DEVELOPMENT
CONTROL COMMITTEE

Meeting Papers
Tuesday, 09 September 2014
at
18:00
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Members of Development Control Committee
Dorcas Binns - Member, Nigel Cooper - Member, Haydn Jones - Member, Dave
Mossman - Member, Emma Sims - Member, Elizabeth Ashton - Member, Stephen
Moore - Member, Stephen Robinson - Member, Roger Sanders - Member, Paul
Hemming - Member, David Stephens - Chairman, John Marjoram - Member

FIRE EVACUATION PROCEDURES
FOR VISITORS AT EBLEY MILL
•

Upon hearing the fire alarm, visitors should immediately evacuate the building
by the nearest fire exit. These are located at the rear of the chamber, and the
side door leading to the roof garden, marked as Fire Exits.

•

Proceed to the main staff car park, and assemble at the NB sign.

•

DO NOT stay, or return, to collect personal belongings.

•

DO NOT use the lifts when the alarm is sounding

•

Visitors must remain at the assembly points until permission is given to leave.

•

Visitors must not leave the site until instructed to do so.

For details of future meetings please see the website – www.stroud.gov.uk
ALL MOBILE PHONES/PAGERS SHOULD BE SWITCHED OFF OR SET TO
SILENT MODE BEFORE THE START OF THE MEETING.
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29 AUGUST 2014

DEVELOPMENT CONTROL COMMITTEE
A meeting of the Development Control Committee will be held on TUESDAY, 09
SEPTEMBER 2014 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at
18:00.

David Hagg
Chief Executive
AGENDA
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk).
(
). 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.
The images and sound recording may be used for training purposes within the
Council.
Whilst the public seating areas are not directly filmed, particular camera shots around the
Chamber may capture persons seated in the public areas. If you ask a question in
accordance with the procedures
res in the Council’s Constitution and use a microphone for this
purpose, then you will be deemed to have consented to being filmed. By entering the Council
Chamber and using the public seating areas, you are consenting to being filmed and to the
possible use of those images and sound recordings for webcasting and/or training purposes.
If you have any queries regarding the above, please contact Democratic Services.

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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Agenda
Published: 29 August 2014

1

APOLOGIES

2

DECLARATIONS OF INTEREST
To receive declarations of interest.

3

MINUTES - 12 AUGUST 2014
To confirm and sign as a correct record the Minutes of the meeting held on
12 August 2014.

4

DEVELOPMENT CONTROL - PLANNING SCHEDULE
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2014/15

DEVELOPMENT CONTROL COMMITTEE

3

12 August 2014
6.00 pm – 10.00 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Ken Stephens**
John Marjoram*
Liz Ashton
Dorcas Binns
Nigel Cooper
Paul Hemming
** = Chair

P
P
P
P
P
P

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

* = Vice-Chair

A = Absent

P
P
P
P
A
P

P = Present

Other Members in attendance
Councillor June Cordwell
Councillor John Jones

Councillor Paul Smith

Officers in attendance
Development Control Team Manager
Locum Solicitor
Senior Planning Officer
DC.020

Senior Enforcement Officer
Planning Technician
Democratic Services & Elections Officer

APOLOGIES

An apology for absence was received from Councillor Roger Sanders.
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DC.021

DECLARATIONS OF INTEREST

Councillors

Application No/
Agenda Item

Ken Stephens

S.14/1049/OUT

S.13/2740/FUL

Emma Sims

S.14/1049/OUT

Dorcas Binns

S.14/1211/LBC
S.14/1222/LBC

DC.022

Nature of Interest
(where disclosed)

Action taken in
respect
of
disclosure
Vacated the Chair to
the Vice-Chair for
this
item
and
remained
in the
Chamber and took
part as the Ward
Member.

Declared a personal
interest
in
the
Application because
he knew one of the
objectors.
Declared a personal
interest
in
the
Application because
she
knew
the
Applicant.
Indicated that the
Applicant
was
known to her.

Vacated
the
Chamber prior to
this
item
being
discussed.
Vacated
the
Chamber prior to
this
item
being
discussed.
None.

MINUTES

RESOLVED That the Minutes of the Development Control Committee meetings
held on 8 and 24 July 2014 are accepted as a correct record.
DC.023

PLANNING SCHEDULE

Representations were received and taken into account by the Committee in respect of
the following Applications:1.
4.

S.14/1049/OUT
S.14/0882/FUL

2.
5.

S.13/2740/FUL
S.14/1211/LBC

3.
6.

S.14/1179/FUL
S.14/1222/LBC

Late Pages had been circulated to Members prior to the meeting and were available at
the meeting in respect of Scheduled Items 1, 2, 5 and 6.
Councillor Ken Stephens left the Chair and Councillor John Marjoram, Vice-Chair
Chaired the Committee meeting for Scheduled Items 1 and 2. Councillor Emma Sims
left the Council Chamber.
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DC.024

ITEM 1 – OUTLINE PLANNING PERMISSION FOR RESIDENTIAL
DEVELOPMENT OF UP TO 30 DWELLINGS ON LAND AT BATH
ROAD, EASTINGTON, GLOUCESTERSHIRE (S.14/1049/OUT)

The Development Control Team Manager provided Members with updates to the Late
Pages and also highlighted an amendment to the recommended reason for refusal; at
the end of the sentence shown in bold and italics the words ‘including the need for
new development’ should have been added. He also paraphrased an email received
from the Agents suggesting that Officers had been supportive of the scheme and
questioned various aspects of the Officer’s report and recommendation for refusal.
Mr Ian Stewart spoke against the Application on behalf of Eastington Parish Council.
He said that the Application would be sited upon a valuable open green space
frequently used within the village. An Eastington Parish Plan had been written in 2013
which had incorporated responses to the Parish Survey and work had begun on
producing a Neighbourhood Plan.
Mr Tom Lowe also opposed the Application because it was for the wrong type of
housing in an inappropriate location and also made reference to the 2013 Eastington
Parish Plan. He thought the proposal would be unsustainable and that the site was
currently in frequent use by villagers and acted as a buffer between the two villages.
The Officer highlighted two typographical errors within the report:Page 5, the word ‘swarth’ should have read ‘swathe’; and
Page 17, paragraph headed ‘CONCLUSION’, in the second line, the word ‘more’
should have read ‘less’.
He also highlighted that the Applicant had not sought pre-application advice, which
would have included a site visit and also clear written advice. A fee would have been
payable but this process had not been followed. Any suggestion by the Applicant that
Officers had supported the Application was a misinterpretation. The Officer’s report
was robust and sound.
In response to questions from Councillor Ken Stephens, it was confirmed that the
Officer’s recommendation had taken account of the five year land supply and the
emerging Local Plan. A site visit had been undertaken by Members to view the site.
A Motion to ACCEPT the Officer’s recommendations, with amendments, was proposed
by Councillor Ken Stephens and seconded by Councillor Dave Mossman.
The Proposer thanked Members for attending the site visit where various aspects of the
site had been viewed. He considered that other development sites were available
within Eastington and any future development of this site was not welcomed.
On being put to the vote Members voted unanimously for the Motion, it was declared
CARRIED.
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RESOLVED To REFUSE Application S.14/1049/OUT, for the reasons as set out in
these Minutes, stated in the report and in Appendix A to these
Minutes.
Councillor Emma Sims returned to the Council Chamber and Councillor Ken Stephens
vacated the Council Chamber.
DC.025

ITEM 2 – FULL PLANNING PERMISSION FOR A RESIDENTIAL
DEVELOPMENT FOR SIX DWELLINGS AND ASSOCIATED
INFRASTRUCTURE, PROVISION OF A NEW BIKE SHELTER AND
RELOCATION OF BEER GARDEN ON LAND TO THE REAR OF THE
ROSE AND CROWN, CHURCH STREET, NYMPSFIELD, GLOS
(S.13/2740/FUL)

The Senior Planning Officer drew Members’ attention to the Late Pages and also
correspondence received following their circulation to Committee. He highlighted
concerns that had been raised by G and E Sturgess, CPRE Berkeley Vale and the
Parish Council. The Officer made the following amendments to his report:Condition 2 – to be revised to reflect the updated plan numbers;
Condition 7 – the hedgerows be protected during and after construction works;
Authority to be delegated to Officers regarding the boundary wall and the additional
parking area that would be created;
The correction of a typographical error on page 34, line 6, the word ‘dries’ should have
read ‘drives’.
The Development Control Team Manager read out comments made by County
Councillor Steve Lydon, (Dursley Division). He very much shared the views of the
Parish Council and requested Committee to defer the Application to allay the fears of
the local community.
The Officer also read out a written response on behalf of the Parish Council who had
initially not objected to the Application because of the proposed enabling development
and the £200k which would be used to refurbish the public house. An exhibition had
been held outlining this proposal. The Parish Council where now very disappointed
because of the design of the development, which was within the conservation area,
AONB and was infill. If the Application was granted they requested that a Condition
be added to protect the hedgerow and also that the cycle stand, which served no
purpose, not be put in place and a higher contribution for leisure facilities within the
village was requested instead.
Mr Rob Ridding from Pegasus spoke on behalf of the Application which in principle
had been acceptable by Officers. If granted the development would be sympathetic to
the character of the area and monies would help restore the Rose and Crown public
house which would attract tourism and help boost the local economy.
The Senior Planning Officer showed Committee various photos of the site and its
elevations from different locations.
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The Development Control Team Manager had recently attended a meeting of the
Parish Council that had highlighted their concerns about the hedgerow, parking and
the general design.
In reply to Members’ questions the following points were clarified:






There were two parking spaces per property.
The proposed contribution of £200k from the Applicant to refurbish the public
house was not a planning consideration or a matter that could be controlled by
Officers.
This was not an enabling development.
The existing hedgerow would be broken up to form the accesses but would
otherwise be protected by a Condition.
The car park opposite the site was within the ownership of the Rose and Crown
public house. By agreement this was currently used by teachers at the nearby
primary school.
The proposed accommodation would be used for holiday lets.

A Motion to REFUSE planning permission was proposed by Councillor Dorcas Binns
citing Policies PN8, A6 and A12, but this Motion fell because it was not seconded.
A Motion to DEFER the Application was proposed by Councillor Emma Sims and
seconded by Councillor Liz Ashton because of concerns over parking arrangements,
access, the impact on the street scene and village. The Seconder cited the following
reasons, overdevelopment of the site because of the number of houses and their
design.
The Locum Solicitor advised that, whilst the Committee could defer the Application,
there had to be stated reasons for doing so. He suggested that a posible reason for
deferral could be that further information was required in respect of the matters raised
by the Proposer and Seconder.
On being put to the vote, there were 2 votes for the Motion to DEFER the Application,
7 votes against and no abstentions; it was declared LOST.
A Motion to ACCEPT the Officer’s recommendation, with the additional Conditions, was
proposed by Councillor Dave Mossman and seconded by Councillor Nigel Cooper.
Members debated the Application. Councillor Dorcas Binns outlined reasons why she
could not support this Application. Other Members were supportive of the Application,
subject to the imposition of the recommended Conditions. Members agreed that the
cycle stand was not necessary and asked Officers to negotiate with the Agents for
additional monies to be added to the £200k contribution.
The Development Control Team Manager confirmed the additional Conditions that
Members had agreed for this Application:


Condition 3 - a sample panel of stone walling be submitted to Officers prior to
the commencement of the development on site.
The cycle shed be removed from the Application.
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The hedgerows and their height be preserved where at all possible.
Parking could be allocated to certain properties; this would be delegated to
Officers.
The paddock should be retained.
The contents of the Section 106 Agreement be delegated to Officers.

On being put to the vote, there were 7 votes for the Motion, 2 votes against and 1
abstention; it was declared CARRIED.
RESOLVED To GRANT PERMISSION to Application S.14/2740/FUL, as set out in
these Minutes, stated in the report and in Appendix A to these
Minutes.
At 7.28 pm the meeting was adjourned and reconvened at 7.36 pm.
Councillor Ken Stephens returned to the Council Chamber and resumed as Chair for
the remainder of the meeting.
DC.026

ITEM 3 – FULL PLANNING PERMISSION FOR THE ERECTION OF
THREE DWELLINGS ON LANE ADJOINING RUAVAL, ST JOHNS
ROAD, SLIMBRIDGE, GLOS, (S.14/1179/FUL)

The Development Control Team Manager had nothing to add to the Officer’s report.
Councillor John Jones, a Ward Member for Severn, raised no objections to the
Application in principle. However, he had concerns about on-site parking for site
operatives and requested a Condition on wheel washing be added to the permission.
Mrs Doreen Hobbs a local resident spoke out against the Application citing many
reasons, including that the development was unnecessary, affected the watercourses
and that the access would be hazardous especially from the construction machinery
using an already very busy road.
Mr Nigel Kallow, spoke on behalf of the Applicant and confirmed that there had been a
lot of consultation with Officers and also an informal presentation given to the Parish
Council which had resulted in amendments being made to the submitted Application.
Members raised their concerns about the water courses and the Locum Solicitor
confirmed that an Informative could be attached to the Section 106 Agreement
regarding riparian responsibility water courses which would be seen by prospective
purchasers. He also drew attention to recommended Condition 17 in the Officer’s
report which would enable the Council to take enforcement action against the owners
of the watercourse if it was not properly maintained.
Officers were aware that the current foul drainage system in the locality was
inadequate but Severn Trent Water Authority had no immediate plans to rectify this.
Clarification was given on the wording “informal passing places” which meant that the
drives would double up as passing places.
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The Council’s Senior Arboriculture Officer had been on a site visit and had confirmed
that there had been some Poplar trees and old fruit trees, but there was nothing of
interest.
Concerns were raised about the type of bricks and windows that would be used and it
was agreed the submission of a sample panel showing the bricks could be added as a
Condition and that delegated authority be given to the Officers to look into the
turning/maneuvering on each plot.
A Motion to ACCEPT the Officer’s recommendations, with the additional Conditions,
was proposed by Councillor Emma Sims and seconded by Councillor Paul Hemming.
For clarification the Development Control Team Manager outlined the additional and
amended Conditions to the Application as follows:






Condition 3 to include a full construction environment plan and details of wheel
washing water disposal.
Sample brick panel.
Delegate to Officers the details of the two parking spaces per property and the
turning areas.
Windows needed to be of traditional design.
Condition 7 – preservation of the hedgerows.
Condition 17 – management of water courses.

Members expressed their differing views on the Application. Some felt that two
properties on this awkward plot would have been better and the Application did not
address local housing need.
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 permission for Application S.14/1179/FUL, as set out in
these Minutes, subject to the Conditions stated in the report and in
Appendix A to these Minutes.
DC.027

ITEM 4 – FULL PLANNING PERMISSION FOR THE ERECTION OF A
GAZEBO, CREATION OF A NEW PARKING AREA AND ACCESS
TRACK AT EDGE HOUSE, THE GREEN, EDGE LANE, EDGE,
STROUD, GLOS, (S.14/0882/FUL)

The Development Control Team Manager provided Members with an update on the
above Application and displayed photos taken by Mr G Lilley, who had raised
objections because he felt that the gazebo had an overbearing affect on his property.
Mr Rob Lewis, Chairman of Painswick Parish Council conveyed the views of
concerned local residents relating to parking and access. The works had blighted the
view from Yoke House across the valley and requested an additional Condition
relating to the number of parking spaces.
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The Officer confirmed that from discussions with the Senior Enforcement Officer the
changes would not set a precedent and an additional Condition could be added to
ensure that the granting of permission did not result in the extension of the domestic
curtilage.
Mr G Lilley spoke against the Application quoting Policy GE 1 and stated that the
gazebo dominated the landscape and affected his property and also that of his
neighbours. The works had been also carried out without consultation with
neighbours.
Mr Andrew Case, the Applicant’s agent, stated that the fact the Application was
retrospective was due to a lack of knowledge on the part of the Applicant. He had
submitted the Application as soon as he became aware that permission was required.
Mr Aiden Fowler, also spoke in favour of the Application which he did not find
obtrusive. The house and gardens had previously been in a poor state and had been
restored to a good standard.
Members questioned the use of the material on the driveway and why gravel had not
been used. It was suggested by the Officer that gravel was a very stark white in
colour and the current surface was unobtrusive and resembled a dirt track. It was also
highlighted that the track was located on a slope and gravel would not stay in place.
Members suggested that Condition 3 be amended to allow for a landscape scheme
between the boundary wall and the gazebo.
A Motion to ACCEPT the Officer’s recommendation, with the additional Condition, was
proposed by Councillor Nigel Cooper and seconded by Councillor Stephen Moore.
Members reflected on their recent site visit where some felt that the drive was
appropriate, the parking area small and that the gazebo did not harm the listed building.
Some Members felt that a lot of good work had been undertaken to the house and
garden and were generally supportive of the Application.
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.14/0882/FUL, as set out in
these Minutes, subject to the Conditions stated in the report and in
Appendix A to these Minutes.
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DC.028

ITEM
5
–
LISTED
BUILDING
CONSENT
FOR
THE
RECONFIGURATION OF THE ROOFS OF THE LEAN-TO
EXTENSION, ALTERATIONS TO THE EXISTING SHED AND
AMENDMENTS TO THE APPROVED ENTRANCE HALL AT
SKIVERALLS HOUSE, SKIVERALLS, CHALFORD HILL, STROUD,
GLOS (S.14/1211/LBC)

Members’ attention was drawn to the Late Pages and additional comments which had
been received and affected both Scheduled Items 5 and 6 and also that Reason 3 was
now the only recommended reason for refusal. Details of the two proposals were
explained to Members and also site plans were displayed.
Mr Airton, the Applicant, confirmed that he had purchased the house 6 months ago
and wanted to change previously permitted schemes to a pitched roof. He did not
want to extend the footprint. The Parish Council and neighbours had supported these
alterations.
Various points relating to the ‘L’ shaped window, the view and impact from the road
were clarified.
A Motion to grant permission was proposed by Councillor Dorcas Binns and seconded
by Councillor John Marjoram. The Proposer stated that the extension was in keeping
with a Grade 2 Listed Building and great care had been taken in the design. The
Seconder concurred, adding that he had been impressed with the approach to the
heritage of the building and the plan had been well thought out.
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 permission for Application S.14/1211/LBC, as set out in
these Minutes, subject to the Conditions stated in the report and in
Appendix A to these Minutes.
At 8.25 pm the meeting was adjourned and reconvened at 8.30 pm.
DC.029

ITEM
6
–
LISTED
BUILDING
CONSENT
FOR
THE
RECONFIGURATION OF THE ROOFS OF THE LEAN-TO
EXTENSION AND SHED WITH ALL WALLS RETAINED, AND
AMENDMENTS TO THE APPROVED ENTRANCE HALL AT
SKIVERALLS HOUSE, SKIVERALLS, CHALFORD HILL, STROUD
GLOS, (S.14/1222/LBC)

Members were provided with an update, as outlined in the Late Pages. Reason 3 was
now the only recommended reason for refusal.
Mr Airton, the Applicant, thanked the Development Control Team Manager for his
assistance in progressing his Application and hoped that the Ward Members would
also support this Application.

