, Bath Road  
S Mandeville, Millstone Cottage, Bath Road  
D Odell, Tregenna, 12 Marsh Lane  
N Wratten, 3 Marsh Mews, Marsh Road,, Leonard Stanley  
G And S Jones, Yew Tree Cottage, Marsh Road, Leonard Stanley  
D Hinde, Blackthorn Cottage, Marsh Road  
 

Letters of 
Support 

 
 

Letters of 
Comment 

   
Mrs. C.Fletcher, Oakleigh. Bath Road, Leonard Stanley                      
 

 OFFICER’S REPORT 

 

1. SITE  
 
1.1 This is a triangular parcel of land measuring approximately 0.4ha.  It is of semi-
improved grassland and is relatively flat. 
 
1.2 The site occupies a corner position on the junction of Bath Road and Downton 
Road.  It is enclosed by a post and wire fence and low-level hedgerow (up to 1.5m in 
height). 
 
1.3 The site is bordered to the east, south and west by residential development and 
a scout hut to the north. 
 
1.4 The site itself is outside the AONB, but it is nearby. It is outside the defined 
settlement boundary. 
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application is submitted in full and proposes the erection of 17 dwellings and 
formation of new access. 
 
2.1 The scheme makes provision for the following obligations; 
o 30% affordable housing (5 in total). 
o Off-site recreation contribution of £30,086. 
 
3. REVISED INFORMATION 
 
3.1 FMW1292 SK01 E, Site access junction with Bath Road plan, submitted 
31.10.2014. 
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4. PLANNING HISTORY 
 
4.1 It was shown as an omission site in 2005 Local Plan but no details appear in the 
Inspector’s report, suggesting that it was not promoted at that time (site number 
OS141). 
 
4.2 When considering a nearby site for allocation (HG23), the 2005 Local Plan 
Inspector generally considered Leonard Stanley to be a location where low level growth 
could take place. 
 
5. REVIEW OF CONSULTATION RESPONSES 
 
5.1 Public Representations:  
Several letters of objection have been received.  Objections relate to: 
o Outside settlement boundary 
o Overdevelopment of site 
o Highway safety impact 
o Insufficient parking 
o Loss of green field 
o Inadequate drainage 
o Impact on local services and amenities 
o Overlooking and loss of privacy 
 
5.2 Parish Council: Objects to the proposal on the following points: 
o Impact on landscape 
o Additional 201 dwellings already permitted (51 in full, 150 in outline) in the 
village. 
o Impact on highway safety 
o Outside settlement boundary 
o Overdevelopment of site 
o Out of keeping with area 
 
5.3 SDC Contaminated Land: No comments. 
 
5.4 SDC Water Resources Engineer: No objection subject to planning condition 
regarding submission of details drainage and sewerage disposal plans. 
 
5.5 SDC Environmental Health: No objection subject to conditions regarding 
construction hours and control of dust. 
 
5.6 Gloucestershire County Council as Local Highway Authority (LHA):  No 
objection subject to conditions. 
 
5.7 Housing Policy Manager: The inclusion of the affordable units is welcomed 
however, the reduction to 5 units has resulted in the provision falling below 30%. A 
commuted sum to the value 0.1% of the cost of providing an affordable dwelling will 
need to be provided in order to redress this. 
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The Planning Statement suggests that only three of the five affordable units will be 
transferred to an affordable housing provider. In fact, all five should be transferred to a 
registered provider in order to ensure that appropriate occupancy controls are in place, 
and that they remain affordable in the longer term. 
 
5.8 GCC Community Services: No financial obligations required. 
 
5.9 Gloucestershire Police: Makes comments on the application with regard to Secure 
by Design. 
 
5.10 SDC Ecology Consultant: Insufficient information provided with regards to bats 
and badger foraging. 
 
6. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
6.1 There are no further site specific planning considerations other than those listed 
in the prologue.  
 
7. ADDITIONAL PLANNING POLICIES 
 
7.1 The prologue to this report provides the general policies that form the 
consideration basis of this application. There are no additional planning policies 
applicable to this site.  
 
8. PLANNING CONSIDERATIONS  
 
8.1 The prologue has provided the main planning framework for consideration of 
applications. In relation to this application, 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 and mitigations  
5. Impact on amenity and neighbouring properties, and  
6. Heritage Impact.   
7. Affordable Housing 
8. Access to Facilities 
9. Obligations 
10. Summary of Impacts 
11. Planning Balance. 
 
8.2 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. Regard must be given to whether the identified impacts of a development are 
demonstrable and significant, therefore outweigh the identified benefits of the proposed 
development.  
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9. LANDSCAPE IMPACT AND DESIGN 
 
9.1 The site is located outside the defined settlement boundary under the 2005 Adopted 
Local Plan and remains excluded from the settlement limits under the new Submission 
Draft Local Plan. 
 
9.2The application has been supported by the submission of a landscape and visual 
impact appraisal.  However, by its own admission at paragraphs 1.5 and 1.6 it "is to 
gain an understanding of the key issues and make a judgement as to what level of 
detail may be required to support any forthcoming planning application".  At paragraph 
1.7 it goes on to say that the report should be used "as a tool to inform the emerging 
scheme design".  It does not demonstrate therefore how the landscape appraisal has 
helped shape the proposed development; it appears to be a stand alone document.  
Unfortunately no pre-application planning advice was sought from the Local Planning 
Authority prior to the application being submitted. 
 
9.3 The site allows distant views across all its sides, and there is public access across 
three sides. Doverow Hill, the tops of the Malverns and the Selsley/Penn Woods/Coaley 
Peak escarpment all feature. The site is slightly elevated which helps magnify the views. 
In the village where the buildings often stifle such outward views, this is particularly 
important.  
 
9.4 The site and its open views reinforce the setting of the village in the landscape and 
gives the village its rural character. This is particularly important as the site is part of the 
notable rural approach from Stanley Downton. The proposal would curtail such views as 
2 storey buildings would cover much of the site.  
 
9.5 In this part of Leonard Stanley the form and layout of housing is akin to a rural 
setting with lower density development.  There is a rationale for the shape and form of 
development to the north of Bath Road, which denotes the move from a more urban to 
rural setting.  In this part of Leonard Stanley there is limited development on the 
northern side of the Bath Road.  The site is bordered on three sides by existing 
residential development; however both Bath Road and Downton Road separate it.  
 
9.6 The site appears as a field, although it is understood that the site has not been 
used for agricultural purposes for some time.  By virtue of the recent Mankley Road 
appeal decision (which is subject to Judicial Review) and other historic developments, 
there are very few open green spaces remaining that flank the main road.  Whilst it is 
noted that development in this location would bring the Scout Hut more in to the village 
by making it appear as less detached, the fact remains that this existing green space 
does not have any built form on it. 
 
9.8 The proposed housing density at approximately 43 houses per hectare is 
considered to be too dense when considered against other development on the 
northern side of the Bath Road. This density is very evident in the sheer proximity of 7 
dwellings to Bath Road, which would appear overly enclosed and dominant.   
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9.9 The proposal shows a broken terrace, with rear elevations to Downton Road, and 
a similar aspect for some of houses onto Bath Road. This would mean the rear 
elevations facing the main pubic road, which consequently have more fenestration and 
less appealing details facing public view. Moreover domestic paraphernalia would 
inevitably feature too.  The impact is further exacerbated by an area of 8 car parking 
spaces sandwiched in the building line.  
 
9.10 On the Bath Road frontage a house would be strangely offset for no other apparent 
reason other than to squeeze in an additional unit, without adapting its form and design 
to accommodate the cramped space. The scheme would appear as a road dominated 
layout whereby the houses have had to fit along the geometry of the internal road.    
 
9.11 The proposed units are not of any considerable architectural quality or merit and 
as noted above, the proposed layout does little to enhance the existing form, layout and 
context of the area.  Accordingly therefore, and regardless of the sustainable location, 
the proposed development is incompatible with the existing area. 
 
10. HIGHWAY IMPACT 
 
10.1 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.  
 
10.2 Gloucestershire County Council considered the existing transport conditions, the 
safety of the proposed access, parking provision, pedestrian safety, and the traffic 
generation associated with the development.  
 
10.3 They conclude that the proposed access would have sufficient visibility. 
 
10.4 Due to the recently permitted schemes in the vicinity of the application site, the 
LHA has also considered the potential for a cumulative impact.  The LHA considers the 
village to be relatively lightly trafficked and only one accident has been recorded that 
resulted in personal injury. 
 
10.5 The proposed layout allows a turning head large enough for a refuse vehicle and 
access to two private drives.  Whilst parking levels, particularly visitor spaces are 
limited, the application would give rise to 1.5 spaces per unit (equating to 25.5 spaces). 
34 spaces are proposed which is in excess of published requirements. 
 
10.6 The LHA raises no objection to the proposal provided that planning conditions 
are imposed regarding access road to be completed first, roads completed to binder 
course level prior to occupation and the submission of a construction method statement. 
 
 
 
 
 
 



71 
 

11. FLOODING & WATER MANAGEMENT 
 
11.1 The site is within Flood Zone 1 which is the area of the lowest risk of flooding and 
consequently not at risk of river flooding.  Consideration must also be given to the 
management of surface water. 
 
11.2 The Stroud District Council Water Resources Engineer comments: "Given that 
the site is on blue lias clay it is unlikely that discharge to the ground will be feasible. This 
leaves the only option as drainage to a surface water body. Such a strategy will require 
the water to be attenuated on site such that discharge does not exceed the 1:100 
Greenfield runoff rate with an allowance for climate change. All runoff must be treated 
through a suitable management chain to remove pollutants prior to discharge. 
 
I can see no space where facility to achieve this is being indicated on the site plan and 
no reference to a drainage strategy in the design and access statement." 
 
11.3 The SDC Water Resources Engineer has raised no objection subject to a 
planning condition requiring the submission of full surface water and sewerage disposal 
details prior to commencement of any development on the site. 
 
11.4 There is no identified flooding risk associated with this development. 
 
12. ECOLOGICAL IMPACT 
 
12.1 The SDC Ecological Consultant has been consulted on the application and has 
provided comments. 
 
12.2 The assessment of the potential of the trees to support bats does not follow Bat 
Conservation Trust guidance and is not adequate.  The assessment of the capacity of 
the field to support reptiles based on a February survey is also inadequate. The 
Ecological Assessment states that the field is subject to intensive agriculture, whilst the 
Design and Access Statement suggests it is not in agricultural use, but the vegetation is 
mown once per year. If the latter is the case (as seems to be indicated by Fig 1 in the 
D&AS), the vegetation in summer could be suitable for reptiles and, in any event, the 
field margins could be suitable all year round. 
 
The assessment of the site for signs of Badger foraging is inadequate, as it would be 
unusual to find signs of foraging during their period of low activity in the winter. 
 
12.3 The scheme may not have a significant or demonstrable impact on protected 
species or habitats or wider biodiversity.  However, the conclusions drawn are that at 
present insufficient information has been provided with regards to bat roost and badger 
foraging potential across the site. 
 
 
 
 
 
 
 



72 
 

13. AMENITY  
 
13.1 The site is overlooked by cottages to the south of Bath Road and houses and a 
garage to the west of Downton Road.  A residential dwelling is also positioned to the 
immediate east. 
 
13.2 The closest neighbouring property to the south is end on to the road with only 
one window facing towards the site.  To the east, there is substantial tree planting in the 
neighbouring garden to obscure views from the application site. 
 
13.3 Due to separation from the surrounding houses there no overriding privacy, 
shadowing or overbearing implications.  
 
14. HERITAGE IMPACT 
 
14.1 There are no statutorily designated buildings in the immediate area to consider 
and the site is not contained within any Conservation Area.   
 