Page 13 of 128
Development Control Committee
12 August 2014

9
Subject to approval at next meeting

A Motion to grant Permission was proposed by Councillor Dorcas Binns and seconded
by Councillor John Marjoram.
During debate it was confirmed that if Committee approved this Application then the
Applicant could decide with which scheme to proceed.
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 permission for Application S.14/1222/LBC, as set out in
these Minutes, subject to the Conditions stated in the report and in
Appendix A to these Minutes.
DC.030

ITEM 7 – 6 THE CHIPPING, WOTTON-UNDER-EDGE, GLOS
(S.14/0035/215)

The Senior Enforcement Officer informed Members of a breach of planning control
consisting of poorly maintained land and buildings at 6 The Chipping and sought
authority for enforcement action to remedy that breach by the serving of a Section 215
Notice on the owner of the property.
The condition of the outside of the property required works to be undertaken but the
inside of the house had not been inspected.
The Chair suggested that the Section 215 Notice be served and if the owner had not
carried out the works within the specified period, a report listing the required works
together with their approximate costs was presented to Committee for their further
consideration.
Councillors June Cordwell and Paul Smith, the Ward Members for the locality,
confirmed that pieces of debris from this neglected property had been falling into the
road. The property was in urgent need of attention. They were both of the opinion
that the owner was unlikely to undertake any maintenance or repairs to his property.
In reply to Members’ questions it was confirmed that that the owner must be given a
reasonable time to comply with the Section 215 Notice which in these circumstances
could be a period of 3 months.
The Locum Solicitor reminded Members that if they were to discuss personal
information regarding the owner then they should consider going into exempt session.
Officers considered that the cost of clearing vegetation from the garden could be
modest but the house repairs, new wooden windows, repairs to the garage, structural
works and guttering was unknown.
Councillor Paul Hemming proposed a Motion to ACCEPT the Officer’s recommendation
to initiate Section 125 action and to report back to Committee when the cost of works
had been established. Building Control should be requested to investigate whether the
building was a dangerous structure. The proposal was seconded by Councillor Dave
Mossman.
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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 authorise Officers to issue a Section 215 Notice in respect of the
property and, in the event that the works were not undertaken by
the owner within the required time to report back to Committee
when the cost of the works had been established. Building Control
would be requested to investigate whether the building was a
dangerous structure requiring action.
The meeting closed at 10.00 pm.

Chair
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Amendments for Development Control Committee
12 August 2014
Item 1 (S.14/1049/OUT) - land at Bath Road, Eastington
Amend reason for refusal (changes in bold):
This field, which is subject of the application, forms a break and a green swath
between the main village and its satellite hamlets. This break gives Eastington a
distinctive form and rural character. Similarly it allows views across the Bath Road
frontage which is important to the village's setting in the wider landscape. This field
also contributes towards views of rising land and a notable ridge, wherein there is an
extensive, well used footpath network. Views into and particularly out of this area
are notable and would be jeopardised by this proposal. In various ways the
character of the village would be fundamentally harmed by this extensive residential
development and would not be outweighed by the benefits of the proposal including
the need for new development. It is therefore contrary to Stroud District Local Plan
Policy NE10, Policy CP15 of the Local Plan Submission Draft, paragraphs 17 and
114 of the NPPF.
Item 2 (S.13/2740/FUL) - land by Rose and Crown, Nympsfield
Resolve to grant permission subject to signing S.106 agreement. Delegated
authority granted to officers to seek amendments from Agent with regard to
boundary treatment, cycle storage and parking together with the following
amendments:
Description of development amended to take account of additional units:
Proposed residential development for 6 dwellings (incorporating 2 affordable units)
and associated infrastructure, provision of a new bike shelter and relocation of beer
garden.
Condition 2 – Amended to take account of revised plans (may still be subject to
change if further revised plans are received):
The development hereby permitted shall be carried out in all respects in strict
accordance with the approved plans listed below:
Site Location Plan of 17/12/2013
Plan number = 01
Proposed plans and elevations Plot 1 of 17/12/2013
Plan number = 706/100
Proposed plans and elevations Plot 2of 17/12/2013
Plan number = 706/101
Proposed plans and elevations Plot 3 of 17/12/2013
Plan number = 706/102A
Proposed plans and elevations Plot 4of 17/12/2013
Plan number = 706/103
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Proposed plans and elevations Plot 5 & 6 of 30/07/2014
Plan number = 706_104 Version number = B
Site Plan Proposed of 30/07/2014
Plan number = 706_105 Version number = D
Proposed Street Scene of 30/07/2014
Plan number = 706_106 Version number = C
Proposed Section of 30/07/2014
Plan number = 706_106 Version number = C
Proposed plans and elevations garaging of 17/12/2013
Plan number = 706/107
Proposed plans and elevations Cycle Storage of 17/12/2013
Plan number = 706/108
Reason:
To ensure that the development is carried out in accordance with the approved plans
and in the interests of good planning.
Condition 3 – Amended to request specific materials:
The dwellings hereby permitted shall be finished in natural stone with conservation
slates and timber casement windows, samples of which shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of
development on site. 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 HN8,
NE8, BE5 and BE12 of the adopted Stroud District Local Plan, November 2005,
together with Policies HC1, ES7 and ES10 of the emerging Local Plan and the
provisions of the National Planning Policy Framework.
Condition 5 – Amended to incorporate details of remaining area of land:
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. The scheme must include
proposals for:
1) The retention of the land between Tinkley Lane, the ‘Beer Garden’ and the
manoeuvring area for plots 1 and 2 shown on drawing 706/105 Rev D as open
space.
2) A maintenance plan for the management of the open space referred to above.
3) 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 HN8,
NE8, BE5 and BE12 of the adopted Stroud District Local Plan, November 2005,
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together with Policies HC1, ES7 and ES10 of the emerging Local Plan and the
provisions of the National Planning Policy Framework.
Condition 11 – Amended to request specific information regarding protection of
boundary hedge:
All existing trees and hedges shall be retained unless shown on the approved
drawings as being removed. Prior to any equipment, machinery, materials or
vehicles being brought onto the site for the purposes of commencing development,
and until all such equipment, machinery, vehicles and surplus materials have been
removed from the site after completion of development, all trees and hedgerows on
and immediately adjoining the site must be securely protected in accordance with
details to be submitted to and agreed in writing by the Local Planning Authority. The
agreed measures shall be retained in place for the duration of works on site.
Reason:
To ensure the health and safety of the trees and hedgerow on the site and to ensure
continuity of the visual amenity that they provide, in accordance with Policies NE4,
NE8, BE5 and BE12 of the adopted Stroud District Local Plan, November 2005,
together with Policies HC1, ES6, ES7 and ES10 of the emerging Local Plan and the
provisions of the National Planning Policy Framework.
Condition 18 – New condition to control remaining open space:
The land between Tinkley Lane, the ‘Beer Garden’ and the manoeuvring area for
plots 1 and 2 shown on drawing 706/105 Rev D must be retained as open space and
must not be incorporated into the domestic curtilage of any dwelling or otherwise
used for domestic purposes.
Reason:
In order to conserve the natural landscape beauty of this part of the Cotswolds
AONB in accordance with Policy NE8 of the adopted Stroud District Local Plan,
November 2008, Policy ES7 of the emerging Local Plan and paragraph 115 of the
National Planning Policy Framework.
Condition 19 – New condition to remove Permitted Development Rights on
remaining open space:
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 in Class A of Part “, Schedule 2 shall take place on the land between
Tinkley Lane, the ‘Beer Garden’ and the manoeuvring area for plots 1 and 2 shown
on drawing 706/105 Rev D.
Reason:
In order to conserve the natural landscape beauty of this part of the Cotswolds
AONB in accordance with Policy NE8 of the adopted Stroud District Local Plan,
November 2008, Policy ES7 of the emerging Local Plan and paragraph 115 of the
National Planning Policy Framework.
Condition 20 – New condition to ensure retention and management boundary hedge
on Front Street:
Development Control Committee
12 August 2014
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The existing hedgerow to the eastern boundary of the site shall be retained at a
height not less than 3m (except where shown as being removed on the approved
plans), in accordance with a hedgerow management plan to be submitted to and
agreed in writing by the Local Planning Authority. The agreed plan shall be put into
place prior to the first occupation of the dwellings hereby permitted and shall be
maintained as such thereafter.
Reason:
To ensure the health and safety of the trees and hedgerow on the site and to ensure
continuity of the visual amenity that they provide, in accordance with Policies NE4,
NE8, BE5 and BE12 of the adopted Stroud District Local Plan, November 2005,
together with Policies HC1, ES6, ES7 and ES10 of the emerging Local Plan and the
provisions of the National Planning Policy Framework.
Condition 21 – New condition requesting sample panel of stone walling:
Prior to the commencement of any development on site, a sample panel of one
square metre of the proposed natural stone walling 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
panel and shall be maintained as such thereafter.
Reason:
In the interests of the visual amenities of the area and to comply with Policies HN8,
NE8, BE5 and BE12 of the adopted Stroud District Local Plan, November 2005,
together with Policies HC1, ES7 and ES10 of the emerging Local Plan and the
provisions of the National Planning Policy Framework.
Item 3 (S.14/1179/FUL) – Land adjoining Ruaval, St Johns Road, Slimbridge
Amend condition 3 to include full construction environment plan, which specifically
should require details of wheel washing water disposal.
No development shall take place, including any works or 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 and shall provide for:
i)

the phasing of the development;

ii)
iii)
iv)
v)
vi)

the parking of vehicles of site operatives and visitors;
the loading and unloading of plant and materials;
the storage of plant and materials used in constructing the development;
routing strategies for all deliveries to and removal of spoil from the site;
wheel washing facilities (including detailed measures to ensure their use) and
the means of disposal of dirty water;
vii) measures to control the emission of dust and dirt during construction;
viii) procedures for notification of local residents as to when access along the public
highway is likely to be disrupted;
ix) any details of tree protection measures that may be required.
Development Control Committee
12 August 2014
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Reason:
In the interest of highway safety and neighbour amenity and to comply with Policies
GE1 and GE5 of the adopted Stroud District Local Plan, November 2005 and Policy
ES3 of the Stroud District Local Plan: Submission Draft December 2013.
Note:
The construction method statement should take account of the various elements of
the permitted scheme (creation of the access, removal spoil from the site, re-grading
the site, construction of any retaining structures, construction of the dwellings, etc)
when compiling the Construction Method Statement to ensure that compliance with
the condition can be achieved at all times.
Additional condition on sample panel of brick walling:
Prior to the commencement of any development a sample panel of one square metre
of the proposed brick walling 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 panel.
Reason:
To ensure a satisfactory appearance in accordance with the NPPF paragraph 57.
Additional condition on window details:
The development hereby permitted shall not be commenced until details of the
proposed treatment of all external doors and window frames, including detailed
elevations, cross sections, reveals, materials and colour 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:
To ensure that the buildings have a traditional appearance, in accordance with the
NPPF paragraph 57.
Note:
Narrow modules will be required. White UPVC would be inappropriate.
Additional condition allied to 7 to highlight the importance of boundary hedges and
new planting:
The development hereby permitted shall not be commenced until details of a
scheme of hard and soft landscaping for the site have been submitted to and
approved in writing by the Local Planning Authority. This shall include details of
retention of the hedge except for the width of the access points.
Reason:
In the interest of the character of the area, in accordance with paragraph 57 of the
NPPF.
Officers shall seek additional/amended plans to confirm parking/turning for at least 2
cars per plot.

Development Control Committee
12 August 2014
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The Section 106 to include a clause to confirm responsibility for maintaining the
watercourse rests with the adjacent owners.
Item 4 (S.14/002/FUL) - Edge House, The Green, Edge Lane, Edge
Amend condition 3 on landscaping to include the need for some semi-mature trees
as well as replacements in the event of failed planting. Changes in bold:
A landscape planting, management and maintenance scheme shall be submitted to
and agreed by the Local Planning Authority within three months of the development
being permitted. The new planting shall include a predominance of semimature specimens. The landscape planting, management and maintenance
scheme shall be carried out as approved and maintained for the duration of the use.
All planting, seeding or turfing comprised in the approved scheme shall be carried
out in the first complete planting and seeding seasons following approval of the
scheme. If 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, they 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 interest of the visual amenities of the area and to comply with Policy
NE8 of the adopted Stroud District Local Plan. November 2005.
Note: The parking area will need to be largely screened from public view and the line
to the access shall be broken up by informal groups of trees.
Condition 5 to be amended to confirm that the permission does not create domestic
curtilage. Changes in bold.
The parking area hereby permitted shall only be used for parking of vehicles in
association with and incidental to the enjoyment of the dwellinghouse. The
parking area and access track shall not be used as or constitute domestic
curtilage.
Reason:
In the interests of the amenities of occupiers of nearby residential properties and to
comply with Policy GE1 of the adopted Stroud District Local Plan, November 2005
and to respect the character of the Cotswolds AONB in accordance with Policy
NE8.
Informative:
This planning permission grants consent for the creation of a parking area and
its use for parking in connection with the dwelling. It does not grant change of
use planning permission for the use of the agricultural land as domestic
curtilage.

Development Control Committee
12 August 2014
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Items 5 and 6 – (S.14/1211/LBC) and (S.14/1222/LBC) Skiveralls House,
Skiveralls, Chalford
Overturn recommendation and grant consent.
Conditions:
1. The walling of the extension shall match the existing natural stone in the existing
house. The slate roofing shall be the same as the sample approved under
S.14/1440/DISCON.
2. The doors and windows shall be painted to RAL 7034 or white or cream.
Reason: To ensure a satisfactory appearance of the listed building in accordance
with paragraph 132 of the NPPF.
3. The works hereby consented shall be strictly carried in accordance with the
following approved plans:
15/7/14 proposed west, north and east elevations
15/7/14 door details
15/7/14 window details
29/7/14 proposed floor plans
Note: (S.14/1211/LBC shows a hip, S.14/1222/LBC shows a pitched roof).
Informative:
For the purposes of Regulation 2 of the Planning (Listed Building and Conservation
Areas)(England)(Amendment) Regulations 2003, the reasons for the Council's
decision are summarised below. In considering the application, the Council has
given special regard to the desirability of preserving the building or its setting or any
features of special architectural or historic interest it possesses. Where relevant,
reference is made to Government policy set out in PPS5 Planning for the Historic
Environment: Historic Environment Planning Practice Guide and the NPPF.
The extension is to the side of the house. It is modest height and scale. The
extension is therefore considered to be subservient to the main dwelling. It would
not upset the balance of the house and its outbuildings. Indeed the design reflects
the intended form/function of the buildings. There is simple detailing and appropriate
materials, reflecting the vernacular tradition. This scheme is preferable to the extant
consent, particularly from the main aspect on the frontage.
Item 7 – (S.12/0035/215) 6 The Chipping, Wotton under Edge
Accept officer recommendation to initiate Section 215 action but to report back to
DCC when the cost of works has been established. Building Control to be asked to
investigate whether this is “a dangerous structure”.

Development Control Committee
12 August 2014
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Stroud District Council
Planning Schedule

9th September 2014

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

Alderley (Meeting)

Winterspring Cottage, Winterspring Lane, Alderley.
S.14/1576/FUL - Replacement dwelling of similar size and scale
to existing.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1576/FUL

Kings Stanley Parish
Council

20 Castle Mead, Kings Stanley, Stonehouse.
S.14/0724/FUL - Demolish an existing bungalow and to replace
it with 5 dwellings. Revised plans received 21/08/2014.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0724/FUL

Minchinhampton Parish
Council

Building 10, Aston Down, Cowcombe Lane.
S.14/1209/COU - Change of use of Building 10 from Class B1
to Class B2, the demolition of an existing toilet block, the erection
of 766.9sqm of additional floorspace, and associated
additional car parking. Relocation of vehicular parking spaces.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1209/COU

Nympsfield Parish
Council

Threshing Tythe Barn, St Bartholomews View, Nympsfield.
S.14/1159/LBC - Erection of fence.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1159/LBC

Nympsfield Parish
Council

Threshing Tythe Barn, St Bartholomews View, Nympsfield.
S.14/1161/FUL - Erection of fence.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1161/FUL

Standish Parish Council

Horsemarling Farm, Horsemarling Lane, Standish.
S.13/1387/FUL - Refurbishment and extension of 2
semi-detached dwellings at Horsemarling Farmhouse.
The conversion of two traditional redundant barns into 4
dwellings. The rebuilding and extension of a third barn to create
3 dwellings. Demolition of redundant modern barns. Erection of
10 new build houses accessed from Horsemarling Lane with
open space, parking, garaging and associated works (revised
development and description 19.3.14, revised plan 3.4.14)

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.13/1387/FUL

Standish Parish Council

Horsemarling Farm, Horsemarling Lane, Standish.
S.13/1388/LBC - Refurbishment and extension of 2
semi-detached dwellings at Horsemarling Farmhouse.
The conversion of two traditional redundant barns into 4 dwellings.
The rebuilding and extension of a third barn to create 3 dwellings.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.13/1388/LBC

Wotton Under Edge Town 15 Westfields, Wotton-Under-Edge, Gloucestershire.
Council
S.14/1473/HHOLD - Single storey side extension, single
and two storey rear extension.
Link to website

Page
No.

5

4

3

8

7

1

2

6

82

68

47

102

97

4

39

90

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/1473/HHOLD
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Item No:

01

Application No.
Site No.
Site Address

S.13/1387/FUL
PP-02644485
Horsemarling Farm, Horsemarling Lane, Standish, Stonehouse

Town/Parish

Standish Parish Council

Grid Reference

380716,206431

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

Mr A Carr
Gloucestershire County Council, Shire Hall, Gloucester, GL1 2TG,

Agent’s Details

None

Case Officer

Laura Humphries

Refurbishment and extension of 2 semi-detached dwellings at
Horsemarling Farmhouse. The conversion of two traditional redundant
barns into 4 dwellings. The rebuilding and extension of a third barn to
create 3 dwellings. Demolition of redundant modern barns. Erection of 10
new build houses accessed from Horsemarling Lane with open space,
parking, garaging and associated works (revised development and
description 19.3.14, revised plan 3.4.14)
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Application
Validated

10.07.2013

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Resolve to Grant Permission

1.

The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason:
To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004.

2.

No development shall take place on site (including demolition) until
further details of the proposed replacement bat roost building have
been submitted to and approved in writing by the Local Planning
Authority. The submitted details shall include full information as to
the position, design and construction of the roost together with a
timetable for its implementation as well as details of the ongoing
management of the structure. The roost shall then be provided in
strict accordance with the approved details and timetable and
maintained as such thereafter.
Reason:
In the interests of ensuring the protection and enhancement of the
habitats of protected species present on site, in accordance with
Chapter 11of the National Planning Policy Framework.

3.

No development of any description (includes demolition) shall take
place until a timetable and methodology for the demolition of any
buildings on site has been submitted to and approved in writing by
the Local Planning Authority. The development shall proceed in
strict accordance with the agreed timeframes.
Reason:
In the interests of ensuring the protection and enhancement of the
habitats of protected species present on site, in accordance with
Chapter 11of the National Planning Policy Framework.

4.

The development hereby permitted shall be implemented in
accordance with the approved Extended Phase 1 Habitat Survey
August 2012 (by All Ecology Ltd) (received by the LPA 2.7.2013)
and Dusk Emergence and Pre-dawn Re entry Survey for Bats Rev
1 (by All Ecology Ltd) (received by LPA 11.4.2014) and the
approved plans, with particular reference to the need to fully
accord with all the recommendations and evaluation made within
the reports.
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Reason:
To protect features of recognised nature conservation importance
in accordance with Policy NE4 of the Local Plan and Chapter 11 of
the NPPF
5.

No development shall take place until samples of the materials to
be used in the construction of the external surfaces of the building
to include sample render panels and stone panels constructed on
the site 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 6 and 7 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, to
include all boundary treatment, have been submitted to and
approved in writing by the Local Planning Authority. The details
shall include the management of all open spaces. The
development shall then proceed in accordance with the approved
details and the approved scheme shall then be implemented in full
prior to the occupation of the unit to which it relates, and
maintained as such thereafter.
Reason:
In the interests of the visual amenities of the area and to comply
with Chapter 6 and 7 of the National Planning Policy Framework.

7.

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in the first complete planting and
seeding seasons following the occupation of the buildings, or the
completion of the development to which it relates, whichever is the
sooner. Any trees or plants which, within a period of five years
from the completion of the development, die, are removed, or
become seriously damaged or diseased, shall be replaced in the
next planting season with others of similar size and species,
unless the Local Planning Authority gives written consent to any
variation.
Reason:
In the interests of the visual amenities of the area and to comply
with Chapter 6 and 7 of the National Planning Policy Framework.
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8.

Notwithstanding the submitted plans, no development shall take
place on site until a plan indentifying the trees to be retained and
the trees to be removed as part of this development, has been
submitted to and approved in writing by the Local Planning
Authority. Development shall then proceed in accordance with the
approved details.
Reason:
To ensure the health and safety of the trees on the site and to
ensure continuity of the visual amenity that they provide and to
comply with Policy NE10 of the adopted Stroud District Local Plan,
November 2005 and Chapter 11 of the National Planning Policy
Framework.

9.

All trees shown as retained on the approved details both on and
immediately adjoining the site, must be protected in accordance
with BS5837:2005 'Trees in relation to construction' (as amended)
for the duration of the development. Each of the trees retained
must be fenced to protect the area within the crown spread, or at a
radius equal to half the height of the tree, whichever is greater.
a)
The protective fencing should remain in place during
development,
b)
No excavations must take place within the protected area,
c)
No vehicles, materials, spoil, equipment, containers or
chemicals must be placed or stored within the protected area.
d)
No fires must be lit within 25 metres of the canopy edge of
any trees.
e)
Any existing trees not shown as being removed on the
approved drawings which die, are removed or become so
damaged or diseased within a period of 5 years from the
completion of development that they have to be removed, must be
replaced as soon as reasonably practicable. In practice, this will
be during the next available planting season. The size, species
and location of the replacement tree(s) must be agreed in writing
by the Local Planning Authority and proceed in accordance with
these approved details.
Reason:
To ensure the health and safety of the trees on the site and to
ensure continuity of the visual amenity that they provide and to
comply with Policy NE10 of the adopted Stroud District Local Plan,
November 2005 and Chapter 11 of the National Planning Policy
Framework.
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10.

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 protect the amenity of the locality, especially for people living
and/or working nearby, in accordance with Policy GE1 adopted
Stroud District Local Plan, November 2005 and Chapter 11 of the
National Planning Policy Framework.

11.

No development shall take place, including any works of
demolition, until a Construction Method Statement has been
submitted to, and approved in writing by, the Local Planning
Authority. The approved Statement shall be adhered to throughout
the construction period. The Statement shall:
i. specify the type and number of vehicles;
ii. provide for the parking of vehicles of site operatives and visitors;
iii. provide for the loading and unloading of plant and materials;
iv. provide for the storage of plant and materials used in
constructing the development;
v. provide for wheel washing facilities;
vi. measures to control the emission of dust and dirt during
construction
Reason:
To reduce the potential impact on the public highway in
accordance with Policy GE5 of the Local Plan and Chapter 11 of
the National Planning Policy Framework.

12.

No development shall take place on site until detailed surface
water drainage plans indicating surface water flow paths,
attenuation and outfall points along with a long term management
strategy, as outlined in the surface water management proposals
within the submitted Flood Risk Assessment have been submitted
to and approved in writing by the Local Planning Authority. The
submitted management strategy shall include full details for the
adoption of all drainage infrastructure by a public authority,
statutory undertaker, registered provider or management company
together with details of the under-writing of such arrangements.
The approved scheme shall then be implemented in full prior to the
first occupation of the development and maintained in accordance
with the approved strategy.
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Reason:
To protect residents of the development and downstream
properties in the event of 1:100 rainfall events from risk of flooding
in accordance with the guidance in the NPPF and the associated
Technical Guidance.
13.

No works shall commence on site until full engineering details of
the proposed footpath/cycleway links from the site to Gloucester
Road have been submitted to and approved in writing by the Local
Planning Authority, the works shall be completed in accordance
with those agreed details prior first occupation and those footpaths
shall be maintained in that form until and unless adopted as
highway maintainable at public expense.
Reason:
To provide safe and suitable pedestrian and cycle links, in
accordance with paragraph 32 and 35 of National Planning Policy
Framework.

14.

No works shall commence on site until full engineering details of
the proposed highway works along Horsemarling Lane have been
submitted to and approved in writing by the Local Planning
Authority, the works shall be completed in accordance with those
agreed details prior to first occupation and shall be maintained in
that form until and unless adopted as highway maintainable at
public expense.
Reason:
To provide safe and suitable pedestrian and cycle links, in
accordance with paragraph 32 the National Planning Policy
Framework.

15.

No works shall commence on site until details of bus stop
improvements along Gloucester Road for the Gloucester bound
bus stop have been submitted to and approved in writing by the
Local Planning Authority. The works shall be completed in
accordance with those agreed details prior to first occupation and
those footpaths shall be maintained in that form until and unless
adopted as highway maintainable at public expense.
Reason:
To provide safe and suitable pedestrian and cycle links, in
accordance with paragraph 32 and 35 of National Planning Policy
Framework.

16.

No development shall commence on site until a scheme has been
submitted to, and approved 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.
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Reason:
To ensure adequate water infrastructure provision is made on site
for the local fire service to tackle any property fire.
17.

The proposed vehicular access(s) necessary to serve the
proposed development shall not be brought into use until they
have been completed in all respects (including visibility splays) in
accordance with approved plan 2297.201B*, with the area within at
least 5m of the Horsemarling Lane carriageway edge surfaced in a
bound material and shall be similarly maintained thereafter.
Reason:
To ensure a safe and suitable access to the site is provided, in
accordance with paragraph 32 of the National Planning Policy
Framework.

18.

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
National Planning Policy Framework 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 National
Planning Policy Framework.

19.

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 in accordance with Policy GE5 of
the adopted Stroud District Local Plan, November 2005 and
Chapter 4 of the National Planning Policy Framework.
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20.

The proposed dwellings shall not be occupied until the car parking
associated with that dwelling (including garages and car ports
where proposed) has been provided in accordance with the
submitted plan 2297.201B, 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 in accordance with Policy GE5 of
the adopted Stroud District Local Plan, November 2005 and
Chapter 4 of the National Planning Policy Framework.

21.

Notwithstanding the submitted plans, prior to the occupation of the
proposed dwellings, bin storage facilities shall be suitably located
within 25m of the highway and these facilities shall be similarly
retained thereafter.
Reason:
To ensure that refuse bins for collection are suitably located, in the
interests of highway and public safety in accordance with Policy
GE5 of the adopted Stroud District Local Plan, November 2005
and Chapter 4 of the National Planning Policy Framework.

22.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Site Location Plan of 02/07/2013
Drainage plan of 28/05/2014
Plan number = 2297-201 Version number = B
Proposed Elevations of 06/03/2014
Plan number = 2297-202
Proposed Elevations of 06/03/2014
Plan number = 2297-203
Proposed Elevations of 06/03/2014
Plan number = 2297-204
Proposed Elevations of 06/03/2014
Plan number = 2297-205
Proposed Elevations of 06/03/2014
Plan number = 2297-206
Proposed Elevations of 06/03/2014
Plan number = 2297-207
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Proposed Elevations of 06/03/2014
Plan number = 2297-208
Proposed Elevations of 06/03/2014
Plan number = 2297-209
Proposed Elevations of 11/04/2014
Plan number = 2297-210
Proposed Elevations of 06/03/2014
Plan number = 2297-020A Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-035A-06 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-036A-07 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-037A-8 Version number = A
Proposed Elevations of 13/03/2014
Plan number = 2297-038A-09 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-039A-10 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-011 Version number = B
Hard Surfaces Plan of 15/05/2014
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.
Informatives:
1.

The applicant is advised that to discharge the condition relating to
future maintenance 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.
The developer will be expected to meet the full costs of supplying
and installing the fire hydrants and associated infrastructure.
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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 proposed development will require the provision
of a footway/verge crossing and the Applicant/Developer is
required to obtain the permission of the County Council before
commencing any works on the highway.
The Developer is requested to erect a sign at the boundary of
new estate street with the nearest public highway providing
Developer's contact details and informing the public that
County Council is not responsible for the maintenance of
street.

CONSULTEES
Comments
Received

Parish / Town
Archaeology Dept (E)
Development Coordination (E)
Mr David Lesser
Planning Strategy Manager (E)
Policy Implementation Officer (E)
Environmental Health (E)
The Environment Agency (E)
Stonehouse Town Council
The Environment Agency (E)
Policy Implementation Officer (E)

Not Yet
Received

Gloucestershire Education Dept (E)
Cotswolds Conservation Board (E)
CONTRIBUTORS

Letters of
Objection

J Whittle, 58 Gloucester Road, Gl102hq
J Knights, April Cottage, Horsemarling Lane
S Walker, 5 Arrowsmith Drive, Stonehouse, GL10 2QS
P Lister, 63 Arrowsmith Drive, Stonehouse
J Little, 34 Arrowsmith Drive, Stonehouse
L Walker-Smith, 14 Arrowsmith Drive, Stonehouse
C Nicolay, 12 Arrowsmith Drive, GL10 2QR
Mrs L Bundy, 44 Canberra, Stonehouse
G Pegler, Northfield, 60 Gloucester Road
S Brown, 134 Arrowsmith Drive, Stonehouse
A.Draper,
Mr&Mrs Regal, 24 Arrowsmith Drive, Stonehouse
R West, 3 Storrington Place, Storrington Road
M Sallis, 59 Arrowsmith Drive, Stonehouse
Mr And Mrs M Castle, 25 Arrowsmith Drive, GL10 2QS
15 Arrowsmith Drive, Stonehouse, Gloucestershire, ,
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the
the
the
the

Occupier, Stroud Green, Oxlynch Lane
S Gabb, 3 Arrowsmith Drive, Stonehouse
J.Whittle-N.Price, 58 Gloucester Road, GL102hQ
T. Baylis, Horsemarling Cottage, Horsemarling Lane
S Gardiner, 4 Arrowsmith Drive, Stonehouse
Pegler, 60 Gloucester Road, Stonehouse
The Occupier, 2 Brisbane, Stonehouse
M R Warman, 49 Arrowsmith Drive, Stonehouse
The Occupier, 21 Arrowsmith Drive, Stonehouse
The Occupier, 43 Arrowsmith Drive, Stonehouse
N/N Gibbs, 47 Arrowsmith Drive, Stonehouse
R Stephens, 31 Arrowsmith Drive, Stonehouse
A Bishop, 41 Arrowsmith Drive, Stonehouse
K Bennett, 85 Arrowsmith Drive, Stonehouse
J Martin, 63 Arrowsmith Drive, Stonehouse
Mrs V Culver, 61 Arrowsmith Drive, Stonehouse
D Price, 15 Arrowsmith Drive, Stonehouse
S Walker, 5 Arrowsmith Drive, Stonehouse, GL10 2QS
Mrs Jackson, Arrowsmith Drive, GL10 2QS
S Bennett, 85 Arrowsmith Drive, Stonehouse
Letters of
Support

Letters of
Comment

Mrs S Pearse, 140 Arrowsmith Drive, Stonehouse
R Waite, 3 The Square, GL10 2PA

Stonehouse Town Council, Town Hall, High Street
J Keegans, 143 Gloucester Road, GL10 2HE
S Pearse, 140 Arrowsmith Drive, Stonehouse
P And M Haworth, 51 Arrowsmith Drive, Stonehouse

OFFICER’S REPORT
1.

SITE

1.1

The application site consists of a 1.1ha site known as Horsemarling Farm in the
Parish of Standish. The site contains a Grade II Listed farm house (occupied as
two dwellings) and series of farm buildings ranging from mid 17th to 19th century
buildings. There are notable curtilage listed buildings such as the stone threshing
barn and the brick ranges to the rear of the main farm house. To the front of the
site, there are also more modern agricultural buildings and hard surfaces which
are currently used to store caravans.

1.2

The site is within Standish Parish and adjacent to the boundary with Stonehouse
Town and the southern boundary is bordered by a modern housing development
known as Arrowsmith Drive, separated by a watercourse. The boundaries of the
site are broadly all bordered with mature planting.
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1.3

The B4008 runs to the front of the site and Horsemarling Lane runs to the side of
the site, leading from the roundabout. The front of the site also has a bus stop
and shelter

1.4

The site falls within the Cotswold Area of Outstanding Natural Beauty (AONB) but
does not fall in any other protected designation.

2.

PROPOSAL

2.1

The application seeks the renovation and development of the existing site,
including the following aspects;
o
o
o
o
o
o

Refurbishment and extension of 2 semi-detached dwellings
Horsemarling Farmhouse.
The conversion of two traditional redundant barns into 4 dwellings.
The rebuilding and extension of a third barn to create 3 dwellings.
Demolition of redundant modern barns.
Erection of 10 new build houses accessed from Horsemarling Lane
Plus associated open space, parking, garaging and associated works.

at

2.2

The scheme also provides for 30% of the net increase in dwellings to be
affordable housing which equates to 5 dwellings.

2.3

The scheme also provides £32,358 towards off site recreation contributions for
youths and adult recreation.

2.4

The management of the open spaces and water attenuation details is proposed
to be secured through the S106.

3.

REVISED DETAILS

3.1

6th March 2014 - revisions to the scheme including proposed number of
dwellings, layout and design.

3.2

14th March 2014 - revised Addendum to Flood Risk Assessment provided.

3.3

3rd April 2014 - Revised Layout Plan removing reference to trees in Arrowsmith
Drive being removed.

3.4.1 11th April 2014

- Updated Garage Elevations (1 and 4)
- Updated ecology information
- Drainage information

3.5

15th May 2014 - further information on drainage and permeable surfacing

3.6

28th May 2014 - further information on drainage and balancing ponds
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4.

RELEVANT PLANNING HISTORY
S.04/0342/LA (County Notification) - Erection of farm buildings,
S.07/1400/AGR - Construction of Storage Building (permitted)
S.08/1040/COU - Change of use of four farm buildings and adjoining yard for
storage of caravans & camper vans (retrospective) (permitted)
S.11/1030/FUL - Englargement of in ground slurry lagoon (permitted)

5.

CONSULTATION RESPONSES

5.1

Public Representations: Representations have been received commenting on
the following issues;
o
o
o
o
o
o
o
o
o
o

5.2

Highway safety, access and traffic,
Ecology and bats,
Density and number of houses
Housing need
Outside settlement boundary
Impact on AONB
Flood risk and drainage
Design,
Impact on listed buildings
Positive improvement to area

Standish Parish Council: to the original scheme the Parish Council objected
due to the location of affordable housing, scale and design, the impact on the
listed buildings, parking levels, ecology survey data, flooding, and location
outside of settlement boundary.

5.2.1 Revised Standish Parish Council: In relation to the revised scheme, Standish
Parish Council have commented "Standish Parish Council voted to support this
application since members felt their earlier concerns about flooding over part of
the site had been addressed in this revised proposal which, with fewer homes,
has now omitted the land subject to flooding from the scheme."
5.3

Stonehouse Town Council: to the original application the Town Council
commented that they considered the scheme a sympathetic improvement to the
site and a suitable facade at the entrance to the town. However, the Town
Council raised concerns about flooding, affordable housing and the displaced
caravan storage.

5.3.1 Revised Town Council: In relation to the revised scheme Stonehouse Town
Council comment; "The Panel were concerned that the caravan storage might be
moved to the fields opposite the new site and opposed the loss of trees.
Presumably Standish PC would be required to maintain the open spaces. The
Panel felt that the footpath should be widened to allow for cyclists."
5.4

Local Highway Authority: has considered the revised information and raises no
objection subject to conditions.
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5.5

Environmental Protection Manager: at the time of the ecological report
submission in August 2013, was satisfied with the methodology/content and
conclusions of the updated ecology report, but requested further information on
the proposed mitigation of the compensatory bat roost. This has been provided
on the 11th April 2014.

5.6

Local Education Authority: considered the scheme in August 2013 and make
no requirements for education or community services contributions.

5.7

Water Resources Engineer: has considered the revised information and raised
no objection subject to a condition.

5.8

Policy Implementation Manager: is satisfied that subject to the securing of the
affordable housing by legal agreement, that the scheme satisfies policy.

5.9

Environmental Health: no objection subject to conditions on construction hours
and dust management.

5.10

Archaeological Officer: no objections and considered that the development
proposal has low potential to have an adverse impact on significant
archaeological remains.

ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
6.

REASONS FOR DECISION - ARTICLE 31

6.1

For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the
Council's decision are summarised below together with a summary of the
Policies and Proposals contained within the Development Plan which are
relevant to this decision.

6.2

Planning law requires that applications for planning permission must be
determined in accordance with the development plan, unless material
considerations indicate otherwise.

6.3

The adopted Stroud District Local Plan, November 2005:

6.4

The adopted Stroud District Local Plan, November 2005 (the adopted Local Plan
or SDLP) is the development plan for Stroud District. Due weight should be given
to policies in this plan according to the degree of consistency with the National
Planning Policy Framework.

6.5

Local Plan Policies HN4 and HN5 considers the provision of affordable housing.
Policy HN8 provides guidance for development within the settlement boundary
and seeks to ensure that development is appropriate to the landscape, is
acceptable in density terms and does not appear as an intrusion into the
countryside. Local Plan Policy RL4 seeks to consider the development on
amenity open space. Policy RL5 considers the role of public outdoor play space
facilities within residential developments. Local Plan Policy GE1 seeks to ensure
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that development does not have an adverse impact on neighbouring properties in
terms of a loss of light, privacy or an overbearing effect. Policy GE2 seeks to
minimise environmental pollution following development. Policy GE5 maintains
highway safety including public rights of way. Policy GE7 considers existing
levels of infrastructure, services and amenities.
6.6

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 seeks to protect and enhance the habitats of protected species and
provides a framework for considering the impact on protected species. Policy
NE8 seeks to protect the character of the Cotswold Area of Outstanding Natural
Beauty (AONB).