15. AFFORDABLE HOUSING 
 
15.1 The application warrants provision of 30% affordable housing, equivalent to 5.1 
units in total.  The proposal in the Planning Statement proposes 5 dwellings and 
considers that the provision of 6 units would have been "a significant over provision for 
the site".  The Policy Implementation Manager advises that a financial contribution to an 
equivalent minimum 0.1 of an affordable home should be provided. No details have 
been forthcoming from the agent and as such the proposal is not compliant with the 
requirements of Policy HN4 of the adopted Local Plan. 
 
16. ACCESS TO FACILITIES 
 
16.1 One of the primary purposes of settlement development boundaries is to prevent 
development in unsustainable locations. 
 
16.2 The site is located in Leonard Stanley, which is identified as a third tier 
settlement in Policy CP3 of the Submission Draft Local Plan (December 2013).  As such 
it would provide for lesser levels of development to safeguard its role.  There is a limited 
level of facilities, including a primary school, church, community hall and garage as well 
as a public house.  There is limited employment at Leonard Stanley.  The site subject to 
this application is within a reasonable walking distance of these facilities and other 
additional facilities (shop) in Kings Stanley. 
 
16.3 Leonard Stanley does not have any medical provision, dentist, police station, 
secondary school or library.  There is a need to travel to other high order settlements to 
access these facilities.  Due to the distance of these facilities, it is unlikely that that they 
would be accessed by foot, promoting the use of the car.   There is a regular bus 
service that provides access to such facilities in Stonehouse, Stroud and Gloucester. 
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16.4  Housing development in Leonard Stanley could lead to some increased levels of 
commuting to accessible local service centres and other service centres, which have a 
higher order of facilities.  However, recent appeal decisions indicate that third tier 
settlements can be capable of accommodating growth circa to the scale of this 
proposal, provided that it does not conflict with environmental considerations.  A 
development of this size (17 dwellings) is more likely to be absorbed within the village 
than that of a more significant strategic level of development.  However, a recent appeal 
at Mankley Fields suggested that even a strategic scale development could be 
accommodated at Leonard Stanley/Kings Stanley. 
 
16.5 As noted above, Leonard Stanley is a third tier settlement.  Within the last year a 
development of 51 houses has been permitted (S.13/2424/FUL) and a further 150 
houses allowed at appeal (S.13/1289/OUT) which is currently subject to judicial review.  
As noted in Policy CP3. Leonard Stanley is capable of lesser levels of development. It 
would appear that the village has therefore already taken a considerable level of 
housing.  As such the benefits of the proposal will have to be carefully weighed against 
any perceived significant harm. 
 
17. OBLIGATIONS  
 
17.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following;  
 
17.2 5 affordable homes. 
 
17.3 An off-site recreation contribution of £30,086. 
 
18. SUMMARY OF IMPACTS  
 
18.1 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.  
 
Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  
 
18.2 HARM  
- Visual impact on the character and appearance of this settlement and the local 
landscape.  
- Lack of affordable housing provision. 
- Potential adverse impact on ecology. 
 
18.3 BENEFITS  
-  Provision of additional housing,  
-  Employment during construction phase 
- Off site recreation contributions towards adult/youth provision  
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19. PLANNING BALANCE 
 
19.1 The consideration of this application requires decision makers to have regard to 
Paragraph 14 of the NPPF alongside other planning considerations.  The NPPF is pro-
growth and the basis of Paragraph 14 is the promotion of sustainable development 
unless the  
 
"adverse impacts of going 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." 
 
19.2 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. 
 
19.3 The Council can provide a 5 year supply of housing, highlighted by the recent 
OAHN 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, is at a reasonably advanced 
stage.  All of these factors are significant considerations in the assessment of this 
application. 
 
19.4 It is acknowledged that the scheme proposes benefits associated with additional 
housing and the associated economic growth allied with construction and subsequent 
occupation of housing.  However, the proposal lacks some fundamental information and 
is clearly not compliant in terms of the provision of affordable housing.  As noted above, 
the Council has a justifiable land supply and an advanced emerging Local Plan which 
would deliver the same benefits through a plan led system. 
 
19.5 The impact of the proposal in terms of landscape harm and in-principle 
objections to the form and layout are significant and demonstrable.  The harm that this 
proposal would cause is not outweighed by the very limited benefits of the scheme. 
 
20. RECOMMENDATION  
 
20.1 Officers recommend that this application be refused. 
 
21.  SI 2274 STATEMENT 
 
21.1 Unfortunately the planning agent did not seek pre-application planning advice in 
advance of submitting the planning application. 
 
22. HUMAN RIGHTS 
 
22.1 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 



75 
 

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: 05 
Application No. 
Site No. 

S.14/1829/OUT 
 

Site Address Land Off, School Lane, Whitminster, Gloucestershire 
 

Town/Parish Whitminster Parish Council 
 

Grid Reference 377102,208407 
 

Application 
Type 

Outline Planning Permission 
 

Proposal Residential development for up to 95 dwellings including infrastructure, 
ancillary facilities, open space and landscaping. Construction of a new 
vehicular access from School Lane (additional info 8.10.2014) 
 

  
   

 
 
 

  

Applicant’s 
Details 

Robert Hitchins Ltd 
The Manor, Cheltenham, Glos, GL51 0TJ,  
 

Agent’s Details None 
 

Case Officer Laura Humphries 
 

Application 
Validated 

07.08.2014 
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 RECOMMENDATION 

Recommended 
Decision 

Refusal 

For the 
following 
reasons: 

 
 1. The proposed development comprises a significant area of 

residential development on existing agricultural land. This will 
create an unacceptable impact on the rural setting of the village. 
The scale, amount and layout of the development would result in a 
form of development that is inconsistent with the established 
character of the Rolling Agricultural Plain of the Severn Lowlands.  

 
The development site is bisected by a public right of way which as 
a result of the ridge land level provides a series of long distance 
views across the Severn Vale to the escarpment. The proposal 
would result in the unacceptable loss of these existing views. 
Furthermore, to the south west of the site is the Stroudwater 
Canal, public rights of way, part of the designated Industrial 
Heritage Conservation Area, the listed Wheatenhurst church, and 
the proposed development would have a significant detrimental 
effect by virtue of the introduction of built form into the views and 
vistas into an otherwise rural uninterrupted landscape.  

 
This is contrary to Policy BE6, BE12 and NE10 of the adopted 
Stroud District Local Plan, November 2005, and Policies ES7, 
ES10, ES13 of the Submission Draft Local Plan December 2013 
(as amended) and to paragraphs 109 and 134 of the National 
Planning Policy Framework.  

 
These adverse impacts outweigh the benefits of the providing 
significant new housing. Such levels of development need to take 
place at settlements with greater levels of services, facilities and 
employment opportunities than exist at Whitminster, in accordance 
with the need to plan housing development in rural areas to meet 
local needs. The proposed development is contrary to the 
objectives of paragraph 54 of the National Planning Policy 
Framework and Policy CP3 of the Submission Draft Local Plan 
December 2013 (as amended)  

 
The proposal does not, therefore, contribute towards the 
achievement of sustainable development. 

 
 CONSULTEES 

Comments 
Received 

National Grid Plant Protection (E) 
Arboricultural Officer (E) 
Gloucestershire Education Dept (E) 
Mr David Lesser 
Archaeology Dept (E) 
Development Coordination (E) 
Severn Trent Water Ltd (E) 
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Planning Strategy Manager (E) 
Policy Implementation Officer (E) 
Contaminated Land Officer (E) 
Natural England (E) 
Parish / Town 
Development Coordination Revised Details (E) 
 

 CONTRIBUTORS 

Letters of 
Objection 

 
A Johns, The Robins , Bristol Road  
H Johns, The Berrows Bristol Road Whitminster Gloucester,   
L Slade, Ashback House, School Lane, Whitminster.   
R Hale, 1 Holbury Crescent, Whitminster  
N Peters, 10 The Close, Whitminster  
N Tranter,,   
P Vernon - CPRE, Stokes Cottage, Rockstowes  
S Deacon, 26 Little Holbury, Whitminster  
Mrs A Peters, 10 The Close, Whitminster  
H Stopford, Canal View, Whitminster  
Mrs Stait, Jenners The Old Nursery, School Lane  
R Baatsen, 1 Prestwick Terrace, Bristol Road  
G Parker, 54 Uptons Garden, Whitminster  
Sy Turl, Arlingham House, School Lane  
L Towers, 8 Kidnams Walk, Hyde Lane  
Mrs E.M. Cleaver, 5 The Close.   
R & A Curry, 12 Little Holbury , Whitminster  
Mr T Blythe, 10 Little Holbury, Whitminster  
Mrs N Blythe, 10 Little Holbury , Whitminster  
S Adams, 4 Uptons Garden, Whitminster  
Keep Whitminster Rural, ,   
Mr J Younger, Sandfurlong Cottage, School Lane  
Mrs S Doble, Severndale, School Lane  
Mr I York, 4 Manor Court, Whitminster  
Mr I Cox, 30 Little Holbury, Whitminster  
T Wood, 9 Uptons Garden, Whitminster  
S Younger, Sandfurlong Cottage, School Lane  
Mr R Baatsen, 1 Prestwick Terrace, Bristol Road  
Mr S Mander, Putch Cottage, Whitminster  
Mr G Parker, 54 Uptons Garden, Whitminster  
Mrs G Parker, 54 Uptons Gardens, Whitminster  
Mr G Cowley, 46 Paynes Meadow, Whitminster  
Mrs G Rogers, 24 The Close, Whitminster  
Mr J Williams, 14 Kidnams Walk, Hyde Lane  
St Bliss, 1 Manor Court, Whitminster  
G Cowley, 46 Paynes Meadow, Whitminster  
Ar Deacon, 26 Little Holbury, Whitminster  
A Williams, 14 Kidnams Walk, Hyde Lane  
R Clewes, The Old Nurseries, School Lane  
T Jackson, 1 Prestwick Terrace, Bristol Road  
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S Mander, Pitch Cottage, Whitminster, Gloucester.   
Mr R And Mrs Tanya Allen, 1 Kidnams Walk, Hyde Lane, 
Whitminster,  
Frampton-on-Severn Parish Council, 40 Uptons Garden, 
Whitminster  
C & Lynne Robbins, ,   
D Clarke, 4 Rickyard Way , School Lane  
J Cox, 30 Little Holbury, Whitminster  
Ms K Laker, 19 Little Holbury, Whitminster  
A Williams, 14 Kidnams Walk, Hyde Lane  
Mrs N Blythe, 10 Little Holbury, Whitminster  
MR T Blythe, 10 Little Holbury, Whitminster  
Mr & Mrs Pockett, Orchard View , School Lane  
Mr & H Elizabeth McGill, 6 Holbury Crescent, Whitminster  
Mr M J McGill, 6 Holbury Crescent, Whitminster  
D Turl, Arlingham House, School Lane  
A Wilks, 12 Schoolfield Close, Whitminster  
G Catchpole, Highfield House, School Lane  
R Hale, 1 Holbury Crescent, Whitminster  
A Wilkes, 12 Schoolfield Close, Whitminster  
 

Letters of 
Support 

 
 

Letters of 
Comment 

                                                          
Gloucestershire Constabulary     
8 Holbury Crescent, Whitminster    
1 Schoolfield Close, Whitminster  
 

 OFFICER’S REPORT 

 

1. SITE  
 
1.1 The application site is 4.27ha of agricultural land, accessed off School Lane. The 
site itself rises very slightly to the south and is slightly higher than School Lane. It is on 
a discernible ridge and the land falls sharply to the west and south. 
 