6.7

Local Plan Policies TR1, TR2 and TR12 aims to reduce car journeys and
promotes sustainable locations and developments. Policy BE12 and BE15
establishes the importance of the historic environment including listed buildings,
Conservation Areas and archaeology, and provides fundamentals for considering
a development's impact on the historic environment.

6.8

The Stroud District Local Plan: Submission Draft December 2013:

6.9

In addition to the adopted Local Plan, the Stroud District Local Plan: Submission
Draft December 2013 (the Emerging Local Plan or ELP) was approved by the
Council on 25 July 2013 for publication and then submitted to the Secretary of
State in December 2013. The Submission Draft has been the subject of an
Examination in Public in April 2014 was has been suspended for further
evidence.

6.10 This Emerging Local Plan is therefore a material consideration in planning
decisions, and the weight afforded to the policies dependant on the progress
through the adoption process. As such is a relevant consideration and as such
the relevant policy basis is provided within policies:
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
ES1 Sustainable Construction and Energy Efficiency
ES3 Quality of Life
ES4 Water Resources
ES5 Air Quality
ES6 Providing for Biodiversity and Geo-diversity
ES7 Landscape Character
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ES8 Trees, Hedgerows and Woodlands
ES10 Historic Assets
ES12 Design of Places
ES15 Outdoor Play Space
6.11 The National Planning Policy Framework;
6.12 Whilst not the sole material consideration to be take into account as part of any
decision making process, the National Planning Policy Framework (NPPF) is a
key consideration and is a clear statement of Government Policy.
6.13 The key issues raised in the NPPF are:
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.'
6.14 Chapter 1 'Building a strong, competitive economy' places the emphasis on
sustainable development and proactive planning systems.
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6.15 Chapter 3 'Supporting a prosperous rural community' (Paragraph 28) and
Chapter 11 'Conserving and enhancing the natural environment' (Paragraphs
109-125) of the NPPF apply to development in rural areas. It highlights the need
to protect landscape character, maintain rural housing and communities and
minimise impacts on landscapes and biodiversity.
6.16 Chapter 4 'Promoting sustainable transport' (Paragraphs 29-41) of the NPPF
promote the need for sustainable transport. It outlines Governments objectives
with regard to offering people access to a real choice about how they chose to
travel. It requires access to sustainable transport modes and recognises that
sustainable transport solutions will vary from urban to rural areas.
6.17 Chapter 6 'Delivering a wide choice of high quality homes' (Paragraphs 47-55) of
the NPPF establishes Governments objectives for housing provision and allows
for a rolling 5 year housing supply (plus 5% additional buffer). It also considers
the location of new housing in sustainable locations with the requirement for
affordable housing provision. Within Chapter 6 is Paragraph 49 which states that:
'Housing applications should be considered in the context of the presumption in
favour of sustainable development. Relevant policies for the supply of housing
should not be considered up to date if the local planning authority cannot
demonstrate a five year supply of deliverable housing sites.' Para 49. NPPF.
6.18 NPPF Paragraph 49 has a clear and obvious link to NPPF Paragraph 14 in that
the up to date status of housing delivery policies has a fundamental bearing on
how an application should be viewed for decision taking purposes as explained
above.
6.19 Chapter 7 'Requiring good design' (Paragraphs 56-68) of the NPPF stresses the
importance of quality design in the provision of sustainable development. It
stresses Governments objectives for inclusive design, innovation and raising
design standards.
6.20 Chapter 10 'Meeting the challenge of climate change, flooding and coastal
change' (Paragraphs 93-108) of the NPPF establishes Governments objectives
in supporting the delivery of a low carbon future which would aid in reducing
greenhouse gas emissions , minimise vulnerability and provide resilience to the
impacts of climate change.
This chapter considers the implications of
development on areas prone to flooding by virtue of proximity to watercourses or
management of surface water.
6.21 Chapter 11 'Conserving and enhancing the natural environment' (Paragraphs
109-125) of the NPPF details Governments objectives with regard to protecting
and enhancing valued landscapes such as the AONB whilst minimising impacts
of development on biodiversity. It requires assessment of noise generating
developments or the location of development in noise sensitive environments. It
also considers pollution and land contamination.
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6.22 Chapter 12 'Conserving and enhancing the historic environment' (Paragraphs
126-141) of the NPPF is of relevance when assessing proposals on sites
designated as Conservation Areas, or listed buildings and their setting. It
establishes the importance of the historic environment, heritage assets and
archaeology and provides guidance on conservation and enhancement
6.23 Technical Guide to the National Planning Policy Framework and National
Planning Practice Guidance The technical guide to the NPPF provides detailed
guidance on the consideration of the flooding implications of development
proposals and builds on the guidance offered at paragraph 94 of the NPPF. This
technical guide replaces the now cancelled Planning Policy Statement 25.
6.24 The National Planning Practice Guidance (NPPG) replaces a number of Circulars
and provides guidance on the Framework.
6.25 THE RELATIONSHIP BETWEEN THE DEVELOPMENT PLAN AND THE NPPF
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.
6.26 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 Submission Draft Local Plan.
6.27 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.
6.28 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
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'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.
6.29 It is of note 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.
6.31 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.
6.32 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 above is a material consideration.
6.33 At the current time the development plan for the Stroud District is under-going a
period of change as the formally Adopted Local Plan becomes subject to
replacement by the Emerging Local Plan. This transition has yet to conclude and
is a significant factor and influence on the up-to-date status of the prevailing
development plan for the Stroud District.
7.

PRINCIPLE OF DEVELOPMENT

7.1

The site is outside the defined settlement boundaries for either Standish Parish
or Stonehouse Town, and neither of the settlement boundaries have been
amended nor are due to be reviewed as part of the Emerging Local Plan.
Therefore, in simplistic terms, the proposal would involve residential development
outside of the defined settlement boundary as currently drawn and those before
the Local Plan Inspector for his consideration when the EIP resumes in early
2015 following its suspension.

7.2

Therefore given that the proposal does not relate to agricultural or forestry based
dwellings or an affordable housing exception site or replacement dwellings, the
proposal is in straight conflict with Policy HN10 of the adopted Local Plan which
seeks to restrict residential development to within settlement boundaries. In
addition the proposal would fail to comply with Policies CP3 (Settlement
Hierarchy), HC1 (Small Scale Housing within Settlements) and CP15 (Quality
Living and Working Countryside) of the Emerging Local Plan.

7.3

The weight to be afforded to Local Plan policies is dependant with the degree of
conformity with the National Planning Policy Framework, in specific Paragraph 49
and the requirement for a rolling land supply. This is discussed in detail in
Section 16 below.
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7.4

This is a key and significant material consideration which has a noteworthy
bearing on the 'up-to-date' status of development plan housing policy and must
borne in mind by a decision maker when applying Section 38 of the PCP Act
2004 as outlined above.

7.5

In effect this means that whilst policy HN10 is relevant and a material
consideration, the proposal has to be assessed against adopted policy, the
guidance contained within the NPPF and all other material considerations.

7.6

In line with paragraph 14 of the Framework, the decision taker must carry out an
assessment of the application which objectively considers all of the material
planning considerations and the positive benefits of the site and weigh these
against any identified harm and the level of significance of that harm. This is the
planning balance to be struck at the end of this report.

7.7

Following this, the NPPF defines sustainable development at paragraph 7, as
consisting of three core elements: an economic role, a social role and an
environmental role.
'An economic role is defined as being able to contribute to building a strong,
responsive and competitive economy by ensuring that sufficient land of the right
type is available in the right place and at the right time to support growth and
innovation; and by identifying and coordinating development requirements,
including the provision of infrastructure.
A social role is defined is as supporting strong, vibrant and healthy communities
by providing the supply of housing required to meet the needs of present and
future generations; and by creating a high quality built environment, with
accessible local services that reflect the community's needs and support its
health, social and cultural well-being.
An environmental role is defined as contributing to protecting and enhancing
the 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.
Para 7 NPPF.

7.8

The sustainability credentials of the scheme must be considered.

7.9

The economic role of the development, would boost the economy by ensuring
an adequate supply of housing land is available to meet current and future needs
and hence would accord with the economic and social roles identified with the
National Planning Policy Framework.

7.10 Additionally, it can be considered that the development will provide work for the
local labour force, i.e. those involved in the construction and related work on and
associated with the site/development. It could also be considered that the local
economy will benefit through new residents supporting local shops, businesses,
services and facilities including schools. The proposal will give rise to a New
Homes Bonus (NHB) payments to the Authority.
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7.11 These factors are present to a greater or lesser degree with any residential
development. Clearly there will be construction and related work created. The
use of local labour cannot be ensured so this suggestion carries some but limited
weight, however, the scheme can be seen as meeting the economic
sustainability principles in wider objectives such as additional housing including
affordable housing provision.
7.12 In relation to social role of sustainability, whilst the site is within Standish Parish,
it is unrealistic to say that the houses in Arrowsmith Drive which fall within
Stonehouse Town are any more sustainable than houses built immediately
adjacent solely on the basis of Parish boundaries. Consideration should be given
to the access to facilities and amenities. The facilities of Stonehouse are within
reach of the site and the amenities such as public transport links, schools, shops,
doctors etc are accessible from the site, indeed the bus stop is located to the
front of the site.
7.13 Moreover, Stonehouse is identified as a Tier 1 Settlement in the Emerging Local
Plan, and whilst significant weight cannot be levied, it does highlight that both the
adopted and emerging Local Plans have identified Stonehouse as an area
capable of accommodating development and by implication has the relevant
services and facilities to cater for growth.
7.14 The scale of the proposed development site is modest in relation to both
Standish and Stonehouse administrative areas and would not result in a
significant or disproportionate increase in the level of housing.
7.15

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.

7.16 The provision of affordable housing is a benefit of the proposed development and
should be considered as material to the application, and afforded weight
accordingly as part of the sustainability of the site.
7.17 The National Planning Policy Framework Paragraph 14 also requires the
consideration of the environmental National Planning Policy Framework role of
development. This is a multi faceted and defined as protecting and enhancing the
natural, built and historic environment. These are considered under the following
headings below before reaching a conclusion of the planning balance.
* Flooding
* Heritage
* Design and Landscape Impact
* Highway safety
* Ecology
* Amenity
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8.

FLOODING & WATER MANAGEMENT

8.1

The application was accompanied by a Flood Risk Assessment (FRA) which
addressed the risk of flooding to this site and the implications of the development
of the site. This Site Specific FRA provided data on the historic flooding events
from the watercourse (a tributary of the River Frome) which runs along the
southern boundary of the site.

8.2

Whilst the site was recorded on the Environment Agency as Flood Zone 1, the
data provided by the Site Specific FRA highlighted that part of the site was
actually Flood Zones 2 and 3, and thus at a greater risk of flooding.

8.3

Guidance on assessing Flood Risk requires that residential development is
located on areas at the lowest risk of flooding. As the original application
proposed dwellings in land that was identified by the FRA as being at risk of
flooding, an objection was raised by the Environment Agency. This has resulted
in the revised scheme which has changed the proposed number of dwellings and
the layout of the scheme.

8.4

Guidance in the National Planning Policy Framework and the NPPG seek to
ensure that the consideration of development seeks to place higher risk users on
land which is at the lowest risk of flooding. This is the sequential test. On this site,
the revised scheme has identified the areas at higher risk of flooding on the site
and has sequentially sought to ensure that any residential development is
proposed on land at lowest risk, i.e. Flood Zone 1. This is the application of the
site specific sequential test.

8.5

Therefore, the scheme now demonstrates that the proposed residential
development would not be at risk of flooding and there is no objection from the
Environment Agency.

8.6

The consideration above, largely relates to the risk of flooding resulting from the
water course (fluvial) but consideration has also be given to the impact on
surface water management (pluvial).

8.7

The SDC Water Resources Officer has considered the revised information that
has demonstrated that in terms of surface water management the scheme can
provided an acceptable scheme that would not result in an increased risk of
flooding on or off site. The technical detail of the drainage system can be
controlled by condition. Accordingly, the scheme would not give rise an
unacceptable level of risk of flooding.
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9.

HERITAGE IMPACT

9.1

Horsemarling Farm is a Grade II listed building, currently occupied as two
dwellings. The list description describes the property as:
"Farmhouse in two occupations. Mid/late C17, enlarged early C20. Coursed and
dressed stone on plinth, stone slate roof with coped verges and large ridge stack
with twin diagonally set flues and moulded cornice to right of centre and similar to
left end of rear range. Small gable end stack to C20 right hand end. L-shape
range with cross gabled rear wing to left, 2 storeys and attic, enlarged by one
window bay on right after Great War. Formerly central gable to front, with
continuous dripmould over originally 4 windows, three 2-light chamfered stone
mullions and single light probably for newel stair below stack. Now with fifth 2light to far right. Gable has 2-light with square hoodmould. Ground floor has two
3-light in centre and flanking doors of 6 flush panels, with continuous dripmould.
Doors have top 2 panels glazed, wrought iron porches of C19 supporting hipped
stone slate roof. Right hand end has 3-light wood casement. Interior not
inspected."

9.2

The consideration of the conversion and alteration of this listed building and
those curtilage listed buildings are the subject of the associated Listed Building
Consent application reference S.13/1388/LBC. The consideration of this planning
application has to have regard to the impact on the setting of these listed
buildings.

9.3

The character of this listed building, along with the curtilage buildings, are typical
for a farmhouse, which is identified by being surrounded by a variety of farm
buildings and barns. The collection of buildings created the typical farm yard
character, highlighted by the proximity of the buildings and the hard surfacing
areas.

9.4

The proposed scheme seeks to retain the farm yard characteristics of the listed
building complex with the conversion and some rebuild of the buildings which are
integral to this farmyard, with minimal new build in close proximity. These seek to
maintain the appearance and relationship/hierarchy of the listed buildings and the
wider built form. The adjoining development to the west of the site is largely new
building but working on the grain and type historically found and secured
adjacent to the main farm house. This is reflected by the further courtyard but
with a more traditional design as these units respond to Gloucester Road and
Horsemarling Lane rather than having a clear relationship with the listed
buildings.

9.5

The revised layout leaves the western boundary open, maintaining the rural
transition edge to the site which currently occurs. The replacement of the existing
modern farm buildings with dwellings continues this characteristic around the
site. The scheme also uses a good mix of hard and soft landscaping to
distinguish and define the areas.

Page 48 of 128

26

9.6

Moreover, having regard to the characteristics of the listed buildings and their key
features and relationship to the built form, the proposed development seeks to
manage the change in setting in a manner which is sympathetic to the listed
buildings. It can be considered that the scheme would not have a detrimental
impact on the setting of these listed buildings.

9.7

Consideration should be given to the impact of the development on the potential
for archaeology. Gloucestershire County Council Archaeology has considered
the potential implications. Mr Parry raises no objections and considered that the
development proposal would have a limited potential to have an adverse impact
on significant archaeological remains.

9.8

Overall, the impact of the development on the setting of designated and nondesignated heritage assets is not considered to be significant and the benefits of
the scheme in the long term preservation of the Grade II Listed buildings,
provision of additional housing including 30% affordable housing along with
recreation contributions, outweighs any harm associated to the setting of these
buildings.

10.

DESIGN & LANDSCAPE IMPACT

10.1 The impact of the development on the landscape is an important environmental
consideration and is interrelated to the proposed design.
10.2 The site is just within the Cotswold Area of Outstanding Natural Beauty (AONB).
This does not preclude development but requires the consideration of the
character of the wider AONB and the area in the vicinity of the site.
10.3 The edge of the Stonehouse settlement rather abruptly finishes on the southern
boundary of this site and forms a type of transition between the urban form of
Stonehouse and the wider rural character of Standish and the surrounding
AONB. This transitional character is one of a loosely informal group of buildings
which has buildings and open space. It is not seen as a green pasture field.
10.4 The scheme has a mix of areas of built form and hard surfacing with rural edges
and green spaces and this takes its design reference from the existing site
character. There are differences in the amount and scale of development but at
medium to long distance vantages, the proposed development of this site would
not result in an unacceptable impact.
10.5 The layout of the development reflects the shape of the site and its relationship to
other residential properties in the area. The approach taken has been to provide
a variety in the street scene in terms of scales and massing with some simple
style properties and some larger storey properties.
10.6 The retention of the open space on the frontage provides a transition between
the land and the countryside, continuing the transitional appearance of the site
between an urban to rural setting. The design of these units on the western edge
face onto this space providing a sense of ownership and connection to this
space.
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10.7 The landscaping of the remainder of the site takes a more hard appearance, with
reference taken from the former farm yard character. The edges of the site
remain soft and rural with the retention of significant proportions of hedgerow.
The hard surfacing seeks to address the urban/rural transition.
10.8 The density shown on the revised plans is at an acceptable level without
appearing as an unacceptably cramped or overdeveloped site, and reflects a
reasonable density in keeping with the wider area and an effective reuse of land.
10.9 Modern detailing would be used with a variety of materials found within the local
area. The palette of materials reflects the design of the dwellings and those
present in the wider area. Each dwelling has a reasonable and proportionate
level of garden space and there is adequate space within the development for
the roads and small planted or landscaped areas.
10.10 Overall, the impact on the landscape is not significant and has been successfully
managed through appropriate design and layout to ensure that the scheme
respects the transitional character of the site to its surroundings. There is no
significant adverse impact on the AONB.
11.