1.2 The site is outside the defined settlement boundary. It is not within a protected 
landscape designation.  
 
1.3 There is a well defined farm track running through the middle of the site leading 
to farmland beyond. This has impressive views across all directions due to the height 
and openness of the landscape.  
 
1.4 The track across the site links to other public right of ways, including The Thames 
and Severn Way, which follows the line of the Stroudwater Canal. Directly northwards 
from the site a well used footpath links to Moreton Valence and beyond.   
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1.5 The site is largely bordered by mature hedgerow and trees, with particular 
notable hedges along School Lane, and mature TPO protected trees that are off site on 
the northerly boundary.    
 
1.6 The agricultural land classification is Sub Grade 3b.  
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application seeks outline planning consent for up to 95 dwellings with all 
matters except access to be considered as reserved matters. The scheme therefore 
seeks consent for the principle of dwellings and the proposed access point.  
 
2.2 The proposed access is via the existing farm track entrance on School Lane, 
which runs through the middle of the site.  
 
2.3 The whole application site is 4.27ha.  
 
2.4 The scheme makes provision for the following obligations; 
 
1 Affordable housing at 30%  
2 £230,917 towards primary education  
3 Management of open space 
4 Travel plan and monitoring of £47,000 
5 Library contribution of £18,620 (pro rata) 
 
3. REVISED INFORMATION 
 
8.10.14 Additional Addendum to Transport Assessment  
17.11.14 Additional Archaeological Report and LVIA work  
 
4. PLANNING HISTORY 
 
4.1 There is no recent planning history but there are historic planning decisions on 
part of this site.  
 
S.16075 (1991) refusal  to re-grade existing agricultural land to improve viability, replace 
top soil and re-seed. Provision of vehicle wash down area and 100m surfaced road. 
Refused on impact on agricultural land and impact on amenity of residents along with 
highway safety.  
 
4.2 The site was considered as an Omission Site (OS128) in the 2005 Local Plan 
process and was not carried forward on the basis "that the magnitude of the proposed 
would not be justified on the basis of the existing scale of the village, it would involve the 
incursion into an area of land which is an obvious part of the countryside and is not well 
integrated with the settlement." 
 
4.3 The site forms part of a much larger site SHLAA 24 (Land north west of 
Whitminster) put forward in the SHLAA process for up to 1455 dwellings. The 
assessment highlighted the Key Wildlife Site and the potential flood risk of the larger 
site.  
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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 Ecology and bats,  
o Density and number of houses, 
o Housing need, 
o Outside settlement boundary, 
o Impact on landscape, 
o Impact on services and facilities in the area, 
o Flood risk, drainage and sewage,  
o Lack of employment,  
o Other developments approved in area, 
o Light and air pollution, and  
o Loss of agricultural land. 
 
5.2 Whitminster Parish Council: object to the scheme on the following points; 
 
o Lack of pre-application discussions with the Parish Council, 
o Outside defined settlement boundary, 
o Disproportionate size and location of development, 
o Scale of proposed development and impact on character of Whitminster,  
o Loss of green space,  
o Limited benefits associated with development, 
o Lack of sustainability and access to facilities,  
o Reliance on car, 
o Whitminster has had a series of development in the last 20 years,  
o Landscape and environmental impact on village, 
o More appropriate sites such as brownfield land,  
o Impact on River Frome Key Wildlife Site,  
o Impact on Industrial Heritage Conservation Area (IHCA),  
o Impact on highway safety, 
o Foul Drainage Infrastructure, 
o Impact on services and lack of contribution towards secondary education,  and 
o Potential for overlooking from the development.  
 
5.3 SDC Water Resources Engineer: No objections subject to a condition requiring 
detailed drainage strategy to be submitted and approved.  
 
5.4 Severn Trent Water: No objection subject to condition requiring submission and 
approval of detailed drainage scheme.  
 
5.5 Gloucestershire County Council as Local Highway Authority (LHA):  No 
objection subject to conditions.  
 
 



82 
 

5.6 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.  
 
5.7 Housing Policy Manager: No objection.  
 
5.8 GCC Archaeologist: The revised information has been considered and no 
objection is raised subject to a condition requiring further investigations.   
 
5.9 GCC Community Services: Requests for primary and library contributions.  
 
5.10 Gloucestershire Police: Comments on the application in relation to the layout of 
the scheme (not a matter under consideration).  
 
6. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
6.1 There are no further site specific planning considerations than those listed in the 
prologue.  
 
7. ADDITIONAL PLANNING POLICIES 
 
7.1 The prologue to this report provides the general policies which form part of the 
consideration of this application. Consideration should be given to the additional policies 
of the Emerging Local Plan;  
 
Policy ES11 - Maintaining, restoring and regenerating the District's Canals - this policy 
seeks to ensure that development does not prejudice the delivery of the canal 
restoration, that developments adjacent to the canal respect its character, setting, 
biodiversity and historic value, alongside the objectives of transport, leisure and tourism.  
 
Policy ES13 - Protection of existing open space - this policy seeks the protection of 
important local open spaces within a development.  
 
7.2 The Whitminster Design Statement is a material consideration.  
 
8. PLANNING CONSIDERATIONS  
 
8.1 The prologue has provided the main planning framework for consideration of 
applications. In relation to this application, as the proposal is in outline with all matters 
other than access for consideration, 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 and mitigations,  
5. Impact on amenity and neighbouring properties, and  
6. Heritage Impact.   
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8.2 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.  
 
9. LANDSCAPE IMPACT 
 
9.1 The site is not within any protected designated landscape but does make an 
essential contribution to the setting of Whitminster. The consideration of the impact of 
the development needs to have regard to multiple aspects - the relation of the proposed 
development to the character of the settlement and the impact on short and longer 
distance views.  
 
9.2  The site, by virtue of its openness and mature boundaries, provides the transition 
of the settlement's urban area of School Lane into the distinctively rural form.  
 
9.3 The urban area is evident by road frontages and actives edges onto School Lane 
whereas the rural transition is marked by lower street hierarchy turning into a country 
lane, framed by mature green hedges. The sporadic developments on the rural edge of 
Whitminster are discrete and set back from the road and substantially screened. This 
site marks this transitional area and forms an important area of space contributing to the 
character and setting of Whitminster.  
 
9.4 The proposed development of the site would involve the development of a large 
area of agricultural land, which spreads away from the village to the north and is not 
closely related to the form of the existing village. This was also highlighted by the Local 
Plan Inspector in the consideration of this site as an omission site in 2005. 
 
9.5 The stated "Area 2 (the application site) to the west of the main road is an 
obvious incursion into the setting of the village as existing development on this site of 
the road is petering out and the school acts as a transition between the village proper 
and the countryside beyond..." 
 
9.6 Whilst the consideration of this application is not dependent on the comments in 
2005, they do provide an important reference point. The small housing scheme 
(exception site) to the side of the school was built in 2005, but wholly as an exception to 
meet specific affordable housing needs of the village rather than general development. 
Furthermore, these houses, from School Lane, are set back from the main road and are 
screened by the existing hedge which lessens their impact. The provision of these 
houses was exceptional and does not infer acceptance of this scheme which is 
significantly larger.  
 
9.7 Whitminster is located to the south, centred around the A38 junction. The village 
has seen expansion in previous decades but this has been in a manner which broadly 
reflects the centre/hub of the village. The provision of up to 95 houses on this site would 
result in a disproportionate addition which is out of keeping to the existing morphological 
pattern of Whitminster. The resultant impact is a development which is out of character 
and visually harmful to the settlement.  
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9.8 To consider the impact of the development on the short and longer distance 
views it is important to note the position of several public footpaths. The footpaths are 
well used and provide important views and vantage points.  
 
9.9 The site is bisected by a well used public footpath running through the centre of 
the site. The footpath has a sense of openness and rural seclusion. The site forms part 
of the ridge where views extend out from the village across substantial distances to a 
substantial length of the Cotswold Escarpment as well as across to the Forest of Dean 
and Robinswood Hill. The development of this site would irreversibly change these 
panoramic views out of Whitminster which are not seen elsewhere. These views would 
be largely obscured by development and their context fundamentally harmed. 
 
9.10 To the south west is the Stroudwater Canal and the towpath which are also part 
of the Industrial Heritage Conservation Area (IHCA) characterised in this location by the 
sense of rural isolation set in a pastoral landscape. This is a very rural landscape 
surrounded by the water and rolling landscapes.  
 
9.11 The location of the canal is identified as Rolling Agricultural Plain, which states 
that it is important to retain the pastoral river valley qualities of the River Frome, as 
there are few landscapes of this nature in the District.  
 
9.12 The site is on a ridge which is visible from the canal towpath, a footpath on the 
north side of the canal and The Thames and Severn Way.   Development would be 
highly prominent from these public rights of way. This would introduce new housing into 
a landscape view which is otherwise fundamentally rural. There is no inherent rationale 
for such skyline development seen in isolation. This would irrevocably change the 
character of these rights of way and the sense of detachment of the canal from the built 
form at this point.  
 
10. HIGHWAY IMPACT 
 
10.1 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.  
 
10.2 Gloucestershire County Council Highways (LHA) has considered the existing 
transport conditions, the safety of the proposed access, parking provision, pedestrian 
safety, and the traffic generation associated with the development.  
 
10.3 Their conclusion 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 accord with the 
required design standards and is acceptable in highway terms, subject to conditions.  
 
10.4 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 on whether there is a severe impact on the highway. 
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10.5 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.   
 
11. FLOODING & WATER MANAGEMENT 
 
11.1 The site is within Flood Zone 1 which is the area of the lowest risk of flooding and 
consequently not at risk of river flooding. Consideration must also be given to the 
management of surface water. The application has been accompanied by a Flood Risk 
Assessment which considers the risks of flooding and the potential for surface water 
drainage.  
 
11.2 This is an outline planning application whereby the detailed drainage solution 
cannot be completed until a later point where a finite number of dwellings/hard surfacing 
areas are known. The consideration of an outline application requires a drainage 
solution equivalent of Greenfield run off plus 30% for climate change (as required by the 
Environment Agency and the National Planning Policy Framework).  
 
11.3 The SDC Water Resources Engineer has considered the proposal and is 
satisfied that the submitted FRA provides a realistic drainage assessment for the site 
and subject to a condition requiring detailed drainage scheme to be submitted and 
approved, raises no objection.  
 
11.4 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 management of the foul water would also be 
dealt with in the same manner. Overall, the scheme is acceptable in water management 
terms and results in no harm that cannot be mitigated during a detailed design phase.  
 
11.5 There is no identified flooding risk associated to this development.  
 
12. ECOLOGICAL IMPACT 
 
12.1 The submitted ecological information demonstrates that the site has  limited 
ecological merit other than the mature boundary hedgerows which bound the site. 
These would be retained except for those to the front of the site.  
 
12.2 Overall, there is not considered to be a significant impact on protected species or 
habitats as a result of this application. The proposal could provide a level of 
enhancement through a detailed landscaping scheme to diversify the habitat value of 
the site.  
 
12.3 The scheme does not have a significant or demonstrable impact on protected 
species or habitats, or wider biodiversity in the Key Wildlife site of the River Frome, 
approximately 250-300m from the edge site.  
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13. AMENITY  
 
13.1 The site is overlooked by a small residential development to the south and is also 
bordered to the north by a number of detached properties. The gardens of these 
properties are reasonable and there is no reason why a carefully designed layout could 
not be created to avoid overlooking, an overbearing effect or a loss of light. Comments 
made on issues of privacy or overbearing are matters which would be considered as 
part of a detailed design stage, rather than with an outline application which does not 
seek approval of layout at this stage.  
 