IMPACT ON HIGHWAY SAFETY

11.1 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.
11.2 Gloucestershire County Council as Local Highway Authority (LHA) have been
consulted on the application and have commented on the revised plans as
follows;
"I refer to amended plan 2297.201B. This full application proposes highway
works at three locations along Horsemarling Lane to widen the road to 5.5m at
these locations. New and amended vehicular access points are proposed to
serve the development, with two footpaths proposed to link the development to
Gloucester Road.
The proposed development will improve visibility at the existing access, there has
been only one personal injury collision has been recorded along the lane in the
vicinity of the site since 2005. This was in 2005 and resulted in a slight injury.
There is, therefore, no indication that the current sub-standard access results in a
highway safety problem.
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The information submitted is sufficient for me to be satisfied that the proposed
development will not result in an intensification of use of the existing access and,
as such, the access is suitable for the intended use. I can, therefore, also confirm
that a speed survey is not now required. Whilst, the improvements to visibility
are welcomed, I will not be able to recommend a condition to secure the
improved visibility since the improvements are not, in planning terms, necessary.
A condition will be recommended to secure the provision of the new access(s).
The provision of a footway along Horsemarling Lane to link to Gloucester Road
and the proposed footpaths to plots 1 and 2 was considered, however it was
agreed with the LPA that as these were existing dwellings, no footway was
required. Access can be gained to these dwellings via the footpaths onto
Gloucester Road and the pedestrian link to the rear of plot 8.
The parking provision has previously been agreed by my colleague, although the
overall provision is considered appropriate, much of the allocated parking is
within garages, which may not necessarily be used for parking. However, it is not
considered that that would result in an objection, as the courtyard areas are large
and could be used for overspill parking, therefore it is not considered that there
are unsafe locations where residents and visitors could park. I agree with the
Parish that the footpath links should be surfaced and suitable for pedestrians and
cyclists, a condition will be recommended to secure this. It is unlikely that a
refuse vehicle will be able to turn within the site and that it would enter the site in
any event, it is therefore necessary to provide adequate bin storage in close
proximity to the highway, in accordance with Manual for Streets guidance, a
condition to secure this will be recommended. Finally it is considered that in order
to comply with the NPPF in terms of providing access to high quality public
transport facilities that a bus stop should replace the existing shelter on
Gloucester Road for the Gloucester bound journeys.
I recommend that no highway objection be raised to this application, subject to
conditions being attached to any permission granted..."
11.3 Moreover, the view of the LHA and having regard for paragraph 32 of the NPPF,
is that the development would not result in a severe impact on highway safety,
and that subject to a number of conditions, would not object to the development.
Whilst it is for the LPA to reach the final conclusion, the position of the LHA is a
fundamental consideration for whether there is a severe impact on the highway
and ultimately whether any harm identified could be substantiated in any appeal.
11.4 In terms of sustainability, the site is within the Parish of Standish but adjoins
Stonehouse which is a First Tier settlement in the Submission Draft Local Plan.
Whilst the settlement tiers remain under consideration of the EIP of the
Submission Draft, the location of the site and its proximity to the urban area place
the site accessibly in terms of transport options such as rail and bus links as well
as a range of facilities including shops and services. This view is supported in the
response of the LHA. Overall, the development of the site is located in a
sustainable and accessible location.
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11.5 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 have 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.

ECOLOGY

12.1 The application was submitted with an Extended Phase 1 Habitat Survey (dated
August 2012) and a Dawn and Dusk Emergence Survey for Bats (August 2013)
which identified the potential for bats within the site and identified a number of
species of bats using the site.
12.2 This survey identified that the barn is used as Lesser Horseshoe summer roost,
as was also identified in a 2012 survey with other bat species using the site for
commuting and foraging. As a result of the development, it was identified that the
scheme (unmitigated) would result in the loss of a Lesser Horseshoe summer
roost and temporary/permanent disruption to bat foraging and commuting across
the site.
12.3 The application therefore proposes a scheme of mitigation to ensure that there is
no adverse impact on protected species. In summary, the mitigation strategy
includes
1.
2.
3.

The construction of a dedicated bat loft above new garages (as shown in
revised plans),
Timing of works to avoid the summer period when bats are most likely to
be present, and
Exclusion of bats from existing roost under supervision of ecologist.

12.4 This bat survey was updated in April 2014 and the mitigation measures remain
the same.
12.5 In relation to other habitat and species, the survey work undertaken in 2012
identify that the site is of low ecological value, aside from the bat habitat. The
boundary hedges and existing trees provide a level of habitat value and these
are proposed to be retained.
12.6 Overall, the submission has identified the potential impact on the protected
species and habitats and put forward a scheme of mitigation. On the basis of
compliance with the submitted reports, the scheme would be acceptable subject
to conditions on timetable of works and implementation of mitigation measures.
12.7 In this manner the proposal complies with the requirements of adopted Local
Plan Policy NE4, Emerging Local Plan Policy ES6 and paragraphs 118 and 119
of the NPPF.
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13.

IMPACT ON AMENITY

13.1 The site is broadly level and the layout plans provided demonstrate that the
proposed number of dwellings could be provided on the site whilst maintaining
reasonable distances to the existing adjoining properties, in accordance with the
adopted Residential Design Guide.
13.2 The properties which sit back to back to proposed dwellings are positioned in
accordance with the 25m guidance in the Residential Design Guide. Those
dwellings which are positioned closer to neighbouring properties have side facing
elevations.
13.3 It is considered that the relationships between the existing and proposed
dwellings would be acceptable and there will not be unacceptable overlooking
effects or overbearing impacts. Whilst it is accepted that there will be an impact
on the neighbouring properties, on balance this impact is not significant enough
to warrant a refusal of planning permission.
13.4 The density and layout of the site is designed to ensure that the amenities of
future residents would be protected from overlooking, overbearing and loss of
light.
14.

PLANNING OBLIGATIONS:

14.1 In line with paragraphs 203 -205 of the NPPF, the following obligations could be
achieved via either legal agreement or condition:
o
o
o
15.

Affordable Housing at 30% equating to 5 units
Off-site recreation contributions £32,358 towards identified `Community
Infrastructure Levy (CIL) compliant schemes
Public Open Space and management

CONCLUSIONS & THE PLANNING BALANCE

15.1 Section 7 above considers the principle of development and this identifies that
the starting point for the consideration of the planning application is the
development plan.
15.2 The adopted Stroud District Local Plan, November 2005 provided the housing
strategy for the period 2005-2011 and the Emerging Local Plan has yet to
progress through further stages of the Examination in Public. At the current time
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 is a significant factor and influence on the upto-date status of the prevailing development plan for the Stroud District.
15.3 This also has to be factored with the 5 year land supply and the requirements of
Para 49 of the Framework to ensure a rolling land supply and its interrelationship
with the up-to-date nature of the development plan.
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15.4 The Council does assert that it has a 5 year land supply, however, the
requirements of the National Planning Policy Framework are to be able to
demonstrate the supply and the complex relationship with the EIP for the
Emerging Local Plan mean that this assertion may be challenged.
15.5 It is highlighted throughout this report that the site falls outside the defined
settlement boundaries of either Standish or Stonehouse, albeit directly adjoining
the Stonehouse settlement boundary on the entire southern boundary. The
principle of settlement boundary policy is directly related to the complex process
of transition between the adopted Local Plan and the Emerging Local Plan and
the limited weight that can be given to Policy HN10 (Adopted Local Plan) and
Policies CP3, HC1 and CP15 (Emerging Local Plan).
15.6 The objective of such policies within a plan-led system is to ensure that
development is located within sustainable locations. This is also demonstrated in
the National Planning Policy Framework which has a pro-growth agenda seeking
to promote sustainable development, which is defined as a multiple threaded –
social, economic and environmental sustainability.
15.7 In line with paragraph 14 the decision taker must carry out an assessment of the
application which objectively considers all of the material planning considerations
and the positive benefits of the site and weigh these against any identified harm
and the level of significance of that harm. This is the planning balance.
Paragraph 14 of the NPPF require a decision maker to be:
- 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.'
15.8 The sections above in the report have considered the multiple sustainability
considerations individually and this section will therefore assess whether the
adverse impacts of the proposal would significantly and demonstrably outweigh
the benefits arising, otherwise known as the planning balance.
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15.9 This is an exercise that the NPPF require any decision maker to go through
regardless of a positive or negative outcome.
The Benefits
15.10 The proposal would contribute towards the economic recovery by enabling a
supply of housing land to be available at the right time, thereby supporting growth
and innovation.
15.11 The proposal would bring additional economic spending power into the
community by virtue of the new residents, thereby supporting local services and
facilities.
15.12 The site is considered to be deliverable for the purposes of the NPPF and could
make a valuable contribution to and boost the housing supply in the District.
Indeed due to the nature of the site, there is no apparent obstacle to the site
coming forward at an early stage and conditions requiring a shorter time period
for the implementation of any permission could be imposed. It represents a
deliverable site.
15.13 Five affordable units housing will be provided to address an indentified long term
shortage and comply with both a national and local objective.
15.14 An area of public open space is achieved through the planning process and
could be secured in perpetuity for public use. Contributions are also made for off
site recreation facilities.
15.15 The development would result in a sensitive development securing the long term
restoration and management of Grade II Listed buildings and associated
curtilage listed buildings.
15.16 The site is also previously developed land. It has the benefit of planning
permission for the storage of caravans alongside the agricultural operations. The
2008 permission enables a proportion of the site to be considered as previously
developed Brownfield land. This should also be given some weight.
15.17 The scheme has been revised to ensure that there is no risk of flooding to the
site or dwellings downstream.
The Adverse Impacts
15.18 It has been demonstrated through the various discussions above, that the
proposal is acceptable in archaeological, ecological, highway and water
management issues. To this end the proposal fully complies with the prevailing
policy basis against which such matters fall to be considered.
15.19 Indeed the acceptability of these aforementioned matters is considered against a
highly technical and rigid framework, where the discretion and subjectivity of the
decision maker is restricted.
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15.20 The adverse impact relates to the site’s location and position outside a settlement
boundary with the associated potential sustainability and landscape impact of the
scheme given its position outside of the defined settlement boundary.
15.21 The development site is located outside of the defined settlement boundary and
is not an allocated site in either the adopted Local Plan or the Emerging Local
Plan. This forms the policy basis behind the allocation of settlement boundaries to ensure that development is located within a sustainable location with minimal
harm to the character of the landscape. It is this harm that has to be considered
and weighed up against other identified benefits.
15.22 In making a decision on either of these former matters, there is a far more
subjective balancing exercise required of the decision maker, who must look at
the degree of compliance with the prevailing policy guidance and make a call as
to whether the degree of non-conformity outweighs the overall policy compliance.
The Balance
15.23 In considering the balance to be struck, it is noted that at the heart of the NPPF is
presumption in favour of sustainable development and that this report makes
no case that the proposal is unsustainable. The NPPF and the current planning
system are pro-development.
15.24 This site can be argued to be well located to one of the main settlements in the
District with reasonable access to facilities and public transport. Sustainability is
formed of many parts, not least the physical locality of the site but also in terms of
economic and environmental impacts.
15.25 The development is identified as having some impact on ecology, namely bats,
but the submission has identified how this can be mitigated and subject to
conditions, there is no unacceptable impact on protected species/habitats.
15.26 The revisions to the plans have been the result of additional water management
analysis and now demonstrates that the development can be accommodated on
the site without resulting in additional flooding or surface water management
issues.
15.27 The site does involve the development surrounding listed buildings but the
design has been carefully thought out to reflect the historic pattern of
development on farm yards with the creation of courtyard spaces and a design
which is respective of the setting and appearance of the listed buildings. The long
term preservation and management of the listed buildings should also be
afforded weight in considerations.
15.28 The site is visible to the wider public vantage point, being located at the entrance
to Standish/Stonehouse as well as being visible from the wider escarpment and
the Cotswold AONB. The fact that a development can be seen from the AONB or
other designated landscape does not automatically render a proposal
unacceptable. In this case, the site forms part of a transition of the built form from
the main urban area of Stonehouse into the much more traditional rural village
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character of Standish. The overall characteristics of the development have
worked with these features and whilst visible to the public, is not detrimental.
15.29 In addition it is further noted that the balancing exercise is pre-weighted in that
paragraph 14 requires the approval of applications unless any adverse impacts
of doing so would significantly and demonstrably outweigh the benefits.
15.30 With regard to this application, the adverse impacts and the benefits have been
identified above and it is apparent that the adverse impacts are of a minor nature.
15.31 Against this the benefits of the proposal are identifiable and achievable through
the planning process.
15.32 With this situation in mind, the adverse impacts of
significantly and demonstrably outweigh its benefits and
conflict with any specific policies in the National Planning
can be considered as sustainable development in
Framework.
16.

the proposal do not
the proposal is not in
Policy Framework and
accordance with the

REVIEW OF CONSULTATION RESPONSES

16.1 The responses of the public objections, the comments of the Standish Parish
Council along with other consultees including Stonehouse Town Council have
been reviewed and given full regard in the consideration of the above application
and the evaluation of the proposal.
17.

RECOMMENDATION

17.1 The proposed development is considered to be a sustainable form of
development and is recommended to RESOLVE TO GRANT PERMISSION
subject to conditions and completion of Section 106 agreement.
17.2 The proposal is considered to comply with the provisions of Policies, HN8, HN4,
HN5, GE1, GE2, GE5, GE7, NE4, NE5, NE6, NE7, NE8, NE10, NE11, NE12,
RL4, RL5, BE12, BE14, TR1, TR2 and TR12 of the adopted Stroud District Local
Plan, November 2005, Policies CP1, CP3, CP4, CP5, CP6, CP7, CP8, CP9,
CP13, CP14, HC1, ES1, ES3, ES4, ES5, ES6, ES7, ES8, ES10, ES12, ES13
and ES15 of the Submission Draft Stroud District Local Plan, December 2013 as
well as National Planning Policy Framework.
1.

The site contributes towards the 5yr land supply. The site is a sustainable
location for additional housing. The density is appropriate to the character
and grain of the existing settlement. The design, scale, mass, materials
and layout are considered to be acceptable. The scheme makes a
contribution of 30% affordable housing to the District and provides
contribution for recreational facilities and other contributions.

2.

The proposal will not result in a significant impact on light levels, loss of
privacy or an overbearing effect. The proposal does not result in
unacceptable levels of pollution.
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3.

The site would be visible from some public viewpoints, however, the
impact on the landscape is acceptable and will not adversely affect the
longer range AONB or important landscape/habitat features.

4.

The protected species and their habitats on site have been suitably
assessed and the environments enhanced and mitigation measures
provided for the construction phase.

5.

The scheme is not considered to have a significantly detrimental effect on
highway safety and the access is considered to be appropriate for the
development. The site is within a sustainable location with reasonable
access to local facilities. The scheme includes sufficient levels of car
parking provision for each dwelling. Gloucestershire County Council as
Highway Authority was consulted and has raised no objection subject to
conditions.

6.

The presence of archaeology has been appropriately considered and
there are no other heritage assets which would be affected by the
development.

7.

Considerable note was taken of the content of the numerous responses
from statutory and non statutory consultees. Having considered and
balanced these responses both supporting and opposing the proposal, it
was considered that none justified permission being refused

8.

National policy was considered, including the following;

a)

Chapter 1 of the Framework promotes the building of a strong and
competitive economy. In accordance with the Framework, the proposal
results in the development of a site in a sustainable location.

b)

Chapter 3 (Paragraph 28) and Chapter 11 (Paragraphs 109-125) of the
Framework apply to development in rural areas. It highlights the need to
protect landscape character, maintain rural housing and communities and
minimise impacts on landscapes and biodiversity.

c)

Chapter 4 (Paragraphs 29-41) of the Framework promote the need for
sustainable transport. It outlines Governments objectives with regard to
offering people access to a real choice about how they chose to travel. It
requires access to sustainable transport modes and recognises that
sustainable transport solutions will vary from urban to rural areas.
Gloucestershire County Council has raised no objection to the transport
implications of this development and it is considered to be a sustainable
location with a number of transport modes.
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18.

d)

Chapter 6 (Paragraphs 47-55) of the Framework establishes Governments
objectives for housing provision and allows for a rolling 5 year housing
supply (plus 5% or 20% additional buffer). It also considers the location of
new housing in sustainable locations with the requirement for affordable
housing provision. This application would contribute to the delivery of land
supply for the Stroud District and provides a sustainable development in a
sustainable location.

e)

Chapter 7 (Paragraphs 56-68) of the Framework stresses the importance
of quality design in the provision of sustainable development. It stresses
Governments objectives for inclusive design, innovation and raising design
standards.

f)

Chapter 10 (Paragraphs 93-108) of the Framework establishes
Governments objectives in supporting the delivery of a low carbon future
which would aid in reducing greenhouse gas emissions, minimise
vulnerability and provide resilience to the impacts of climate change. This
chapter considers the implications of development on areas prone to
flooding by virtue of proximity to watercourses or management of surface
water. The site to be developed is located within Flood Zone 1 and as
such is not at risk of flooding and surface water management is controlled
by conditions.

g)

Chapter 11 (Paragraphs 109-125) of the Framework details Governments
objectives with regard to protecting and enhancing valued landscapes
such as the AONB whilst minimising impacts of development on
biodiversity. It requires assessment of noise generating developments or
the location of development in noise sensitive environments. It also
considers pollution and land contamination. These factors have been
considered and conditions attached.

h)

Chapter 12 (Paragraphs 126-141) of the NPPF is of relevance when
assessing proposals on sites designated as Conservation Areas, or listed
buildings and their setting. It establishes the importance of the historic
environment, heritage assets and archaeology and provides guidance on
conservation and enhancement. The listed buildings has been given
significant weight in their protection and the scheme has been carefully
designed to preserve and enhance the character and setting of the listed
buildings. The issue of potential archaeology has been considered in
association with the County Archaeologist.

SI 2274 STATEMENT

18.1 Following discussions with statutory consultees, the case officer contacted the
agent and negotiated additional technical information which has enhanced the
overall scheme; these have been detailed above.
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19.

HUMAN RIGHTS

19.1 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.
Site Address

S.13/1388/LBC
PP-02644485
Horsemarling Farm, Horsemarling Lane, Standish, Stonehouse

Town/Parish

Standish Parish Council

Grid Reference

380716,206431

Application
Type
Proposal

Listed Building Consent

Applicant’s
Details

Gloucestershire County Council
Shire Hall, Gloucester, GL1 2TG

Agent’s Details

None

Case Officer

Kate Russell

Application

02.07.2013

Refurbishment and extension of 2 semi-detached dwellings at
Horsemarling Farmhouse. The conversion of two traditional redundant
barns into 4 dwellings. The rebuilding and extension of a third barn to
create 3 dwellings.
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Validated

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 plan of 06/04/2014
Plan number = 2297-011B
Proposed floor plan of 02/07/2013
Plan number = 2297.020
Proposed floor plan of 02/07/2013
Plan number = 2297.023
Proposed floor plan of 02/07/2013
Plan number = 2297.024
Proposed Elevations of 06/03/2014
Plan number = 2297-035A - 06 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-036A - 07 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-038A - 09 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-037A - 08 Version number = A
Proposed Elevations of 06/03/2014
Plan number = 2297-039A - 10 Version number = A
Planning Layout of 06/03/2014
Plan number = 2297-201
Report of 06/03/2014
Proposed floor plan of 02/07/2013
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Plan number = 021
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.
3.

Unless otherwise specifically described on the submitted plans,
external and internal architectural structures, including roof timbers,
floors, beams, other features and fittings shall not be removed from
the building and shall be retained in their present locations unless
prior approval is given in writing by the Local Planning Authority.
Reason:
To ensure the preservation of the character and special interest of
the listed building.

4.

A schedule of works detailing all the repairs, internal and external,
necessary to implement the proposals, shall be submitted to and
approved in writing by the LPA before works commence. 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 these matters require further
consideration.

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 all the
proposed windows and doors 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.

The natural stone and the brick work shall be pointed up in a lime
putty mortar comprising lime putty, sharp sand and/or stone dust,
finished flush.
Reason:
To ensure the preservation of the character and special interest of
the listed building by the use of traditional techniques and/or
traditional building materials.
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7.

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 the proposed
garden/dining room 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.

8.

Prior to the commencement of any works for which consent is
hereby given, details of all the design and finish of the new
partitions in the three barns, 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.