13.2 Comments have been raised about the disruption associated with construction 
and whilst this is understood, the hours of construction, delivery hours and providing 
construction parking are matters which can be controlled by condition.  
 
13.5 On balance, it is acknowledged that there are issues, which can be addressed by 
suitable planning conditions and do not give rise to unacceptable impacts which are 
significant to warrant a refusal and subsequent defence at any appeal.  
 
14. HERITAGE IMPACT 
 
14.1 The site has a relationship with the Industrial Heritage Conservation Area (IHCA). 
Consideration should be given to the potential impact on the setting of this Conservation 
Area.  
 
14.2 The land level changes mean the site is located on a ridge and therefore visually 
connected to the Conservation Area. This land level change and the proposed 
development would result in the introduction of built form to the views into and out of 
this Conservation Area. The Canal and the landscape as part of the IHCA are identified 
as important landscapes as a result of the rural pastoral river valley. The introduction of 
built form would significantly change this important characteristic. This is likely to be 
increasingly important with the possible lottery bid to restore this section of the Canal. 
 
14.3 Wheatenhurst church tower is visible from the surrounding footpaths. This adds to 
the pastoral nature of this secluded valley. The IHCA notes its contribution to the 
landscape. Residential development of this application site would undermine the setting 
of this listed church. 
 
14.3 The wider locality is known to contain extensive archaeological remains relating to 
settlement and activity of the Prehistoric and Roman periods. In consultation with 
Gloucestershire County Council (Archaeology), there is potential for significant 
archaeological deposits relating to Prehistoric and Roman activity and settlement to be 
present within the applications site, but masked from view by the agricultural soils which 
currently cover the land.  
 
14.4 As part of the GCC Archaeology response it was recommended that in 
accordance with the National Planning Policy Framework  paragraph 128, that in 
advance of the determination of this planning application the applicant should provide 
the results of an archaeological field evaluation which describes the significance of any 
archaeological remains contained within the application site and how these would be 
affected by the proposed development. 
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14.5 Further information and investigations have been undertaken and GCC 
Archaeology have revised this information and advise that there is no objection in 
principle to the proposed development, with the proviso that an appropriate programme 
of archaeological work should be undertaken in order to record any significant 
archaeological remains in advance of the development proceeding. This can be 
controlled by way of condition.  
 
14.6  There is no significant impact on designated or undesignated heritage assets.  
 
15. AFFORDABLE HOUSING 
 
15.1 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 specific numbers and location of the affordable housing have not been 
provided as this is an outline application with all matters reserved.  
 
15.2 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.  
 
16. OTHER PLANNING ISSUES 
 
16.1  As noted above the Canal is an important regeneration project in the District and 
provides a multitude of benefits. This part of the canal forms part of the wider 
regeneration objectives. The Emerging Local Plan requires that developments along the 
canal respect the character, setting, biodiversity and historic value of the canal. 
 
16.2  The proposed development would result in a change in the perception and views 
out of this part of the Canal and associated public right of way. This would have an 
impact on landscape quality of the area, both in terms of the site but also in relation to 
the character, setting and historic value within the IHCA. This would not accord with 
Policy ES11 of the Emerging Local Plan.  
  
16.3 The site is bordered on the north by mature TPO trees. These are off site and 
could be suitably protected in the detailed design phase of the development by 
consideration of the root protection areas and but suitable construction control 
mechanisms.  
 
16.4 The site is sub grade 3b Agricultural Land Classification and is not afforded 
specific protection by the National Planning Policy Framework.  
 
 
17. OBLIGATIONS  
 
17.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following;  
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* Affordable housing at 30%  
* £230,917 towards primary education  
* Management of open space and transfer to District Council  
* Travel plan and monitoring of £47,000 
* Library contribution of £18,620 (pro rata)  
* Off site youth and adult contribution of £104,215 (pro rata on number of dwellings) 
 
18. SUMMARY OF IMPACTS 
 
18.1 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.  
 
Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  
 
18.2 HARM  
- Visual impact on the character and appearance of this settlement and the local 
landscape from both short and long distance views and the IHCA.  
 
18.3 BENEFITS  
-  Provision of additional housing,  
-  Affordable housing  
-  Employment during construction phase 
- Open space on site 
- Off site recreation contributions towards adult/youth provision  
 
19. PLANNING BALANCE 
 
19.1 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." 
 
19.2 There are no specific policies in the Framework which dictate 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.  
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19.3 In considering the application, it should be noted that the Council considers that it 
can provide a 5 year land supply, highlighted by the recent Objective Assessed Housing 
Need (OAHN) 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 is however at a 
reasonably advanced stage. All of these factors are significant considerations in the 
assessment of this application.  
 
19.4 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.  
 
19.5 The development of the site has a number of  impacts, the majority of 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. The scheme would have a significant impact on the 
character and appearance of the landscape.  
 
19.6 The landscape impact can be considered from a number of perspectives; 
character and local impact to settlement, short distance and long distance views.  
 
19.7 The site is outside of the defined AONB but forms an important rural transition to 
the village character and therefore a landscape which is sensitive to change. The 
position of the IHCA to the east of the site with visual interconnection between the site 
and the ICHA further supports the sensitivity to change.   
 
19.8 The site is also visible from a number of public footpaths and vantage points and 
the landscape character from these perspectives would be significantly affected by the 
proposed development. This gives rise to a significant harm.  
 
19.6 Therefore, the impact on the landscape and the character and form of the 
settlement on this important space, as well as the impact on the short and longer 
distance views of the site, are significant and demonstrable. The development would 
also give rise to an unacceptable impact on the views out of the Conservation Area. 
Given that the Council is advanced in the emerging Local Plan process, the harm is not 
outweighed by the limited benefits of the scheme.  
 
20. RECOMMENDATION  
 
20.1 Officers recommend that this application be REFUSED.  
 
21.  SI 2274 STATEMENT 
 
21.1 For the reasons given above the application is recommended for refusal on the 
landscape impact, however, there was continued ongoing dialogue regarding the issues 
for consideration. 
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22. HUMAN RIGHTS 
 
22.1 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: 06 
Application No. 
Site No. 

S.14/0716/OUT 
PP-03278059 

Site Address Parklands Farm, School Lane, Whitminster, Gloucester 
 

Town/Parish Whitminster Parish Council 
 

Grid Reference 377383,208124 
 

Application 
Type 

Outline Planning Permission 
 

Proposal Residential development for 31 dwellings with associated open space and 
community facilities 
 

  
   

 
 
 

  

Applicant’s 
Details 

Mr R Phillips 
23A Gold Tops, Newport, South Wales, NP20 4PG,  
 

Agent’s Details Mr Sean Hannaby 
Ormiston, Edenwall, Coalway, Coleford, Gloucestershire 
GL16 7HN 
 

Case Officer Holly Simkiss 
 

Application 28.03.2014 
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Validated 
 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. 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. 
 
 3. Before any development is commenced, approval shall be 

obtained from the Local Planning Authority in writing of the details 
of the appearance and landscaping (hereinafter called "the 
reserved matters"). 

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

Country Planning Act 1990. 
 
 4. No development shall take place within the application site until the 

applicant, or their agents or successors in title, has secured the 
implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved in writing by the local 
planning authority. 

 
 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. 

 
 5. The development hereby permitted should not commence until 

drainage plans for the disposal of surface water and foul sewerage 
have been submitted to and approved by the Local Planning 
Authority. Plans should be supported by evidence of ground 
conditions and modelling of the scheme to demonstrate that they 
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are feasible. The scheme shall be implemented in accordance with 
the approved details before the development is first brought into 
use. 

 
 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. 

 
 6. No construction site machinery or plant shall be operated, no 

process shall be carried out and no construction-related deliveries 
taken at or dispatched from the site except between the hours 
08:00 and 18:00 on Mondays to Fridays, between 08:00 and 13:00 
on Saturdays and not at any time on Sundays, Bank or Public 
Holidays. 

 
 Reason: 
 To safeguard the amenities of the adjacent occupiers in 

accordance with Policy GE1 of the adopted Stroud District Local 
Plan, November 2005. 

 
 7. The development, to include any demolition phase, shall not be 

commenced until a scheme specifying the provisions to be made 
to control dust emanating from the site has been submitted to and 
approved in writing by the Local Planning authority. 

 
 Reason: 
 To safeguard the amenities of the adjacent occupiers in 

accordance with Policy GE1 of the adopted Stroud District Local 
Plan, November 2005. 

 
 8. 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. 
 
 9. Prior to the commencement of any development on site the 

following shall be provided to and approved in writing by the Local 
Planning Authority: 

 
1. Existing trees that are to be trans-located from the existing site 
to the new orchard are to be selected in conjunction with the 
Stroud District Council Tree Officer and identified on a plan.   
 
 



94 
 

2. A management plan detailing the on-going maintenance or the 
new orchard and on-site open spaces for a period of 15 years shall 
be provided.   
 
The maintenance plan shall also set out for: 
i) how the orchard trees will be managed (in order that they 
maintain their distinctive flora and/or fauna) 
ii) how the local assemblage of bats, birds and reptiles at 
favourable conservation status and to deliver other strategic nature 
targets shall be maintained. 
 
3. A plan detailing proposed dog-walking facilities. 
 
Development shall be carried out in strict accordance with the 
details provided. 

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

potential ecological habitat in accordance with Policy NE4, NE5 
and NE6 of the adopted Stroud District Local Plan, November 
2005 and guidance with the NPPF. 

 
10. Prior to commencement of any development on site, details 

regarding the new tree planting within the proposed orchard 
(including species, centres and girths) shall be submitted to and 
agreed in writing by the Local Planning Authority.  

 
Prior to occupation of any of the units hereby permitted, the tree 
orchard shall be fully planted in full accordance with the details and 
planting scheme provided.   

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

potential ecological habitat in accordance with Policy NE4, NE5 
and NE6 of the adopted Stroud District Local Plan, November 
2005 and guidance with the NPPF. 

 
11. Prior to commencement of development, a protection plan 

detailing the proposed ecological features to be retained during 
site preparation and construction (including populations of birds 
and reptiles) shall be submitted to and agreed in writing by the 
Local Planning Authority. 

 
 Reason: 
 In the interests of protected species on the site and compliant with 

Policy NE4 of the adopted Stroud District Local Plan, November 
2005. 
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12. Prior to commencement of development on the site. an approved 
lighting strategy to avoid impact on bat foraging areas and flight 
lines shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
 Reason: 
 In the interests of protected species on the site and compliant with 

Policy NE4 of the adopted Stroud District Local Plan, November 
2005. 

 
13. Prior to commencement of development, a survey of the 

invertebrates, lichens and mosses on the orchard trees to be 
removed shall be submitted to and approved in writing by the Local 
Planning Authority.  If the trees are found to support important 
orchard specialists, the trees should be translocated and included 
on plans to be submitted in accordance with Condition 9. 

 
 Reason: 
 In the interests of protected species on the site and compliant with 

Policy NE4 of the adopted Stroud District Local Plan, November 
2005. 

 
14. No works shall commence on site until the proposed site access 

off School Lane has been provided broadly in accordance with the 
approved plan 3449.001 B (including visibility splays to a height of 
between 0.6m and 2.1m above the adjacent carriageway level), 
the first 20m of the access road from School Lane shall be 
surfaced in a bound material, the access shall be retained and 
maintained in that form until and unless adopted as highway 
maintainable at public expense. 

 
 Reason: 
 To ensure there is a safe means of access to the site during 

construction works and thereafter, and to ensure that this access is 
maintained in that form, in the interests of highway safety in 
accordance with paragraph 35 of the NPPF. 