CONSULTEES
Comments
Received
Not Yet
Received

Parish / Town
Cotswolds Conservation Board (E)

CONTRIBUTORS
Letters of
Objection
Letters of
Support
Letters of
Comment

OFFICER’S REPORT
THE BUILDING
Horsemarling Farm dates from the mid/late C17, but was significantly enlarged after the
First World War. The house was subdivided many years ago. Its two great features are
a highly unusual staircase with integral storage at each stage, and two distinguished
wrought iron canopies over the front doors.
To the side and rear are a series of farm buildings, all of which still reflect their past use,
but they have had alterations and adaptations. These ancillary buildings are now in
varying degrees of poor repair.
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THE APPLICATION
Refurbishment and extension of 2 semi-detached dwellings at Horsemarling
Farmhouse. The conversion of two traditional redundant barns into 4 dwellings. The
rebuilding and extension of a third barn to create 3 dwellings.
RELEVANT HISTORY
S.13/1387/FUL Refurbishment and extension of 2 semi-detached dwellings at
Horsemarling Farmhouse. The conversion of two traditional redundant barns into 4
dwellings. The rebuilding and extension of a third barn to create 3 dwellings. Demolition
of redundant modern barns. Erection of 10 new build houses accessed from
Horsemarling Lane with open space, parking, garaging and associated works (revised
development and description 19.3.14, revised plan 3.4.14)
CONSULTATIONS
Stonehouse and Standish Parish Councils have commented on the planning
application, but have not made specific reference to the alterations to the Listed
buildings.
POLICY CONSIDERATIONS
Policy considerations with regard to listed building matters are given in the National
Planning Policy Framework.
Paragraph 132, '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…'
Consideration has also been given to supplementary guidance contained within the
former, but still valid, PPS5 Planning for the Historic Environment: Historic Environment
Planning Practice Guide.
Paragraph 178. says that, ' The main issues to consider in proposals for additions to
heritage assets, including new development in conservation areas, are proportion,
height, massing, bulk, use of materials, use, relationship with adjacent assets,
alignment and treatment of setting. Replicating a particular style may be less important,
though there are circumstances when it may be appropriate. It would not normally be
acceptable for new work to dominate the original asset or its setting in either scale,
material or as a result of its siting. Assessment of an asset's significance and its
relationship to its setting will usually suggest the forms of extension that might be
appropriate.'
Paragraph 179. says that, ' The fabric will always be an important part of the asset's
significance. Retention of as much historic fabric as possible is therefore a fundamental
part of any good alteration or conversion, together with the use of appropriate materials
and methods of repair. It is not appropriate to sacrifice old work simply to accommodate
the new.'
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Paragraph 180. The junction between new work and the existing fabric needs particular
attention, both for its impact on the significance of the existing asset and the impact on
the contribution of its setting. Where possible it is preferable for new work to be
reversible, so that changes can be undone without harm to historic fabric. However,
reversibility alone does not justify alteration. If alteration is justified on other grounds
then reversible alteration is preferable to non-reversible. New openings need to be
considered in the context of the architectural and historic significance of that part of the
asset. Where new work or additions make elements with significance redundant, such
as doors or decorative features, there is likely to be less impact on the asset's aesthetic,
historic or evidential value if they are left in place.
Paragraph 181.' When a building is adapted for new uses, its form as well as its
external and internal features may impose constraints. Some degree of compromise in
use may assist in retaining significance. For example, headroom may be restricted and
daylight levels may be lower than usually expected.'
Paragraph 182. 'The plan form of a building is frequently one of its most important
characteristics and internal partitions, staircases (whether decorated or plain, principal
or secondary) and other features are likely to form part of its significance. Indeed they
may be its most significant feature. Proposals to remove or modify internal
arrangements, including the insertion of new openings or extension underground, will be
subject to the same considerations of impact on significance (particularly architectural
interest) as for externally visible alterations.'
Paragraph 183. 'The sub-division of buildings, such as threshing barns and churches,
that are significant for their open interiors, impressive proportions and long sight lines,
may have a considerable impact on significance. In these circumstances the use of
pods or other design devices that allow the entirety of the space to be read may be
appropriate.'
Paragraph 184. 'The introduction of new floors into a building or removal of historic
floors and ceilings may have a considerable impact on an asset's significance. Certain
asset types, such as large industrial buildings, are generally more capable of accepting
such changes without unacceptable loss of significance.'
Paragraph 185. 'The insertion of new elements such as doors and windows, (including
dormers and roof lights to bring roof spaces into more intensive use) is quite likely to
adversely affect the building's significance. Harm might be avoided if roof lights are
located on less prominent roof slopes. New elements may be more acceptable if
account is taken of the character of the building, the roofline and significant fabric.
Rooflights may be more appropriate in agricultural and industrial buildings than
dormers. In some circumstances the unbroken line of a roof may be an important
contributor to its significance.'
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
CONCLUSIONS
This involves works to the main house, and to the curtilage Listed ancillary buildings in
the farmyard.
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THE FARMHOUSE
Essentially, the proposed works are non-contentious. Some aspects of the scheme,
such as the demolition of one of the chimneys to the rear of the building, look alarming
on plan, but actually affect only modern fabric, therefore will not cause harm to the
character or historic interest of the Listed building.
Its sub- division as two units would be maintained, but some of the balance of the
accommodation would be shifted through the creation of some new door openings, and
the blocking of others. No significant aspect of the historic plan form will be
compromised, nor will any significant historic fabric be lost.
The removal of the poor quality extensions to the rear of the farmhouse will be an
enhancement. Their replacements will be appropriate in scale, design and materials.
Of all the remaining works, only one is contentious: the addition of the garden room.
The elevation affected is very unusual, with an austere, blank gable end. The addition of
the garden room will obscure this. However, in terms of the character of the Listed
building overall, the principle cannot be deemed unacceptable. The new extension is
simply detailed and constructed of appropriate materials.
Overall there would not be significant harm to the listed building.
THE THRESHING BARN
This is a notable stone built barn, dating from 1795. It runs the full length of the historic
farmyard and is seen in close conjunction with the principal Listed building.
Externally, the barn is to be treated with a relatively light touch. All new openings will
follow the scattered characteristics of the existing, and their detailing will ensure that the
barn will not appear domesticated.
The new extensions to rear are to be timber clad. Timber buildings are commonly found
in farmyards, therefore the new extensions will not appear incongruous.
The new rooflights are arguably unfortunate, but they cannot be deemed to harm the
overall interest of the Listed building.
Internally, the barn is very rough and ready, with plank partitions and farmers' repairs.
The conversion will inevitably lead to some loss of historic character, largely by virtue of
the upgrading of the interior with insulation, damp proofing. However, the special
interest of the building will not be entirely lost by these alterations as the quality of
construction, historic plan form and key features will be respected and clearly visible.
The finer details of the treatment of the fabric repairs, partitioning and new services will
be dealt with by condition.
Overall, the proposals will ensure the long term use and ultimate preservation of the
curtilage listed building without harming the setting of the principal Listed building.
BARN B
This is a low-lying building, constructed of red brick under a slate roof; apparently a
former cattle byre. It is now in very poor condition. The application proposes alterations
to the fenestration, the infilling of the open front and the creation of a new extension.
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The inherent characteristics of the byre are being respected and the alterations
necessary to enable the conversion of the building to residential use have been
carefully considered. The proposed materials are simple and robust, as befitting a
farmyard setting, and the new extension is appropriate in scale siting and design.
No harm will be done to the character or historic interest of the curtilage Listed building,
or to the setting of the principal Listed building.
BARN C
Barn C's principle interest lies in its evolution, as demonstrated through its mix of
materials, and by its basic relationship to the rest of the farm group. This scheme will
preserve its integrity and special interest whilst providing a viable use that will ensure its
long term maintenance. The proposed works are sensitively considered and will not
harm the special interest of the curtilage listed building, nor the setting of the principal
listed building.
RECOMMENDATION
This application is recommended for Consent.
SI 2274 STATEMENT
The case officer contacted the applicant/agent and negotiated changes to the design
which has enhanced the overall scheme; these have been detailed above.
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.
For the purposes of Regulation 2 of the Planning (Listed Buildings and Conservation
Areas) (England) (Amendment) Regulations 2003, the reasons for the Council's
decision is summarised below. In considering the Application, the Council has given
special regard to the desirability of preserving the building, or its setting, or any features
of special architectural or historic interest that it possesses. Where relevant, reference is
made to Government policy set out in the National Planning Policy Framework.
This application has been considered with regard to Paragraph 132 of the National
Planning Policy Framework and Paragraphs 178,179, 180, 182, 183, 184 and 185 of the
PPS5 Planning for the Historic Environment: Historic Environment Planning Practice
Guide.
The inherent characteristics of each of the Listed buildings are being respected. The
scale siting and design of the proposed extensions are appropriate, and the alterations
that are necessary to enable the conversion of the ancillary buildings to residential use
have been carefully considered. No harm will be done to the character or historic
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interest of the principal Listed building, nor to the character of the curtilage Listed
buildings.

Item No:

03

Application No.
Site No.
Site Address

S.14/1209/COU
PP-03404132
Building 10, Aston Down, Cowcombe Lane, Chalford

Town/Parish

Minchinhampton Parish Council

Grid Reference

390689,201183

Application
Type
Proposal

Change of Use
Change of use of Building 10 from Class B1 to Class B2, the demolition of
an existing toilet block, the erection of 766.9sqm of additional floorspace,
and associated additional car parking. Relocation of vehicular parking
spaces.(Additional Information received 15th July 2014)
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Applicant’s
Details

Autonumis Limited/Leda Properties
C/o Kemp & Kemp, 1-3 Ock Street, Abingdon-on-Thames, Oxfordshire,
OX14 5AL

Agent’s Details

Miss Katherine Jones
Kemp & Kemp, 1-3 Ock Street, Abingdon-on-Thames, Oxfordshire,
OX14 5AL

Case Officer

Darryl.J. Rogers

Application
Validated

21.05.2014

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason:
To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the
Planning and Compulsory Purchase Act 2004.

2.

No development shall take place until samples of the walling,
roofing and fenestration 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.

3.

Prior to the commencement of the development hereby permitted,
a scheme for the provision of secure and covered cycle parking for
a minimum of 15 bicycles within the application site, shall be
submitted to and approved in writing by the Local Planning
Authority. The approved scheme shall then be implemented in full
prior to occupation of the development and shall be maintained as
such available for use thereafter.
Reason:
To encourage the use of the use of sustainable transport modes in
accordance with the National Planning Policy Framework.
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4.

The development hereby permitted shall not be brought into use
until the vehicle parking, turning and manoeuvring areas shown on
the approved plans are made available for use. This provision shall
be maintained as such, free of obstruction, thereafter.
Reason:
To ensure that sufficient parking and turning space is made
available.

5.

Prior to the commencement of any ground works, core samples
shall be excavated within the area of the proposed ground works
and soil samples collected in order to ensure that the ground is
free from contamination. The soil samples shall be collected in
accordance with a sampling scheme that shall first be agreed in
writing by the Local Planning Authority. The soil samples shall
undergo sufficient analysis to determine whether contamination
exists. In addition, the potential for radiological contamination shall
be assessed by reference to existing information and if necessary
by site screening using handheld measuring equipment by a
suitable radiological assessment specialist.
An assessment of the field and laboratory data shall be undertaken
to determine whether the disturbance of the ground could mobilise
identified contaminants and cause pollution of controlled waters or
unacceptable risks to site users and occupants (both temporary
and permanent) which require specific remediation control
measures.
Should the assessments indicate that ground disturbance in the
proposed location could mobilise contaminants and cause pollution
of controlled waters or risks to site users and occupants, then the
proposed ground works shall not commence until remediation
works have been carried out in accordance with details to be
agreed with the local planning authority. A certificate shall be
provided to the authority that the works have been carried out and
completed in accordance with the agreed details.
Reason:
To comply with the provisions of paragraphs 120 and 121 of the
National Planning Policy Framework and to ensure the site is free
from the effects of any contamination from previous uses of the
site and does not pose a threat to human health.

6.

No manufacturing, repair, servicing or maintenance or other
industrial processes shall be carried on outside of the building.
Reason:
To safeguard the amenities of the adjacent residential occupiers in
accordance with Policy GE1 of the adopted Stroud District Local
Plan, November 2005.
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7.

No outside storage shall take place on the site.
Reason:
In order to safeguard the rural character of this part of the
Cotswold Area of Outstanding Beauty in accordance with Policy
NE8 of the adopted Stroud District Local Plan, November 2005
and paragraph 115 of the National Planning Policy Framework.

8.

All vehicular access to the development shall take place only at the
Main Gate (the security controlled one to the north of the
application site) and the Sale Gate (the one immediately adjacent
to the Gliding Club and main site) which serve the wider Aston
Down site. No access of any form shall be taken from any other
access serving Aston Down.
Reason:
In order to ensure that the development is served by a satisfactory
form of vehicular access.

9.

No commercial or goods vehicle shall enter or leave the site nor
shall any machinery be operated or any process carried out,
including the running of engines and the warming up of any
commercial vehicle, outside the hours of 06:00 to 19:00 on
Mondays to Saturdays nor at any time on Sundays, Bank or Public
Holidays.
Reason:
In the interests of the amenities of the occupiers of nearby
residential properties in accordance with Policy GE1 of the
adopted Stroud District Local Plan, November 2005.

10.

Prior to the commencement of the development hereby permitted
a scheme of ecology enhancements and mitigation measures shall
be submitted to and approved in writing by the Local Planning
Authority. The submitted scheme shall be prepared in direct
correlation with the recommendations contained within the SLR
letter dated 14th July 2014 ‘Survey of Trees scheduled for removal
around Hangar 10’ and shall include a timetable for its
implementation. The mitigation measures shall then be
implemented in full accordance with the approved scheme and
timetable.
Reason:
To protect and enhance the existing habitats and biodiversity on
the site in accordance with Policies NE4, NE5 and NE6 of the
adopted Stroud District Local Plan, November 2005 and paragraph
118 of the NPPF.
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11.

No external lighting of any description shall be erected on the
application site or building.
Reason:
To protect the existing habitats and biodiversity on the site in
accordance with Policies NE4, NE5 and NE6 of the adopted
Stroud District Local Plan, November 2005 and paragraph 118 of
the NPPF.

12.

Prior to the commencement of the development hereby permitted
a scheme of replacement tree planting together with a time table
for its implementation and corresponding management schedule
shall be submitted to and approved in writing by the Local Planning
Authority and shall include full details as to the species, type, size
and form of all replacement planting. The replacement planting
shall then take place in accordance with the approved timetable
and be maintained in accordance with the approved management
plan.
Reason:
To safeguard the visual amenity of the area and to improve habitat
provision in accordance with Policies NE5, NE6 and NE8 of the
adopted Stroud District Local Plan, November 2005 and Chapter
11 of the NPPF.

13.

Prior to the commencement of the development hereby permitted
a scheme of tree protection measures for the retained trees shall
be submitted to and approved in writing by the Local Planning
Authority. The scheme shall accord with the requirements of BS
5837:2012 'Trees in relation to design, demolition and
construction'. The approved scheme shall then be erected prior to
the commencement of development and maintained in situ for the
duration of all construction activities.
Reason:
To protect the retained trees in accordance with Policy NE6 of the
adopted Stroud District Local Plan, November 2005.

14.

Prior to the commencement of the development hereby permitted
a pre-start on-site meeting between the main contractor and the
Tree Officer of the Local Planning Authority shall occur.
Reason:
To protect the retained trees in accordance with Policy NE6 of the
adopted Stroud District Local Plan, November 2005.

CONSULTEES
Comments

The Environment Agency (E)
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Received

Not Yet
Received

Contaminated Land Officer (E)
Development Coordination (E
Arboricultural Officer (E)
Parish / Town
Cotswolds Conservation Board (E)

Environmental Health (E)
Cotswold District Council (E)

CONTRIBUTORS
Letters of
Objection

Letters of
Support

C. Pearce
Lisa Collins,
M Dignan
ADAG

Minchinhampton Parish Council, The Trap House, West End

Letters of
Comment

OFFICER’S REPORT
SITE
The application site consists mainly of a large former aircraft hangar (Number 10) and
its surrounding aprons located in the centre area of the main site of the Aston Down
Industrial Park.
Aston Down Industrial Park forms part of the former military base located over 57
hectares of land on the top of the Cotswolds escarpment on the outskirts of
Minchinhampton at the extreme eastern side of the District boundary and within the
Cotswold Area of Outstanding Natural Beauty.
The wider site takes access from the service road off the Cirencester/ Minchinhampton
Road and benefits from a mixed use commercial permission granted by the Secretary of
State (SoS) in December 2009, reference S.04/2680/COU, following a public inquiry.
PROPOSAL
The proposal is for the change of use of the hangar 10 from its authorised B1 (light
industrial use) to a B2 (general industrial use) along with the erection of single storey
extensions to the east and west elevations of the hangar. The extensions would provide
an additional 767sqm (approx) of floor space and would necessitate the demolition of an
existing toilet block and the removal of several trees.
The new floorspace would provide administration, office and storage space for use in
conjunction with the main hangar use and would also include housing for a compressor.
In addition the proposal also seeks permission for:
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•
•
•

the creation of additional 34 passenger vehicle car parking spaces to the south of
Hangar 9;
the relocation of two passenger vehicle spaces from the eastern end of Building
104 to the western end;
the relocation of one HGV space from the south of Building 101 to south of
Building 59.

The submitted documentation states that the proposal would operate between the hours
of 0730 to 1630 Monday to Thursday and 0730 to 1330 on Friday and would provide
employment opportunities for approximately 76 full time equivalent employees.
The information further states that the industrial uses proposed would relate to the
design, production and supply of refrigerated drinks cabinets and associated
dispensers.
REVISED DETAILS
Revised plans submitted 15th July 2014 removing proposed dwarf retaining wall and
reducing the level of tree removal.
MATERIALS
Roof:
Walls:
Fenestration:

Corrugated sheet. Colour TBC.
Red Brick Colour TBC (West ext) Render colour TBC (East ext)
TBC

RELEVANT PLANNING HISTORY
The Aston Down site has been the subject of a number of applications since its sale by
the Ministry of Defence, the most relevant are summarised below:
Decisions within Stroud District
Although the site has been subject to previous Circular 18/84 'Crown Land and Crown
Development' approvals as part of its previous use, the key planning history arises from
the recent consideration of application S.04/2680/COU via a 'Call-In' inquiry conducted
in early 2009.
Application S.04/2680/COU sought retrospective permission for:
‘Change of Use of land and buildings on main site and outer sites C, F and G to a mix
of Classes B1, B2, B8 and sui generis uses including outside storage and the erection
of a wash bay.’
This proposal related to the wider 57 hectare site and included land in both Stroud and
Cotswold Districts. The change of use of building 15 and associated land for the
parking, storage and maintenance of vehicles and equipment in connection with waste
collection and recycling, grounds maintenance and building and street cleaning also
formed part of this proposal.
This application was refused by the Stroud District Council on the 13th March 2007 for
the following reasons:
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‘ 1.

The development by virtue of its location and the nature, mix and level of uses
proposed would result in an unsustainable form of development within the open
countryside which would be over-reliant on the use of the private car and fails to
make adequate provision for access by alternative sustainable modes of
transport contrary to Policies TRAN 1, TRAN 10 and EC 3 of the Regional Spatial
Strategy, Policies S.1, S.3, E.2, E.4 and T.1 of the Gloucestershire Structure Plan
Second Review, Policy TR1 of the adopted Stroud District Local Plan, November
2005 and Planning Policy Statement Number 7.

2.

The application fails to provide sufficient justification to demonstrate that the
development would be in the public or national interest in accordance with
paragraph 22 of Planning Policy Statement 7, Policy NHE.4 of the
Gloucestershire Structure Plan Second Review and Policy NE8 of the adopted
Stroud District Local Plan, November 2005.

3.

The application fails to demonstrate that no alternative sites exist within either
allocated or protected employment areas that are capable of accommodating the
proposed uses contrary to Policies EM2 and NE8 of the adopted Stroud District
Local Plan, November 2005.

4.

The application fails to demonstrate that the development will not lead to a
material increase in vehicular traffic, including goods vehicles, using the County
Principal Route A419 and the network of minor roads that lead to the
development. This road network is of a sub-standard nature by virtue of its
alignment and inadequate width and is incapable of safely accommodating the
additional traffic arising from the development contrary to the interests of highway
and public safety and Policies GE5 and BE16 of the adopted Stroud District
Local Plan, November 2005

5.

The application fails to contain adequate highway mitigation measures to
address the additional vehicular turning movements at the junction of the County
Principal Route A419 and the classified Cirencester Road, which arise as a result
of the development, thereby preventing the free flowing movement of traffic along
the County Principal Route, contrary to the interests of highway safety and
Policies TR1, GE5, GE7 and BE16 of the adopted Stroud District Local Plan,
November 2005.

6.

The Environmental Statement fails to contain sufficiently robust information to
enable the impact of the development on the identified Sites of Special Scientific
Interest and Special Area of Conservation at Minchinhampton Commons and
Rodborough Commons to be fully assessed contrary to Policy NHE.2 of the
Gloucestershire Structure Plan Second Review, Policies NE1 and NE2 of the
adopted Stroud District Local Plan, November 2005, Planning Policy Statement
9, Circular 06/2005 and The Town and Country Planning (Environmental Impact
Assessment) (England and Wales) Regulations 1999 (as amended).
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7.

The Environmental Statement fails to contain adequate mitigation measures to
safeguard the identified protected species and their habitats from the affects of
the development contrary to Policy NHE.2 of the Gloucestershire Structure Plan
Second Review, Policy NE4 of the adopted Stroud District Local Plan, November
2005, Planning Policy Statement 9, Circular 06/2005 and The Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (as amended).’

Given the retrospective nature of the proposal, enforcement action was instigated,
resulting in the service of an amended enforcement notice on the 15th August 2008.
It is important to note that at this time a number of haulage type uses were taking place
on the site and whilst permission was not sought for their retention as part of the inquiry
application, the resultant enforcement notice did seek their cessation.
Following the submission of an appeal against both the planning refusals issued by
Stroud and Cotswold District Councils and the subsequent enforcement notices, the
proposal was the subject of a 'Call-In' Inquiry held in March 2009.
After due consideration of the Appeal Inspector's report, the SoS decided in December
2009 that the appeals against the refusal of planning permission should be dismissed in
so far as they related to external storage and the use of building 15 (the building
included in the application now before Members) and associated land as a depot, but be
otherwise allowed subject to the imposition of conditions. It was further decided that the
appeals against the enforcement notices should be dismissed subject to minor
amendments.
In summary the outcome of the Inquiry was that the application was permitted with the
exception of any outside storage use and the use of building 15 and associated land for
use as a depot. These uses along with other unauthorised activities not included within
the application would be controlled via the upheld enforcement notices with an overall
compliance period of twelve months in which to cease such uses. This compliance
period expired on the 1st December 2010.
The permitted elements of the proposal were however subject to a legal agreement
requiring various highway related works and financial obligations to be carried out.
These include the provision of a roundabout at the A419 / Cirencester Road junction
and conformity with a green travel plan. This agreement together with all of the arising
highway improvements and obligations were based on the appeal schemes in their
totality (i.e. the proposal as submitted not as approved).
The most relevant conditions imposed by the SoS are numbers 5, 8, 12 and 13 which
impose restrictions on outside storage, permitted change to office use, outside
operations and hours of operation respectively.
All of the permitted uses are controlled by condition 13 which states that:
‘ No commercial or goods vehicle shall enter or leave the site nor shall any machinery
be operated or any process carried out outside the hours of 0600 to 1900 on Mondays
to Saturdays nor at any time on Sundays, Bank or Public Holidays.’
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S.10/1487/COU

Building 15 & Land

Depot for Waste
Refused
& Recycling Contractor

11/11/10

This major application related to the use of Building 15, associated compound and the
large tarmac area around Building 107 and proposed the use of the and building as a
depot, maintenance and storage area for a waste / recycling contractor and associated
vehicles. To this end the scheme proposed a total of 124 vehicle spaces made up of 67
HGV/LGV, 20 shared LGV/ car and 28 car spaces and 9 skip spaces.
Permission was refused for the following reasons:
‘1.

No over-riding need, or benefit to the rural economy, has been demonstrated for
the proposal and the provision of commercial business at a location remote from
existing local services and facilities would constitute an inappropriate and
unsustainable form of development in the countryside, contrary to the provisions
of PPS1 and PPS7 and Policies EM1, NE8 and TR1 of the adopted Stroud
District Local Plan, November 2005.

2.

The application fails to demonstrate that no alternative sites exist within either
allocated or established employment areas that are capable of accommodating
the proposed uses contrary to Policies EM2 and NE8 of the adopted Stroud
District Local Plan, November 2005.

3.

The proposal fails to contain sufficient information to demonstrate that it would be
sympathetic to, and conserve the natural beauty of, this part of the Cotswold
Area of Outstanding Natural Beauty, and instead would cause harm to the rural
character of the area contrary to Policy NE8 of the adopted Stroud District Local
Plan, November 2005 and Planning Policy Statement 7.’

In terms of the relationship between refused application S.10/1487/COU and the current
application before Members, there is a commonality in terms of the re-use of building 15
and part but not all of the detached compound area. However retrospective major
application S.10/1487/COU included further land to the south between buildings 107
and 104/105 and related to a proposal spread across approximately 2 hectares,
proposed 124 parking spaces and employed 114 carrying out waste and recycling
contractors activities off site.
S.11/0498/FUL

Building 27C

Office Ext.

Permitted
31/08/11

S.11/0600/FUL

Building 28C

Sprinkler Container

Permitted
29/06/11

S.11/1036/VAR

Variation of condition 4 of S.10/1764/COU

Refused
03/08/11

This decision is reported in the interests of completeness. It related to an attempt to
vary the hours of operation condition attached to permission S.10/1764/COU for the
storage of vehicles between buildings 66 and 104. However this latter permission was
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later quashed by the High Court on two separate occasions with S.10/1764/COU
remaining a live application currently before the Authority (see below).
S.11/2071/COU

Hangars 8 & 9

B2 and B8

Permitted
19/04/12

S.12/1759/COU

Building 15

B1, B2 and B8 uses

Permitted
16/12/13

S.12/2095/COU

Building 17

Vehicle Repairs/HGV
parking

Refused
15/11/13

In addition the following current application are with the LPA for future determination:
S.10/1764/COU

Compound adj B66 Parking area

Current

S.13/1231/FUL

Building 28C

Roller shutter & Lighting

Current

S.14/1793/FUL

Building 21F

Siting of modular buildings

Current

S.14/1786/FUL

Building 21F

Change of use from B8 to B1
and extractor flues,
add parking .

Current

Given the location of the administrative boundary, some areas of the site lie with
Cotswold District and such decisions are relevant to the consideration of this
application.
04/03315/FUL

Aston Down

Mixed Commercial

Allowed

This decision is the corresponding one to S.04/2680/COU for the CDC area of the site
allowed by the SoS in December 2009 .
10/04135/FUL

Land at Aston Down 20 Storage Containers

Permitted 20/01/11

This permission relates to the provision of 20 metal shipping containers for long term
storage use and arises following the granting of Certificate of Lawfulness for storage
uses in May 2004 under CDC reference 03/01118/CLEUD.
11/02121/FUL

Building 34 B site

Forklift store

Permitted

This permission relates to the provision of a fork lift store, office and kitchenette facility
to the side of Building 34 on B site.
12/01623/FUL

Land east of B101 Caravan storage & HGVs Permitted 15/6/12

This permission relates to an area of open land located to the immediate east of
Building 101 near to the gliding club perimeter fence. The permission does not restrict
the number of vehicles stored or the hours of operation of the site.
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Gloucestershire County Council has also considered applications for a waste transfer
station on the Aston Down site with the most relevant decision being:
13/0058/STMAJW Building 107 Skip hire & waste recycling Appeal Dismissed 15/4/14
CONSULTATION RESPONSES

Minchinhampton Parish Council:
Supports the proposal and recommends that a condition should be imposed regarding
the location of any compressors within an acoustic building.
Environment Agency
Have no objections to the proposal.
Environmental Protection
Awaited at the time of writing. Updates will be issued via late pages.
Local Highway Authority:
Raises no objection subject to the imposition of conditions regarding the provision of car
parking spaces and secure cycle parking facilities.
Cotswold Conservation Board
Notes that whilst additional accommodation is being proposed as part of this
application, this is both relatively small in scale and in a location largely hidden from
public viewpoints. However, the Board is concerned about the removal of mature trees
which are an important feature of the site and help considerably to mitigate its impact.
The Board would wish the Council to be clear that such tree removal is justified as part
of this application.
Public Representations:
Three objection representations have been received from members of the public raising
concerns over:
- Noise
- Traffic impact
- Visual Impact
- Accuracy of statements made by the applicant.
In addition the Aston Down Action Group (ADAG), in a letter sent to the National
Planning Casework Unit (formerly the Government Office) regarding Environmental
Impact Assessment Screening, raise concerns about the unsustainable nature of the
proposal and the site as a whole, the on-going cumulative landscape and amenity
impacts arising from the piecemeal development on Aston Down, the traffic / highway
impacts arising from the proposed employee catchment areas and the ecological impact
resulting from the loss of trees originally identified as proving habit enhancements in the
SoS decision.
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the Council's
decision are summarised below together with a summary of the Policies and Proposals
contained within the Development Plan which are relevant to this decision:
THE RELATIONSHIP BETWEEN THE DEVELOPMENT PLAN AND THE NPPF
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.
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.
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.]
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.]
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.
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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.
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.
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.
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
(ELP). This transition has yet to conclude and this is a significant factor and influence on
the up-to-date status of the prevailing development plan for the Stroud District.
RELEVANT POLICY BACKGROUND
Given the nature of the proposal the relevant policy advice can be drawn from adopted
local plan policies EM7, NE4, NE5, NE6 and NE8 which seek to enhance rural
employment opportunities whilst also ensuring that protected species, their habits and
the features of the landscape and its AONB designation are protected. In addition
regard must also be had to Policies GE1 and GE5 which look to protect residential
amenity and highway safety.
In respect of the emerging local plan, the relevant policies would be EI1, ES6, ES7, ES8
which are concerned with the protection and enhancement of employment provision on
key employment sites along with the safeguarding of protected habitats and
landscapes. Once again regard should also be had to the requirements of ELP ES3
which looks to ensure that development proposals are acceptable in amenity, noise,
pollution and highway terms.
These policy considerations are then mirrored within the NPPF at:
Chapter 1 'Building a strong, competitive economy' places the emphasis on sustainable
development and proactive planning systems.
Chapter 3 'Supporting a prosperous rural community' (Paragraph 28) and Chapter 11
'Conserving and enhancing the natural environment' (Paragraphs 109-125) of the NPPF
apply to development in rural areas. It highlights the need to protect landscape
character, maintain rural housing and communities and minimise impacts on
landscapes and biodiversity.
Chapter 4 'Promoting sustainable transport' (Paragraphs 29-41) of the NPPF promote
the need for sustainable transport. It outlines Governments objectives with regard to
offering people access to a real choice about how they chose to travel. It requires
access to sustainable transport modes and recognises that sustainable transport
solutions will vary from urban to rural areas.
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Chapter 6 'Delivering a wide choice of high quality homes' (Paragraphs 47-55) of the
NPPF establishes Governments objectives for housing provision and allows for a rolling
5 year housing supply (plus 5% additional buffer). It also considers the location of new
housing in sustainable locations with the requirement for affordable housing provision.
Chapter 7 'Requiring good design' (Paragraphs 56-68) of the NPPF stresses the
importance of quality design in the provision of sustainable development. It stresses
Governments objectives for inclusive design, innovation and raising design standards.
Chapter 11 'Conserving and enhancing the natural environment' (Paragraphs 109-125)
of the NPPF details Governments objectives with regard to protecting and enhancing
valued landscapes such as the AONB (para 115) whilst minimising impacts of
development on biodiversity. It requires assessment of noise generating developments
or the location of development in noise sensitive environments. It also considers
pollution and land contamination.
In light of these factors the key considerations pertaining to this proposal are the
principle of the land use, design, impact on amenity, landscape implications, highway
safety and ecology. These will be discussed in turn below.
Principle of Employment Use
It is clear from the history of the overall Aston Down Industrial Park, that the majority of
the site benefits from a valid permission for employment activities as initially established
by the SoS decision in December 2009. This situation is recognised in the ELP which
designates the main Aston Down site as Key Employment Site EK21, although it is
noted that this allocation is within an emerging plan to which there are outstanding
objections.
Taking the various elements of the proposal step by step, it is clear that the employment
policies within the adopted local plan do not relate to the change of use element of the
proposal for change from B1 to B2 of the existing building. If one looks at the adopted
policies:
-

EM1 relates to proposals within defined settlement boundaries which the
proposal is not;
EM2 to large scale B8 uses outside defined settlement policies which again the
proposal is not;
EM3 to the protection of existing key employment sites which the site is not under
the adopted plan;
EM4 to the redevelopment of employment land away from employment uses
which again is not applicable;
EM5 to the provision and securement of future adopted employment allocations.
The site is not one of those listed;
EM6 to the provision of new buildings and additional land on employment sites
within or adjacent to defined settlement boundaries. The site is not so located.
EM7 for the extension of existing employment premises in the open countryside
by new buildings or increased land. This does not relate to proposals for change
of use.
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-

EM8 relates to farm based enterprises. The proposal is not one;
EM9 relates to tourist facilities. The proposal is not one.
EM10 relates to holiday caravans and camping. The proposal is not one.