 
15. 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 in accordance with 
paragraph 35 of the NPPF; and to safeguard the visual amenities 
of the locality. 
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16. 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. 

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

maintained for all people as required by 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 as required 
by paragraph 58 of the NPPF. 

 
17. 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 (and disposal of dirty water); 

 
 Reason: 
 To reduce the potential impact on the public highway. 
 
18. No development shall commence on site until a scheme has been 

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

 
 Reason: 
 To ensure adequate water infrastructure provision is made on site 

for the local fire service to tackle any property fire in the interest of 
public safety. 

 
19. The development hereby permitted shall not be commenced until 

details of a scheme of hard and soft landscaping (including all 
boundary treatments) for the site have been submitted to and 
approved in writing by the Local Planning Authority. 

 
 Reason: 
 In the interests of the visual amenities of the area. 
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20. 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. 
 
21. A maximum of 31 dwellings shall be constructed on the site.  
 
 Reason: 
 In the interest of neighbouring amenities and to comply with Policy 

GE1 of the adopted Stroud District Local Plan, November 2005 
and Chapter 7 of the NPPF. 

 
22. Any dwelling hereby permitted shall not be more than two storeys 

or at least no higher than 9m to ridge height. 
 
 Reason: 
 In the interest of amenity and to accord with Local Plan Policy GE1 

and Chapter 7 of the NPPF. 
 
23. The reserved matters submitted in compliance with condition 2 

shall include details of water butt provision at a ratio of one water 
butt for each individual dwelling house together with similar 
communal provision for any apartment blocks. The proposed water 
butts shall then be provided prior to the occupation of the unit to 
which they relate and maintained as such thereafter. 

 
 Reason: 
 To encourage the re-use of water resources in accordance with 

the NPPF. 
 
24. The reserved matters submitted in compliance with condition 2 

shall include details and samples of the 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. 

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

with Chapter 7 of the NPPF. 
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25. The development hereby permitted shall be carried out in all 
respects in strict accordance with the approved plans listed below: 

 
             Site Plan Proposed of  25/03/2014 
             Plan number = 2007.2715.001     
 
             Planning Statement of  25/03/2014 
 
             Transport assessment of  25/03/2014 
 
             Tree Survey of  25/03/2014 
 
             Heritage Statement of  25/03/2014 
 
             Flood Risk Assessment of  25/03/2014 
 
             Drainage plan of  25/03/2014 
 
             Master plan of  28/11/2014 
             Plan number = DLA-1574-(003)-01.REV B     
 
             Master plan of  26/11/2014 
             Plan number = DLA-1574-(003)-01.REV A/2    

Version number =       Affordable Housing 
 
             Proposed Tree Removal of  18/07/2014 
             Plan number = DLA-1574-(003)-02 REV A     
 
             Access plan of  18/08/2014 
             Plan number = 3449.001B     
 
             Planning Layout of  18/08/2014 
             Plan number = 3449.SK03     
 
             Other of  18/08/2014 
             Plan number = 3449.SK04     

Version number = Autotrack   Manoeuvres 
 
             Other of  28/11/2014 

Version number = Distances Between  Window 
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
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Informatives: 
 
 1. The developer will be expected to meet the full costs of supplying 

and installing the fire hydrants and associated infrastructure. 
 

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. 

 
The applicant is advised that to discharge condition 16 that the 
local planning authority requires a copy of a completed dedication 
agreement between the applicant and the local highway authority 
or the constitution and details of a Private Management and 
Maintenance Company confirming funding, management and 
maintenance regimes. 
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 OFFICER’S REPORT 

 

1. SITE  
 
1.1 The site is approximately 1.3ha in area and is located in the centre of 
Whitminster. To the south-east lies the Highfield Nursery Garden Centre.  To the east 
lies residential development along School Lane.  Additional residential development 
including the Grade II Listed Building known as Parklands Farm is located to the north 
of the development site.  To the west are open fields. 
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1.2 The site comprises open fields and a former pear and apple orchard, which were 
part of the Parklands Farm estate.  There are some derelict buildings on site; vestiges 
of the old farmstead.  A cluster of historic trees is positioned towards the south of the 
site.   The site itself is level, occupying a flat plateau that stretches to the ridge edge and 
then sweeps down towards the Stroudwater Canal, which is included within the 
Industrial Heritage Conservation Area designation. 
 
1.3 The site is served from an existing access point and private drive off School Lane 
and adjacent to Gardeners Cottage. 
 
1.4 The most south-western part of the site is allocated as a key wildlife site.  The 
wider key wildlife designation flanks the Stroudwater Canal and River Frome corridor. 
 
1.5 Parklands Farm, Gardeners Cottage and their amenity space is located inside 
the defined settlement boundary.  The area between the garden centre and Parklands 
Farm is located outside settlement limits. 
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application is submitted in outline and proposes the erection of up to 31 
dwellings on a site area of 1.3ha.  Access, layout and scale are for consideration from 
the outset with appearance and landscaping reserved for future consideration. 
 
2.1 The scheme makes provision for the following obligations; 
o 30% affordable housing (10 units in total) 
o Financial contribution of £6076 towards Stonehouse Town Library 
o Translocation of historic orchard trees to new orchard area to the west of the site 
o Provision of on-site open space. 
o Financial Contribution towards off-site recreation. 
 
3. REVISED INFORMATION 
 
3.1 Revised highway plans received 18.08.2014. 
 Revised planning layout received 26.11.2014 (showing affordable housing). 
 
4. PLANNING HISTORY 
 
4.1 This site (RT40) was considered as part of the 2011 Strategic Housing Land 
Availability Assessment and was considered possibly suitable for development and was 
available for development.  The key actions required to bring the site forward were: 
1. Determine whether key wildlife site can be relocated or incorporated into the 
development. 
2. Determine whether access issues can be addressed. 
 
4.2 There is no other specific planning history for the application site. 
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5. REVIEW OF CONSULTATION RESPONSES 
 
5.1 Public Representations:  

Keep Whitminster Rural (Action Group) has objected to the proposal.  Objections 
relate to: 

o Loss of trees 
o Landscape impact 
o Highway safety impact 
o Impact on ecology 
o Impact on local schools and other local facilities/amenities 
o Unsustainable location (poor bus services) 
 
Many letters of public objection have been received.  Objections relate to adverse 
impacts on: 
o Impact on village infrastructure 
o Highway safety impact 
o Drainage, sewerage and flooding 
o Ecology, biodiversity and wildlife 
o Unsustainable location 
o Access to services and facilities 
o Impact on local school 
o Access to public transport 
o Loss of Greenfield site/agricultural field 
o Historic environment 
o Orchard trees 
o Landscape 
 
Two letters of comment have been received. 
 
5.2 Whitminster Parish Council: Objects to the proposal: 
o Principle of development as site is outside defined settlement boundary. 
o Unsustainable location (poor access to services and facilities) 
o Impact on biodiversity 
o Impact on highway safety 
o Adverse landscape impact 
o Loss of open space 
o Impact on adjacent Listed Building 
o Impact on local services 
o Potential for overlooking 
o Comment on community benefits 
 
5.3 Frampton on Severn Parish Council: Objects to the proposal - concerns raised 
over current sewerage system. 
 
5.4 SDC Water Resources Engineer: No objection subject to a planning condition 
regarding the submission of detailed drainage plans for disposal of surface water and 
foul sewerage. 
 
5.5 Severn Trent Water: No objection raised subject to condition regarding the 
submission of detailed drainage plans for disposal of surface water and foul sewerage. 
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5.6 Gloucestershire County Council as Local Highway Authority (LHA):  No 
objection subject to conditions. 
 
5.7 Natural England: No objection as the proposal is unlikely to affect any statutorily 
protected sites or landscapes. (Protected species to be assessed by EPR). 
 
5.8 Housing Policy Manager: No objection. 
 
5.9 GCC Archaeologist: No objection subject to a planning condition regarding the 
submission of a written scheme of investigation. 
 
5.10 GCC Community Services: Comments on the application that the proposal would 
give rise to a financial contribution of £6,076 towards Stonehouse Library.  No education 
contributions required due to forecast data demonstrating that there is currently capacity 
for early years, primary and secondary education. 
 
5.11 Gloucestershire Police: Makes comments on the application with regard to 
Secure by Design. 
 
5.12 English Heritage: Makes no comment on the application. 
 
5.13 CPRE: Objects to the proposal due to: 
o the scheme being outside settlement boundary 
o not a suitable area for further development 
o inadequate sewerage capacity 
o preservation of integrity of fields around the River Frome 
o Highway safety impact 
 
5.13 SDC Tree Officer: Raises no objection to the proposal subject to planning 
conditions and securing translocation of trees through the S106 Legal Agreement. 
 
5.13 SDC Ecology Consultant: No objection subject to conditions. 
 
6. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
6.1 There are no further site specific planning considerations other than those listed 
in the prologue.  
 
7. ADDITIONAL PLANNING POLICIES 
 
7.1 The prologue to this report provides the general policies that form the 
consideration basis of this application.  
 
7.2 The Whitminster Design Statement has recently been adopted and is a material 
consideration in the determination of this application. 
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8. PLANNING CONSIDERATIONS  
 
8.1 The prologue has provided some of the  planning framework for consideration of 
applications. In relation to this application, as the proposal is in outline with all matters 
other than access for consideration, the evaluation of this application will focus includes;  
 
1. Landscape and visual impact ,  
2. Highway Safety and position of the proposed site access,  
3. Water management and flooding  
4. Ecological impact and mitigations,  
5. Impact on amenity and neighbouring properties, and  
6. Heritage Impact.   
7. Affordable Housing. 
8. Access to Facilities. 
9. Obligations 
10. Summary of impacts. 
11. Planning Balance. 
 
8.2 The harm and benefits associated with these key issues can then be addressed 
in the planning balance at the end of this report Consideration need is needed to 
whether the identified impacts of a development are demonstrable and significant 
therefore outweighing the identified benefits of the proposed development.  
 
9. LANDSCAPE IMPACT 
 
9.1 The site is positioned on a level plateau alongside the village edge and ridge that 
sits above Fromebridge and the Frome River Valley.  The site is surrounded on three 
sides by development; either residential or commercial.  The western aspect looks out 
onto open fields and would be the most visible part of the development when viewed 
from the lower levels of the A38 and Stoudwater Canal. 
 
9.2 When viewed from the lower level of the Fromebridge roundabout and Frome 
River Valley, the garden centre is wholly visible and dominates the built form along the 
ridge.  The proposed layout would ensure that the proposed dwellings would be barely 
seen due to their distance from the ridge edge.  
 
9.3 The context of the site area divides into 4 areas; the listed building and garden, 
remnants of farm buildings, grassland and orchard.   
 
9.4 The existing orchard is a key feature of the site however many of the trees have 
been assessed as category C (BS5837 2012 – Tree of low quality).  The SDC Tree 
Officer has assessed the trees and has recommended planning conditions to ensure 
that any trees worthy of retention are trans-located to the new orchard.  It is also 
recommended that the trans-location details and ongoing management of the orchard 
and open spaces are secured through the S106 Legal Agreement. 
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9.5 The planning application has been supported by the submission of a landscape 
visual impact assessment.  The report concludes that the site has a moderate 
sensitivity, the higher value of the site being centred round the listed building.  By 
strengthening existing boundaries, the proposed development can reduce its impact 
and provide mitigation in the form of tree translocation secured through planning 
conditions and a Section 106 legal agreement. 
 
9.6 The proposed development when considered in overall plan form and in relation 
to the surrounding development would constitute a notional filling in of built form on the 
south western edge of Whitminster. The garden centre which adjoins part of the site is 
an overly dominant feature when viewed from this location.   
 
9.7 There are some Tree Preservation Orders along the northern boundary but 
outside of the application site.  The SDC Tree Officer is content that these trees will not 
be affected by the proposed development. 
 
10. HIGHWAY IMPACT 
 
10.1 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.  
 
10.2 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 proposal and has considered the existing transport 
conditions, the safety of the proposed access, parking provision, pedestrian safety, and 
the traffic generation associated with the development.  
 
10.3 The LHA has commented as follows: 
 
"Impact on Local Network- 
The application site is located to the south of School Lane, Whitminster. School Lane 
runs approximately south east to northwest through the village from its junction with the 
A38 to Whitminster Endowed C of E Primary School at the north west of the village 
where it becomes a rural road leading to the villages of Frampton on Severn and Saul 
Marina. 
 
School Lane provides access to the local facilities including the Primary School, Village 
Hall and facilities at the A38 junction. Vehicle counts have been recorded to establish 
the existing level of traffic on School Lane. These records show that two-way vehicle 
movements are in the region of 250 in the AM and PM peak periods. The development 
is anticipated to create an additional 18 vehicle movements in the AM peak and 17 in 
the PM peak. These are based on the trip rates that were agreed for a development in 
Hardwicke, Gloucester. It is reasonable to assume that the trip rate at this application 
site would be slightly higher due to its more rural location (likely to be in the region of 
20-25 vehicle trips) however given the size of the application this difference will not be 
significant and would have a limited impact on level if traffic on School Lane. 
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The majority of vehicle traffic created by the development is likely to access the  wider 
highway via the junction of School Lane and the A38. The past 5 years of collision 
history for the junction has been examined up to September 2013, our records show 
only one additional "slight" injury accident recorded in the last year since September 
2013. 
 
The collision history has been assessed and concluded that these collisions were 
primarily as a result of vehicles making U-turns at the junction. This movement would 
not be associated with traffic from the development and therefore the moderate 
increase on traffic using this junction would significantly increase the likelihood of 
collisions. 
 
It is noted that queues can form for short periods particularly during the AM peak period 
with vehicles waiting to access the A38 however the junction generally has spare 
capacity and the traffic generated by the proposed development is well below that 
considered necessary the have a significant impact on the junction. It is therefore 
considered that the development would not have a severe impact as stated in 
paragraph 32 of the NPPF. 
 
Sustainable Transport- 
Various secondary schools in the surrounding area and in Cheltenham and Gloucester 
are served by bus services from Whitminster. Stagecoach service 91 provides the 
opportunity to travel to Gloucester arriving at approximately 8.30 giving the opportunities 
for travel to employment locations via public transport. The same service returns to 
Whitminster leaving Gloucester at either 16:50 or 17:30 with the last service leaving at 
18:20. Locally the facilities within the village are within walking distance of the 
application site. 
 
Access- 
Access to the site is proposed to be taken from the point of the existing farm access 
onto School Lane. This access point will be modified to provide a suitable access point 
for the development. 
 
A speed survey has been undertaken by the applicant on 28th August 2014 in order to 
record the speed of vehicles on School Lane when approaching the development 
location. This survey recorded the average speed of vehicles in free flow to be 27.8 mph 
with an 85% speed of 30 mph. It is the 85% speed that is used to calculate the required 
visibility distance of the proposed access. Using guidance within ManualFor Streets an 
85th% speed of 30 mph equates to a visibility splay of 43m as shown on drawing 
3449.001B and it is recommended that the provision of this visibility splay is secured via 
a planning condition. Visibility to the west of the access is unobstructed to beyond the 
mini roundabout which would act as a speed reducing feature. Research evidence in 
Manual For Streets indicates that the vehicle speeds would be well below 30 mph at this 
point. 
 
A pedestrian crossing point is proposed to the west of the proposed access point to 
allow pedestrians to cross School Lane. This is required as a number of the facilities 
and likely destinations are to the east of the site however there is no footway provision 
to the south side of School Lane and due to the proximity of the existing Gardeners 
Cottage to School Lane there would be insufficient land available to provide a footway 
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of adequate width. Whilst this is not the most direct crossing point due to the bend in the 
road I believe that the pedestrian crossing point is best located to the west of the access 
point to allow for sufficient inter-visibility between pedestrians and vehicles approaching 
from the east. 
 
Layout - 
For the avoidance of doubt the submitted internal layout drawings have been treated as 
being for illustrative purposes only with the detailed design to be determined at a later 
date. 
 
10.4 In conclusion, it is therefore considered 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.  
 
10.5 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.  
 
10.6 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.   
 
11. FLOODING & WATER MANAGEMENT 
 
11.1 The Stroud District Council Water Resources Engineer has  no objection subject 
to a condition requiring the submission of full surface water and sewerage disposal 
details prior to commencement of any development on the site. 
 
11.2 The site is location within Flood Zone 1 which is the lowest risk of flooding.  The 
submitted Flood Risk Assessment considers the risks of flooding and the potential for 
surface water drainage has been considered by the SDC Water Resources Engineer to 
be adequate and describes a drainage strategy utilising SuDS techniques as specified 
in The SuDS Manual CIRA C697.  All calculations for Greenfield runoff appear 
reasonable and as such no objection is raised. 
 
11.3 No objection is raised by Severn Trent Water.  They also recommend a planning 
condition be imposed regarding the submission of full drainage and sewerage disposal 
details to be submitted and approved prior to any development commencing on site. 
 
11.4 There is no identified flooding risk to this development. 
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12. ECOLOGICAL  IMPACT 
 
12.1 Part of the site is designated as a key wildlife area and as noted above, old 
orchard trees populate part of the site. 
 
12.2 Natural England has been consulted on the application and recommend where a 
site is on or adjacent to a local wildlife site that the LPA should ensure it has sufficient 
information to fully understand the impact of the proposal on the local site before it 
determines the application.  As such the Council’s Consultant Ecologist was duly 
consulted. 
 
12.3 Ecological information has been provided in support of the application and further 
reports submitted (with regard to bat method statement and bat activity survey) at the 
request of the Council’s Consultant Ecologist. 
 
12.4 Overall, there is not considered to be a significant impact on protected species 
and habitats as a result of this application that could not be controlled by suitably 
worded planning conditions and through the S106 Legal Agreement. In this regard 
adequate mitigation and enhancements can be achieved on site to ensure no adverse 
impact.  
 
12.5 Of principle consideration is the orchard trees and the potential for invertebrates, 
lichens and mosses.  Planning conditions can ensure further assessment and reports 
which will then detail the proposed translocation strategy for the retained orchard trees.  
In addition, a planning condition is recommended requiring the submission of a plan to 
ensure the protection of ecological features that should be retained during site 
preparation and construction (including populations of birds and reptiles).  
 
12.6 The proposed scheme therefore will not have a significant or demonstrable 
impact on protected species, habitats or wider biodiversity. 
 
13. AMENITY  
 
13.1 The design of the dwellings is a matter reserved for future consideration; 
however the layout is to be determined from the outset.  The position of the dwellings as 
demonstrated on the submitted planning layout details a scheme that is compliant with 
regards to the Councils adopted residential design guide and facing window distances 
(25m).  The position of the dwellings is respectful of neighbouring properties and will 
ensure that there will be no adverse overlooking or loss of privacy. 
 
13.2 The proposed dwellings would have reasonable gardens which when considered 
with a suitable landscaping scheme will ensure privacy for the future residents. 
 
13.3 Housing densities are low at approximately 24 houses per hectare.  This will also 
ensure that amenities are not adversely affected. 
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13.4 The site is overlooked by historic residential development along School Lane.  
The gardens of these properties are reasonable and there is no reason why this layout 
(with details approved at Reserved Matters stage with regard to design and 
appearance) could be created to avoid overlooking, overbearing impact or loss of light.  
In addition to this, a robust landscaping scheme would also be requested if permission 
is forthcoming, to strengthen the boundary treatment along this edge. 
 
13.5 Objections and comments have been raised with regard to loss of privacy, 
overbearing impact and loss of light.  However, due to the distance between existing 
and proposed dwellings it is considered that any issues can be addressed through 
suitably worded planning conditions and do not give rise to unacceptable impacts which 
are significant enough to warrant refusal and subsequent defence at any appeal. 
 
14. HERITAGE IMPACT 
 
14.1 There are two dwellings contained with the development site; Gardeners Cottage 
and Parklands Farm.  Parklands Farm is designated as a Grade II Listed Building.  
Gardeners Cottage is not a designated heritage asset but is still of local significance 
and a local asset. 
 
14.2 The submitted proposal allows for the retention of Gardeners Cottage, despite 
improvements to the existing access point to ensure adequate visibility. 
 
14.3 The proposed layout segregates Parklands Farm House from the proposed 
development, providing its own separate and private curtilage.  The scale and layout of 
the surrounding proposed development is such that it would not appear as a competitive 
form of development. 
 
14.4 English Heritage not  commented on the application but  recommended that the 
application be determined in line with existing Local Planning Policies.  The proposed 
scheme has been considered by SDC Conservation Officers and they have helped 
shape the submitted planning layout. 
 
14.5 The farmhouse has been left derelict since 2005.  The wider development would 
allow for the listed farmhouse to be brought back in to use, therefore ensuring its 
ongoing use, viability and retention as an historic building. 
 
14.6 GCC Archaeology have commented on the application and consider the proposal 
to be acceptable, subject to a planning condition regarding the submission of a written 
scheme of investigation, compliant with paragraph 128 of the NPPF. 
 
15. AFFORDABLE HOUSING 
 
15.1 Policy HN4 of the adopted Local Plan and Policy CP9 of the Emerging Local Plan 
seek affordable housing provision for schemes of more than 0.2ha and/or more than 4 
units.  As the site is above threshold, a requirement of 30% affordable housing is 
sought. 
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15.2 The proposed scheme offers 30% affordable housing, which equates to ten units 
across the site (4 x 3-bed units and 6 x 2-bed units).  These units are offered on a mix 
of affordable rented and shared ownership tenure basis.  The proposed amount and 
tenure mix has been agreed with the SDC Policy Implementation Manager. 
 
15.3 As layout is for consideration from the outset, a plan has been submitted which 
details the precise location of the ten units.  The affordable housing units are to be 
secured through a Section 106 Legal Agreement. 
 
16. ACCESS TO FACILITIES 
 
16.1 One of the primary purposes of settlement development limits is to prevent 
development in unsustainable locations.  This site in Whitminster is identified as a third 
tier settlement in Policy CP3 of the Submission Draft Local Plan (December 2013) 
which will provide for lesser levels of development in order to safeguard their role.  
Whitminster has a limited level of facilities including a primary school and post office, 
shop, pub and restaurant as well as employment opportunities at the adjacent garden 
centre complex.  The application site is well within reasonable walking distance to these 
facilities. 
 
16.2 Whitminster does not have any medical provision, dentist, police station, 
secondary school or community facilities such as a library and as such there would be a 
need to travel to access these such facilities.  Bus services are available which would 
connect Whitminster to other larger settlements such as Stroud, Stonehouse and 
Gloucester. 
 
16.3 Housing development in Whitminster could lead to some increased levels of 
commuting to accessible local service centres and other service centres which have a 
higher order of facilities.  However, recent appeal decisions indicate that third tier 
settlements can be capable of accommodating long term growth up to the scale of this 
proposal, provided that it does not conflict with environmental considerations.  A 
development of this size (up to 31 dwellings) is more likely to be absorbed within the 
village than that of a more significant strategic level of development. 
 
17. OBLIGATIONS  
 
17.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following;  
 
17.2 The proposal gives rise to a financial contribution of £6076 towards Stonehouse 
Town Library. 
 
17.3 Management company details for ongoing management of on-site open space 
and new orchard area.  Translocation of historic orchard trees. 
 
17.4 10 affordable housing units. 
 
17.5 Contribution towards off-site recreation of £57,282. 
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18. SUMMARY OF IMPACTS  
 
18.1 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.  
 
Accordingly, the following is a summary of benefits and harm associated with the 
proposed development;  
 
18.2 HARM  
- Visual impact on the character and appearance of this settlement and the local 
landscape.  
 
18.3 BENEFITS  
- Provision of additional housing,  
- Affordable housing  
- Employment during construction phase 
- Open space on site (new orchard) and translocation of historic trees 
- Off site recreation contributions towards adult/youth provision of £57,282. 
- Library contribution of £6,076. 
 
19. PLANNING BALANCE 
 
19.1 The consideration of this application requires decision makers to have regard to 
Paragraph 14 of the NPPF alongside other planning considerations.  The NPPF is pro-
growth and the basis of Paragraph 14 is the promotion of sustainable development 
unless the  
 
"adverse impacts of going 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." 
 
19.2 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. 
 
19.3 On balance therefore, and taking all the adjoining residential curtilages and the 
location of the garden centre into account, it is considered that the site is surrounded on 
three sides by existing development.  For this reason, development of the site would not 
represent a significant encroachment into the countryside.  
 
19.4 The location of the site, surrounded on three sides by development would appear 
not to represent a significant encroachment into the countryside and an appropriately 
landscaped edge would prevent any wider encroachment into the countryside. 
 
19.5 The site is located at Whitminster, a tier 3 settlement, where some future housing 
development is envisaged in order to safeguard its future role. 
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19.6 Therefore, the impact on the landscape and the character and form of the 
settlement is not significant.  The benefit of additional housing is not outweighed by any 
significant and demonstrable harm. 
 
20. RECOMMENDATION  
 
20.1 Officers recommend a resolution to grant permission, subject to the signing of a 
Section 106 Legal Agreement. 
 
21.  SI 2274 STATEMENT 
 
21.1 For the reasons given above the application is recommended for permission on 
the basis that there is no over-riding harm generated by the proposal.  The Local 
Highway Authority negotiated improvements to the access. Further consideration was 
given to ecology and wildlife through comments made by the Local Planning Authorities 
retained ecology consultant.  Copies of all correspondence is available to view on the 
electronic planning file. 
 
22. HUMAN RIGHTS 
 
22.1 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: 07 
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 

Listed Building Consent 
 

Proposal Mixed residential development comprising the erection of 19 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. 
 

  
   

 
 
 

  

Applicant’s 
Details 

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

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

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 
 
 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 
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 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. 

 
 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. 
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 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. 

 
 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. 
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 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. 

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

 
 Reason: 
 To reduce potential highway impact by ensuring that adequate 

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

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

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

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

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

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

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

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

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

 
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 



119 
 

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. 

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

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

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

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

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

 
17. The development hereby permitted shall not be occupied until 

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

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

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

 
18. Notwithstanding the provisions of the Town and Country Planning 

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

 
 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 
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details and shall be maintained as such thereafter. 
 
 Reason: 
 In the interests of the amenities of the area and to accord with 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

surface water and to prevent the incidence of flooding in 
accordance the National Planning Policy Framework. 

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

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

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

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

 CONSULTEES 

Comments 
Received 

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) 
Policy Implementation Officer (E) 
Planning Strategy Manager (E) 
 

 CONTRIBUTORS 

Letters of 
Objection 

Mr Rind, Windrush, Hay Lane  
P Harmer, Spring Corner, Rockness Hill 
J Neely, The Oxleaze, Nupend, Horsley.  
S Huggett, Hillcrest, Horsley Bridge, Horsley, Stroud,  
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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 
N Hackett, Tickmorend, Horsley 
M Hoffnung, Netherfields, Frog Lane 
D Furley, The Chooks, Nupend 
C Harmer, Spring Corner, Rockness Hill 
P Rowan, 1 Park View, Nupend 
R And P Hoyles, 16 Priory Fields, Horsley 
S Allen, Sugley Farm, Sugley Lane, Horsley,  
D Wilson, Hazel Millar, 3 Wormwood Hill, Horsley 
S Mary Caudwell, The Old Police House, The Street 
K Randall, Owlpen Hall, Lampern Hill 
H Price  
H Young, Field View , Downend  
S Rind  
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,  
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 Greay, 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,  
F Paige - Cook, 3 The Terrace, Boscombe Lane, Horsley,  
J E Jefferies, Boscombe House,, Boscombe Lane, 
R L Young,,  
C Blackwell, 2 New Cottages, Barton End, Horsley,  
W Prylinski & J 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 
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Mr P Aylard  
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 
C Ralph  
B Ralph  
Mr And  Mrs R Gegg, Yew Tree Cottage, Nupend , Horsley,,  
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, 
L Townsend, Willowbrook View, Downend 
K And H Nicholls, The Knoll, The Street 
S Thomson, ,  
D Savage, Braewood House, The Priory 
C Ralph, Horsley Manor, Nupend 
K And N Butt, Tall Trees, Tickmorend 
H Vincent, The Heritage,  
P Heywood, 1 The Terrace, Boscombe Lane, Horsley, Stroud 
K Hastings-Spital, Nupend Court, Nupend 
P Pennycook, 3 The Terrace, Boscombe Lane 
Mrs M 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,  
S Rind, Windrush, Hay Lane, , Horsley, 
Mr And Mrs E Hemmings, Hay Lane Farm, Hay Lane 
C Ralph, Horsely Manor,  
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K Rosser, The Hayloft, Sugley Lane 
R Gegg, Yew Tree Cottage, Nupend 
R Gegg, Yew Tree Cottage, Horsley 
M S Young, Honeysuckle Cottage, Nupend 
M Lawson, ,  
S Caudwell, The Old Police House, The Street 
Mr T Bevan, Green Gable Cottage, Nupend 
R L Young, ,  
P Knuckle, Corner Cottage, Nupend 
M Relton, 5 The Street, Horsley 
Mrs L Stride, Box Cottage, Downed, 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 
The Cottage Whiteway Bank, Downend 
P Heywood, ,  
R Howarth, 3 Fair View, Wallow Green 
F Eadie, 4 Horsley Hill, Horsley 
S Evans, 8 Priory Fields, Horsley 
F Morris, 1 Priory Fields, Horsley 
Prof R Maitland Mrs Jane 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 Grant 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 
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C Brown, Barley Cottage, Boscombe Lane 
Prof R Maitland Mrs Jane 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,Horsley,STROUD,  
A Caudwell, The Old Police House, The Street 
 

Letters of 
Support 

J May, Munchhausen, The Priory 
 
 

Letters of 
Comment 

V Carter,  Horsley 
Paul Knuckle,  Stroud 
O Parry, GL6 0QR 
J May 
Lisa Bind  
Cotswolds Conservation Board,  
 

 OFFICER’S REPORT 

 

1. SITE  
 
1.1 The application site is located on the outskirts of Horsley, adjacent to the existing 
settlement boundary.  It comprises a redundant agricultural holding, incorporating an 
existing farmhouse and associated agricultural buildings in a farmyard setting.  The 
main farmhouse is grade II listed, as is a substantial stone barn to the southwest of this 
building.  The farmhouse is a mix of stone and render under a Cotswold stone roof.  The 
site covers an area of 1.78ha, a large proportion of which has existing steel-framed 
agricultural buildings and concrete hard standing. 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 also screened from passing traffic to the north by 
existing mature vegetation.  The existing farmhouse is served by its own access onto 
Boscombe Lane but also has access through to the main farm buildings.  Two other 
farm entrances are present 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 
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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 reflect a mix of styles including terraced 
cottages and larger detached properties.  The whole of the site is within the AONB.  
 
2. PROPOSED DEVELOPMENT 
 
2.1 The application is made for the erection of 19 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: 
 
 Off-site recreation contribution - £34,418 
 Affordable housing provision - 5 units plus commuted sum 
 Contribution of £4,000 to the Village Hall; 
 Contribution of £2,000 (to buy a chiller) for the community shop 
 
3. REVISED INFORMATION 
 
3.1 Revised plans have been received, which incorporate the following changes: 
 
Proposed Layout - Dwg. No. 1092-A-P-100-09a and Swept Path and Forward Visibility 
(Additional Information) Dwg. No. 4032/203 Rev C: 
 
A reduction in the number of units from 24 to 19. Former plot numbers 2, 3, 9, 10 and 
23 have been removed. 
 
Plot 4 has been moved north increasing the orchard area and open space by 30% to 
1170m2. 
 
An additional open space has been provided opposite the orchard area (680sq.m.) 
following the removal of plot 23. 
 
Plot 6 has been amended so that the corner of the building does not extend into the 
carriageway. 
 
The former plots 9 and 10 have been removed and the nut copse / orchard is now 
accommodated in this location and will create an additional public open space of 
932sq.m. 
 
Plot 11 has been re-designed and repositioned to help ensure it does not impact upon 
the adjacent trees in the north-western corner of the site. All houses now lie outside the 
root protection zones of existing trees to be retained. 
 
The existing western access into the site will be closed and returned to grassland. 
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The proposed footway running alongside plot 11 has been widened to meet with GCC 
Highways requirements. 
 
The removal of former plot 23 and the repositioning of the building within former plot 26 
(now plot 25) enables the required forward visibility. The area to the front of the 
boundary in which the visibility envelope encompasses can be included within the 
extent of highway offered up for adoption. 
 
The emerging visibility at the junction adjacent to plots 20 and 21 of 2m x 12m is in 
accordance with the distances specified within Table 5.6 Shared Surface Street from 
GCC's local guidance 'Manual for Gloucestershire Streets'. 
 
Swept Path Analysis and Forward Visibility (Additional Information) - Dwg. No. 4032/203 
Rev B 
 
The above referenced plan now shows a widened entrance to the development by 
setting back the boundary and footway on the eastern side of the access. 
 
The shared surface street can accommodate a large refuse vehicle and an 
unobstructed, 1m wide, pedestrian corridor. 
 
The dry stone wall at the boundary of plot 20 has been extended by 1m and the wall at 
this location will be less than 600mm in height to ensure clear visibility. 
 
Traffic Calming Measures: 
 
The priority controlled build out feature on B4058 and on-street parking will no longer 
form part of the proposed development and has been removed from the drawings. 
 
Hard and Soft Landscaping: 
 
Amended to take account of above changes. 
 
4. PLANNING HISTORY 
 
Pre 2000: 
http://www.stroud.gov.uk/PLO/dcr/2001-3000/2351-2360.pdf#search="2352" 
 
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. 
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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. 
 
5. REVIEW OF CONSULTATION RESPONSES 
 
5.1 Public Representations: Representations have been received commenting on the 
following issues; 
 
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 
  
5.2 Parish Council: 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 
 
5.3 SDC Water Resources Engineer: No objections or comments with regard to the 
application.  
 
5.4 Severn Trent Water: No objection subject to a condition requiring submission and 
approval of a detailed drainage scheme.  
 
5.5 Gloucestershire County Council as Local Highway Authority (LHA): have 
considered the application and have raised no objection subject to conditions.  
 
5.6 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 
 
5.7 Housing Policy Manager: No objection.  
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5.8  Gloucestershire County Council Community Services: Make no request for 
education or library contributions.  
 
5.9  Gloucestershire Police: Make comments on the application in relation to the 
layout of the scheme (not a matter under consideration).  
 
5.10 Gloucestershire Centre for Environmental Records: highlight the presence of 
protected species within the vicinity of the site. 
 
REASONS FOR DECISION 
 
6. SITE SPECIFIC PLANNING CONSIDERATIONS  
 
6.1 There are no further site specific planning considerations than those listed in the 
prologue.  
 
7. ADDITIONAL PLANNING POLICIES 
 
7.1 The prologue to this report provides the general policies which form the 
consideration basis of this application. There are no additional planning policies 
applicable to this site.  
 
8. PLANNING CONSIDERATIONS  
 
8.1 The prologue has provided the main planning framework for consideration of 
applications. In relation to this application, the evaluation of this application will focus on 
the following key topics;  
 
1. Landscape and visual impact; 
2. Design Implications 
3. Highway Safety; 
4. Access to Facilities 
5. Water management and flooding; 
6. Ecological impact and mitigations;  
7. Impact on amenity and neighbouring properties; 
8. Heritage Impact; 
9. Affordable housing; 
10. Obligations; 
11. Summary of impacts; and 
12. Planning Balance 
 
8.2 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.  
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9. LANDSCAPE IMPACT 
 
9.1 The site is within the AONB. It is on the top of the escarpment but due to the 
sloping nature of the site, some of the existing buildings sit slightly lower than others in 
the locality, with most views obscured by the surrounding vegetation. 
  
9.2 A large proportion of the site is covered by numerous agricultural buildings with 
large roof spans, some of which are linked, forming a continuous span.  Large concrete 
aprons are interspersed between the buildings, providing necessary access.  A loosely 
surfaced yard area is present to 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. 
 
9.3 The planning application has been supported by the submission of a Landscape 
Visual Impact Assessment (LVIA).  The report 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. 
 
9.4 The Parish Council and some local residents have objected as this 'major 
development' within the AONB and should therefore be considered against Paragraph 
116 of the NPPF.  The Parish Council and local community have provided detailed 
information to support their comments, which highlights local housing character and the 
sporadic nature of development within the immediate and wider area. The application 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. However, while it is accepted that 19 units 
is a large increase in this particular part of Horsley, in comparison to the number of 
dwellings within the Parish as a whole, the increase is not considered to be 'major' in 
respect of the wording contained within Paragraph 116, especially bearing in mind the 
character of the existing site. 
 
9.5 Utilising the information provided in the Parish Council's response, Horsley 
comprises 820 people residing in 306 dwellings (2011 Census).  This has been broken 
down to demonstrate the geographic position of the main clusters of development.  
However based on the Parish as a whole, the development represents a 6.2% increase 
in the number of dwellings. 
 
9.6 The agent has confirmed that scheme would reduce the footprint buildings 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. 
 
9.7 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 
and not create a harsh edge to the adjacent countryside, especially with the proposed 
landscaping. 
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9.8 Concern has been expressed with regard to the potential for future applications 
to be made to replace the 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. 
 
10. DESIGN IMPLICATIONS 
 
10.1 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. 
 
10.2 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. 
 
10.3 The low density of the development indicates that the scheme would not create a 
harsh street frontage at this point and would maintain the semi-rural appearance of the 
existing street scene.  The existing farmhouse would also be renovated as part of the 
proposal as would the attached barn and smaller curtilage buildings, providing a focal 
point to the development.  This would also remain as a single unit so as to maintain 
historic continuity. 
 
10.4 Given the low density of the development, ample circulation space would remain 
so as not to appear cramped or overdeveloped.  More than adequate domestic curtilage 
would be afforded to each of the dwellings to accord with the Council's Residential 
Design Guide. 
 
11. HIGHWAY IMPACT 
 
11.1 Paragraph 32 of the NPPF places emphasis on the test to ensure that a 
development does 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. 
 
11.2 The site in this instance has three separate access points, one serving the 
farmhouse from Boscombe Lane and two serving the farmyard directly from the B4058.  
As part of the previous use of the site, the various accesses were in regular use, with 
the two farmyard entrances providing access for vehicles of varying sizes. 
  
11.3  Gloucestershire County Council Highways have considered the existing 
transport conditions, the safety of the proposed access, the identified parking provision, 
pedestrian safety, the traffic generation associated with the development and also the 
information presented by the Parish Council and local residents. 
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11.4 Taking the above into consideration, the conclusion of the LHA is that the 
scheme would not have a severe impact on the local or wider highway network.  They 
are satisfied the revised plans demonstrate that the site access can accord with the 
required specification set out in 'Gloucestershire Manual For Streets', without the need 
for additional traffic calming measures. 
 
11.5 Moreover, having regard to paragraph 32 of the NPPF the LHA have no objection 
subject to condition. 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.  
 
11.6 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.   
 
12. ACCESS TO FACILITIES 
 
12.1 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.  It 
is acknowledged that Horsley has a limited level of facilities including a primary school, 
shop, pub, church and some limited employment opportunities.  The application site is 
within reasonable walking distance to these facilities. 
 
12.2 However, Horsley does not benefit from any medical provision, dentist, police 
station, secondary school or community facilities such as a library and as such residents 
would need to travel to access these such facilities.  Bus services connect with other 
settlements, although these are somewhat limited. 
 
12.3 Additional housing development in Horsley could lead to some increased levels 
of commuting to accessible local service centres and other service centres which have 
better facilities.  However, recent appeal decisions indicate that third tier settlements 
can be capable of accommodating growth similar in scale to this proposal, provided that 
it does not conflict with environmental considerations.  A development of this size (19 
dwellings) is more likely to be absorbed within the village than that of a more significant 
strategic level of development.  The LHA also comment that the distances involved in 
commuting to nearby settlements would be within acceptable levels. 
 
12.4 Concerns have been raised by the Parish Council that the local school is over-
subscribed and as such new residents would need to transport their children to other 
schools in the vicinity.  These comments are noted, although future provision may 
change at the school.  The LHA also comment that other schools remain within a 
suitable commutable distance to cater for increase demand without significantly harming 
the sustainability of the site. 
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13. FLOODING & WATER MANAGEMENT 
 
13.1 The site is within Flood Zone 1, which is the area of the lowest risk of flooding. 
This means that the site is not at risk of river flooding. The application has been 
accompanied by a comprehensive Flood Risk Assessment and Drainage Strategy, 
which considers the risks of flooding and the potential for surface water drainage.  
 
13.2 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.  
 
13.3 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. Overall, the scheme is considered to be acceptable in 
water management terms and would result in no harm that cannot be mitigated against 
by way of condition.  
 
13.4 There is no identified flooding risk associated to this development. 
 
14. ECOLOGICAL IMPACT 
 
14.1 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 provides limited ecological merit other than the mature vegetation that 
bounds the site and the older stone barn.  These elements are shown as being retained 
on the submitted plans with other enhancement measures detailed within the reports. 
 
14.2 The information provided has been assessed by SDCs consultant ecologist, who 
has no objection subject to condition.  Overall, there is not considered to be a significant 
impact on protected species or habitats as a result of this application. 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, further increasing habitat 
potential.  The existing orchard to the southeast of the site is also shown as being 
retained. 
 
15. AMENITY  
 
15.1 The site is overlooked by a few houses to the north and east. The position and 
orientation of the new houses are sufficiently distanced to avoid loss of light or 
overbearing effect.  The existing dwellings would also remain in excess of 25m away so 
as not to be overlooked or suffer any loss of privacy.  The existing dwellings to the east 
of the site would continue to the face the existing farmhouse and as such any 
detrimental impact would be limited.  The new unit to the southeast of the site would 
also remain a sufficient distance away so as not to impact on the amenity of these 
dwellings. 
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15.2 The proposed dwellings have suitable space between other units and as 
discussed above, would benefit from ample domestic curtilages, with minimal 
overlooking. 
  
15.3 Comments have been made about the disruption associated with construction 
and whilst this is understood, the hours of construction, delivery hours and providing 
construction parking are matters which can be controlled by condition.  
 
15.4 The proposal should not significantly impair residential amenity.  
 
16. HERITAGE IMPACT 
 
16.1 The proposal does include works to a grade II listed building and as such the 
impact needs to be carefully considered.  The application has been accompanied by an 
associated application for listed building consent.   
 
16.2 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.  In this instance, the plans indicate that 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 remain 
very much subservient to main farmhouse and associated buildings and would not 
compromise their setting. 
 
16.3 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 be compliant with 
Policies BE10, BE12, ES10 and Chapter 12 of the NPPF. 
 
17. AFFORDABLE HOUSING 
 
17.1 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 revised proposal caters for this requirement, providing 5 units of 
affordable accommodation.  A commuted sum would also be required as part of this 
provision. 
 
17.2 The plans indicate an appropriate mix of units, which are detailed within a 
suitable arrangement on site so as to ensure integration with other units. 
 
17.3 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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18. OTHER PLANNING ISSUES 
 
18.1 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.  As such, they development has been assessed by the Council's Senior 
Arboriculturalist, who suggested amendments to the scheme.  These have been 
accounted for in the amended scheme.  Subject to the condition, the trees would be 
protected to the satisfaction of the Local Planning Authority. 
 
19. OBLIGATIONS  
 
19.1 The proposal, in conjunction with the responses of consultees and consideration 
of the CIL tests in seeking contributions, makes provision for the following; 
 
 Off-site recreation contribution - £34,418 
 Affordable housing provision - 5 units plus commuted sum 
 Contribution of £4,000 to the Village Hall; 
 Contribution of £2,000 (to buy a chiller unit) for the community shop 
 
20. SUMMARY OF IMPACTS  
 
20.1 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. Accordingly, the following is a summary of 
benefits and harm associated with the proposed development;  
 
20.2 HARM  
 - Visual impact on the character and appearance of this settlement and the local 
landscape.  
 
20.3 BENEFITS  
 -  Provision of additional housing  
 -  Affordable housing  
 -  Employment during construction phase 
 -  Open space on site 
 -  Contribution towards community facilities 
 -  Off site recreation contributions towards adult/youth provision  
 
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. " 
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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 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. 
 
21.4 The location of the site, bounded by residential development on two sides would 
appear not to represent a significant encroachment into the countryside. An 
appropriately landscaped edge would also prevent any wider encroachment into the 
countryside. 
 
21.5 The development would contribute to housing supply and growth as required by 
the NPPF. 
 
21.6 The proposal would provide affordable housing in line with the Council's 
recommended standards 
 
21.7 The development would enhance the setting of the existing heritage assets both 
on and within the vicinity of the site. 
 
21.8 The site is located in Horsley, a tier 3 settlement, where some new housing 
would help its long term future. 
 
21.9 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. 
 
22. RECOMMENDATION  
 
22.1 Officers recommend that this application be APPROVED subject to the signing of 
an appropriately worded S.106 Agreement to secure the above-mentioned 
contributions. 
 
23.  SI 2274 STATEMENT 
 
23.1 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. 
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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. 
 
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: 08 
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, , ,  
 

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

Case Officer Miss Rebecca Russell 
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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     
 
 
             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     
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             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. 
 

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

the works to the Listed Buildings on site. A seperate 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, 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. 
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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: 
 
Development Control Applications 
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.   
 
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.'  
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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. 
 
The proposal involves internal alterations to the building and repairs. Revisions have 
been made which have ensured that the listed building would not be harmed. This 
includes the retention of the blocked windows. 
 
It was also originally proposed to add an extension to the rear of the building, which was 
an inappropriate addition. Not only would it alter the plan form of the building, also the 
historic fabric of the building would be lost. This has subsequently been removed from 
the scheme.  
 
The proposal also 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. 
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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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