There is no dedicated employment policy which looks to control the change of use of
existing employment buildings one from one form of employment to another. Whilst this
may seem an omission on first inspection, it is logical that as a fundamental land use
the planning system does not seek to stifle the flexibility of authorised employment
premises to cater for other B class uses. Rather the planning system seeks to ensure
that the consequences that arise from the change of use are acceptable by appropriate
consideration of matters such as noise, amenity, highway and ecological impact. These
are the secondary matters that arise and are subject to separate policy requirements
beyond that of the basic premise of the employment use. Indeed this approach has
been identified in the layout of this report.
Although the ELP plan also contains employment policies, it is acknowledged that this
plan is currently undergoing part one of the examination in public, with unresolved
objections to a number of employment allocations and specific policies. Thus the weight
that can be afforded to those particular elements on this occasion is limited.
Therefore in respect of the basic change of use element of the proposal, the
development plan is silent and hence regard must be had to the NPPF.
In respect of the NPPF, there is a clear growth agenda running through the document
which one of the core planning principles set out at paragraph 17 states that:the
planning system should
'proactively drive and support sustainable economic development to deliver the homes,
business and industrial units, infrastructure and thriving local places that the country
needs. Every effort should be made objectively to identify and then meet the housing,
business and other development needs of an area, and respond positively to wider
opportunities for growth.' [Para 17]
This desire is re-iterated at paragraphs 18 and 19 of Chapter 1 'Building a strong
competitive economy' which state:
'18. The Government is committed to securing economic growth in order to create jobs
and prosperity, building on the country's inherent strengths, and to meeting the twin
challenges of global competition and of a low carbon future.
19. The Government is committed to ensuring that the planning system does everything
it can to support sustainable economic growth. Planning should operate to encourage
and not act as an impediment to sustainable growth. Therefore significant weight should
be placed on the need to support economic growth through the planning system.'
Given the situation the principle of the change of use of the building 10 for B2 activities
is acceptable. However consideration of the secondary consequences that arise from
such a use must be carried out as detailed below.
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In terms of the proposed extensions to the building these are also acceptable in
principle.
If one again looks at the adopted employment policies EM1 to EM6 (inclusive) and EM8
to EM10 (inclusive) it remains clear, for the same reasons as outlined above, that the
specific nature of these policies is not applicable to the provision of extensions at this
location.
There is potential for Policy EM7 to apply and this is discussed below.
Policy EM7 states that:
'Development proposals for the extension, by new buildings or increased land area, of
existing employment premises in the open countryside will be permitted if all the
following criteria are met:
1. the development is appropriate in scale to the locality;
2. there are no suitable alternative buildings or sites within or adjacent to settlements in
the area;
3. the development would improve local employment opportunities.'
This policy is designed to consider physical extension by either new built or increased
land take of single businesses whose premises are located in rural locations where the
premises in question immediately abuts the open countryside. Examples of this would
be individual commercial entities located on self-contained independent sites such as
converted barns and isolated business that have historically existed beyond settlement
boundaries and have a clear contextual relationship with the open countryside.
In the case of this application the premises in question is that of an industrial building
located within a wider industrial park. Hangar 10 and its immediate area are clearly
located within the centre of the main site of the Aston Down Industrial Park and are
surrounded by other independent employment premises to all sides. Given this physical
relationship, the surrounding building form and the scale of the application site
compared to that of the wider industrial park, the proposal does not relate to an 'existing
employment premises in the open countryside', but rather to existing employment
premises surrounded on all sides by other existing employment premises set within an
wider industrial park authorised by the SoS decision.
Hence EM7 is not an applicable policy in this instance and again the adopted local plan
is silent on this matter. Therefore having regard once again to the objectives set out in
paragraphs 17, 18 and 19 of the NPPF the principle of the extensions is acceptable in
land use terms.
Design and Scale
The design and scale of the extensions are acceptable and will appear as sympathetic
and appropriate forms of development in keeping with the character and appearance of
the existing building and its wider setting within the form military complex.
The final choice of external materials can be controlled via the suggested conditions.
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Landscape Impact
It is acknowledged that the application site is located within the Cotswold Area of
Outstanding Natural Beauty and that adopted policy NE8 together with NPPF paragraph
115 require consideration to be given to preserving the rural character of the landscape.
In this instance the application site is located within the centre section of the main site,
where not only are public views limited but also where any such views are set against
the context of large hangars and their pre-existing tarmac aprons and access roads.
The extensions will be not cause harm to the wider landscape and will have negligible
impact on long distance views given the scale of the surrounding built form when seen
from either the RUPP to the extreme south of the overall site or from the Cirencester /
Minchinhampton Road to the west. In addition the resultant visual impact arising from
any additional vehicle movements either around or on and off the site, will not be
harmful given the authorised B1 use of the building.
With regard to the new car parking provision and the relocation of existing spaces,
again the location of these spaces will ensure that no adverse harm arises and again it
is noted that the new provision is on pre-existing tarmac areas on the main part of the
site against the backdrop of existing hangars. The parking provision will not extend into
areas previously considered sensitive or those previously rejected by the SoS in earlier
decisions. The relocation of the previously approved HGV and passenger spaces is
equally acceptable and will have no tangible landscape impact.
In this manner the landscape implications of the proposal accord with Policy NE8 and
NPPF paragraph 115. Conditions are however proposed regarding open storage and
industrial activities outside of the building.
Ecology and Trees
As noted in the earlier sections of this report, the construction of the extensions would
necessitate the removal of trees to the west of the building and to the east and south
east.
To the west trees 0641 and 642 would need to be removed to facilitate the footprint of
the western extension whilst trees 0619, 0620, 0621 would similarly require removal to
the east. Tree 0622 would also require removal due to its proximity to the new build.
In summary the extensions would require the removal of six trees. The revised plans
and the deletion of the small retaining wall have secured the retention of one additional
tree beyond that original proposed.
Although outside of the scope of this application, the submitted details also indicate the
removal of the two further trees, 0617 and 0623, on the south eastern boundary to
facilitate the installation of LPG tanks which the applicant states are permitted
development. However this application does not relate to this element and no advice or
judgement is offered as to the merits of this permitted development statement.
In terms of landscape and amenity value, the loss of these trees has been assessed
and subject to the imposition of conditions regarding replacement planting schemes and
the protection of remaining trees during construction, the loss is considered acceptable.
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In ecology terms it is noted that as part of the original SoS decision, the areas to the
south east and south west of Hangar 10 formed part of the mitigation and enhancement
proposals for bats and birds contained in the original Environmental Statement
(Appendix 7/6) and controlled via condition 4 of the SoS decision.
In recognition of this the application is accompanied by a new bat and bird survey
looking at the ecological value of the trees which are proposed to be removed as part of
this application. It also includes those to where the permitted development rights may
be directed.
The survey indentified, that of the trees to be removed within the application site, tree
0619 has an active pigeon nest and that 0623 has an artificial nesting ball installed as
part of compliance with condition 4. The remaining trees have no obvious habitats or
potential for them although a nearby tree 0624 has an artificial bat roost installed.
In light of the findings the survey recommends that any tree removal is done outside of
the bird nesting season and that all removal is done in a ‘soft-felling’ manner (identifying
cut points and lowering of limbs via rope and platforms) outside of night time hours so
as to minimise disturbance to bats. In addition a scheme of replacement planting and
additional replacement bird boxes is recommended.
This would accord with the original recommendations approved by the SoS within the
original Environmental Statement, where the ecological value of both areas was one for
enhancement and mitigation rather areas where existing habitats were identified.
Therefore subject to conditions / informatives requiring the identified mitigation and
enhancement measures, the proposal will not involve the loss of any biodiversity habits
or cause significant harm and enhancements can be achieved.
In this manner the proposal accords with adopted Policies NE4, NE5 and NE6 together
with paragraph 118 of the NPPF.
Highway Safety
It is apparent from the comments of the Highway Authority that having considered the
highway implications of the proposal in the light of the authorised use of the building and
the wider site, that no objection is raised in either highway safety or sustainability terms.
With regard to the latter the sustainable credentials of the building and those of the
wider site were fully considered at the time of the SoS decision and controls put in
place. Those controls remain in force across the wider site and specific conditions as
recommended by the Highway Authority can be imposed on this application.
Although it is noted that representations have been raised regarding the potential traffic
generation and the routes that employees may take to the site, these must be
considered against the approved baseline of the authorised B1 use of the building.
Indeed whilst it acknowledged that this particular applicant may draw a workforce from a
particular area, this is not a matter that the LPA can control and is situation that applies
equally to the approved B1 use of the building.
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Therefore subject to the imposition of conditions the proposal accords with adopted
policy TR1, GE5 and the objectives of the NPPF.
Residential Amenity
A number of representations have been received regarding the potential for the
proposal to give rise to unacceptable noise and amenity implications, particularly with
regard to the use being that of a general B2 nature and the construction of a
compressor housing. Indeed this issue is highlighted by the Parish Council in their
support of the proposal.
At time of writing the final comments of the Environmental Protection Section are
awaited and Members will be updated via late pages and / or at the meeting. This
update may involve the imposition of additional conditions supplementing those of hours
of operations and outside activities.
Contamination:
Although the proposal is outside of the previously identified areas of contamination, a
safeguarding condition is proposed.
ENVIRONMENTAL IMPACT ASSESSMENT
The proposal has been the subject of a negative screening opinion as originally issued
by the LPA and subsequently verified by the National Planning Casework Unit at the
request of ADAG.
Hence the proposal does not constitute EIA development.
CONDITIONS
As outlined above conditions are proposed on the following subjects:
Standard time limit
Submission and approval of materials
Provision of car parking spaces.
Provision of cycle spaces
Hours of operation
No outside storage
No outside lighting
No outside industrial processes to be carried out.
Contaminated land.
Replacement tree planting.
Protection of retained trees
Pre-Start meeting with SDC Arboriculturist
Submission and agreement of Ecology Mitigation Measures.
RECOMMENDATION
Conditional permission subject to the final comments of the Environmental Protection
Section is recommended.
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SI 2274 Statement
Whilst there was little if any pre-application discussion on this project, it was found to be
self contained and required no further dialogue with the applicant.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular regard has been had to Article 8 of the
ECHR (Right to Respect for private and family life) and the requirement to ensure that
any interference with the right in this Article is both permissible and proportionate. On
analysing the issues raised by the application no particular matters, other than those
referred to in this report, warranted any different action to that recommended.
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Item No:

04

Application No.
Site No.
Site Address

S.14/0724/FUL
PP-03268826
20 Castle Mead, Kings Stanley, Stonehouse, Gloucestershire

Town/Parish

Kings Stanley Parish Council

Grid Reference

381026,203358

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

Mr Martin Grindrod
20 Castle Mead, Kings Stanley, Stonehouse, Gloucestershire, GL10 3LD

Agent’s Details

D.Stainer-Hutchins Architects Ltd
5 Bridge Street, Nailsworth, Gloucestershire, GL6 0AA,

Case Officer

Ian Pople

Application
Validated

25.03.2014

Demolish an existing bungalow and to replace it with 5 dwellings. Revised
plans received 21/08/2014.
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RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Resolve to Grant Permission

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 Ground Floor Plan of 25/03/2014
Plan number = 1958-103-B
Proposed First Floor Plans and elevations of 25/03/2014
Plan number = 1958-104-C
Proposed Second Floor Plans and elevations of 25/03/2014
Plan number = 1958-105-C
Street Scene of 25/03/2014
Plan number = 1958-106-A
Section of 25/03/2014
Plan number = 1958-106-A
Site Location Plan of 25/03/2014
Plan number = 1958-100-A
Site Plan Proposed of 25/03/2014
Plan number = 1958-1002-C
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

3.

No development shall take place until samples of all materials to be
used in the construction of the external surfaces of the building
works hereby permitted have been submitted to and approved in
writing by the Local Planning Authority. Development shall then
only be carried out in accordance with the approved details.
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Reason:
In the interests of the visual amenities of the area and to comply
with Policies HN8 and BE12 of the adopted Stroud District Local
Plan, November 2005, together with Policies HC1 and ES10 of the
Stroud District Local Plan: Submission Draft December 2013 and
the provisions of the National Planning Policy Framework.
4.

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 HN8 and BE12 of the adopted Stroud District Local
Plan, November 2005, together with Policies HC1 and ES10 of the
Stroud District Local Plan: Submission Draft December 2013 and
the provisions of the National Planning Policy Framework.

5.

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 HN8 and BE12 of the adopted Stroud District Local
Plan, November 2005, together with Policies HC1 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 approved shall not be commenced until
details of all proposed boundary treatments (including any
necessary retaining structures) 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 dwellings and
shall be maintained as such thereafter.
Reason:
In the interests of the visual amenities of the area and to comply
with Policies HN8, GE1 and BE12 of the adopted Stroud District
Local Plan, November 2005, together with Policies HC1, ES3 and
ES10 of the emerging Local Plan and the provisions of the National
Planning Policy Framework.
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7.

The dwellings hereby permitted shall not be occupied until access
arrangements, car parking and turning has been provided in
accordance with the approved plans and that area shall not
thereafter be used for any other purpose other than for the parking
and manoeuvring of vehicles.
Reason:
To ensure that adequate off road parking and turning space is
provided, in the interests of highway safety in accordance with
Policy GE5 of the adopted Stroud District Local Plan, November
2005 and Policy ES3 of the Stroud District Local Plan: Submission
Draft December 2013.

8.

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 details to be submitted to
and approved in writing by the Local Planning Authority. 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.

9.

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.

10. Prior to the commencement of the development hereby permitted,
details and plans showing the finished slab and floor levels of the
dwelling 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.
11. 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
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.
12. No development shall take place, including any works or 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
and shall provide for:
i) the parking of vehicles of site operatives and visitors;
ii) loading and unloading of plant and materials;
iii) storage of plant and materials used in constructing the
development;
iv) wheel washing facilities;
v) measures to control the emission of noise, dust and dirt during
construction and
vi) hours of construction and all site related activities.
Reason:
In the interest of highway safety and neighbour amenity and to
comply 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.
13. Prior to the commencement of the development hereby permitted,
details and plans showing any external lighting shall be shall be
submitted to and approved in writing by the Local Planning
Authority. The development hereby permitted shall then only be
carried out in accordance with those approved details and shall be
maintained as such thereafter.
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Reason:
In the interests of the amenities of the area and to accord with
Policies GE1 and NE4 of the adopted Stroud District Local Plan,
November 2005, together with Policies ES3 and ES6 of the Stroud
District Local Plan: Submission Draft December 2013 and the
provisions of the National Planning Policy Framework.
14. Prior to the occupation of the development hereby permitted, any
window proposed in the south elevation of Plot 1detailed on the
approved plans shall be glazed in obscure glass, and maintained as
such thereafter.
Reason:
In the interests of the amenities of the occupiers of adjoining
residential property and to comply with Policy GE1 of the Stroud
District Local Plan, November 2005 and Policy ES3 of the Stroud
District Local Plan: Submission Draft December 2013.
15. If during the works contamination is encountered which has not
previously been identified, then the 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 in accordance with Policy GE1
of the adopted Stroud District Local Plan, November 2005 and
Policy ES3 of the Stroud District Local Plan: Submission Draft
December 2013.
Informatives:
1.

The applicant should take all relevant precautions to minimise the
potential for disturbance to neighbouring residents in terms of
smoke/fumes and odour during the construction phases of the
development by not burning materials on site. It should also be
noted that the burning of materials that give 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 or fume complaints
be received. For further information please contact Mr. Dave
Jackson, Environmental Protection Manager on 01453 754489.

CONSULTEES
Comments
Received

Development Coordination (E)
Environmental Health (E)
Gloucestershire Education Dept (E)
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Not Yet
Received

Rozelle Jachowicz- 5 Or More Dwellings(E)
Parish / Town
CONTRIBUTORS

Letters of
Objection

J P Vick, Philadelphus, Castle Street
J Badham, 28 Castle Mead, Kings Stanley
The Occupier, 20 Brimley, Leonard Stanley
J&P Gunnell, 30 Castle Mead, Kings Stanley
S Gardner, 26 Woodcock Lane, Stonehouse
Occupier, 2 Rose Terrace, Castle Street
Occupier, 12 Crown Court, Bath Road
T P Dummer, 6 Bath Road, Kings Stanley
J Alene, 21 Castle Mead, Kings Stanley
P Clutterbuck, 1 Bath Road, Kings Stanley
M Lusty, 3 Castle Road, Kings Stanley
S Gardner, 22 Woodcock Lane, Stonehouse
L Williams, Orchardene, Castle St
Mrs C Hill, 8 Castle Mead, Kings Stanley
K Franklin, 19 Castle Mead, Kings Stanley
Mr A Jones, 6 Crown Court, Bath Road
S Hayward, 10 Castle Mead, Kings Stanley
N J Preston, ,
P & C Greenway, 3 Castle Mead, Kings Stanley
Mrs I Humphries, 14A Castlemead Road, Rodborough
Mrs V Whiley, 7 Crown Court, Bath Road
Mr G Whiley, 7 Crown Court, Bath Road
B A Hale, 2B Castle Mead, Kings Stanley
Mrs S Field, 3 Crown Court, Bath Road
Mr N Andersson Gylden, Casa Mia, Bath Road
A Wright, 7 Castle Mead, Kings Stanley
Mrs J Hale, 24 Castle Mead, Kings Stanley, Stonehouse, Glos
Mr B And Mrs P Culver, 23 Castle Mead, Kings Stanley
Mrs Coombes, 16 Castle Mead, Kings Stanley
H Kessler, 9 Castle Mead, Kings Stanley
E M Wilkinson, 15 Castle Mead, Kings Stanley
Mrs E J Roberts, 33 Selwyn Close, Kings Stanley
Mrs J Ashmead, 25 Castle Mead, Kings Stanley
Mr And Mrs C Ellis, Old Castle, Castle Street
J Cotterill, 27 Castle Mead, Kings Stanley
D King, 18 Castle Mead, Kings Stanley
Occupier, 22 Castle Mead, Kings Stanley
Mr P Wheatley, 1 Gladstone Buildings, Castle Street
S Pearce, 17 Castle Mead, Kings Stanley
Occupier, 2 Elmlie, Bath Road
Occupier, 28 Castle Mead, Kings Stanley
A Keogan, 20 Castle Mead, Kings Stanley
J Field, 3 Crown Court, Bath Road
M Rollins, Nurashell, Bath Road
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J Andersson-Gylden, Casa Mia, Bath Road
R Ford, 4 Castle Mead, Kings Stanley
R Lagden, 8 Crown Court, Bath Road
R Lagden, 2 Anderson Drive, Stonehouse
J Gardner, 29 Castle Mead, Kings Stanley
Occupier, 20 Brimley, Leonard Stanley
Mrs J Hale, 24 Castle Mead, Kings Stanley, Stonehouse, Glos
P Wheatley, 1,gladstone Buildings Castle Street Kings Stanley,,
P, W, R And M Weaver, 13 Crown Court, Bath Road
Mrs J Dangerfield, 14 Crown Court, Bath Road
Letters of
Support
Letters of
Comment

B Weaving, 1 The Cottages, Foxmoor Lane
Mrs A Green, 2 Castle Mead, Kings Stanley, Stonehouse
Mrs A Ryland, 1 Castle Mead, Kings Stanley, Stonehouse,

OFFICER’S REPORT
SITE
The application site is within the confines of Kings Stanley, at the end of Castle Mead,
an existing residential cul-de-sac. It has a detached, single-storey bungalow, rendered
with a concrete tiled roof. The site occupies a relatively secluded position, with other
residential properties on all sides. Access is derived from an existing driveway to the
front of the dwelling, which leads to an ample parking area. A large garden is present to
the rear of the site, together with a small sub-station. The rear curtilage, a lawn, rises
up towards the southeast boundary. A pedestrian access is present to the southern
boundary of the site, which is described as permissive rather than an actual Public Right
of Way. The site is also within 50m of a grade II listed building.
PROPOSAL
The application is made for the demolition of the existing building the erection of 5
dwellings with the provision of parking for each unit. The dwellings would be arranged
in two separate buildings, one block of three and one block of two.
REVISED DETAILS
Revised plans have been requested to reduce the size of some of the dormer windows
on plots one to four. Details of these will be forwarded to Members as part of late
pages.
MATERIALS
Walls: Off-white render, stone Cotswold Farmington Stone
Roof: Grey slate tiles
Fenestration: White uPVC
RELEVANT PLANNING HISTORY
None.
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CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view
on the electronic planning file. A summary of the consultation responses and public
representations can be found below:
Parish:
Kings Stanley Parish Council have not formally commented on the application.
Public
Objections have been received citing concerns regarding the height and scale of the
proposed development, potential overbearing effect, loss of light, loss of privacy, the
design of the dwellings, potential overdevelopment, lack of parking, the constrained
nature of the access, the impact on the adjacent footpath, the impact on the existing
drainage system and also the loss of the existing bungalow.
Gloucestershire County Highways:
State that the development should be considered against its standing advice.
Environmental Health:
Request conditions to limit noise disturbance and burning during construction process.
A contaminated land watching brief is also requested due to the proximity of a nearby
funeral director.
Gloucestershire County Education
Raise no objection and state that no contribution is required.
Gloucestershire Centre for Environmental Records
Highlight the presence of protected species within the vicinity of the site.
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the Council's
decision are summarised below together with a summary of the Policies and Proposals
contained within the Development Plan which are relevant to this decision:
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate
otherwise. The adopted Stroud District Local Plan, November 2005 is the development
plan for Stroud District. Due weight should be given to policies in this plan according to
the degree of consistency with the National Planning Policy Framework.
The National Planning Policy Framework is a material consideration in planning
decisions. The NPPF was published on 27 March 2012. This is a key part of the reforms
to make the planning system less complex and more accessible, to protect the
environment and to promote sustainable growth.
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Local Planning policies still form the development plan, therefore the SDC Local Plan
together with the NPPF are of significant consideration. In December 2013 SDC
submitted its draft Local Plan to the Secretary of State. The policies contained within
the Submission Draft are also of relevance.
The core planning principles of the NPPF (Paragraph 17) seek to enhance and improve
the places in people live, support sustainable development, secure high quality design,
protect important landscape features, encourage the use of renewable sources,
conserve and enhance the natural environment, re-use previously developed land,
promote mixed use developments, conserve heritage assets, encourage sustainable
transport and improve health, social and cultural wellbeing for all.
Local Plan Policy GE1 (Submission Draft Policy ES3) seeks to prevent any
unacceptable level of noise, general disturbance, smell, fumes, loss of daylight or
sunlight, loss of privacy or an overbearing effect.
Chapter 4 (Paragraphs 29-41) of the NPPF promote the need for sustainable transport.
It outlines Governments objectives with regard to offering people access to a real choice
about how they chose to travel. It requires access to sustainable transport modes and
recognises that sustainable transport solutions will vary from urban to rural areas. Local
Plan Policy GE5 maintains highway safety including public rights of way. Policy TR1
details the Councils parking standards. Submission Draft Policies CP1 is also of
relevance.
Chapter 7 (Paragraphs 56-68) of the National Planning Policy Framework (NPPF)
stresses the importance of quality design in the provision of sustainable development. It
stresses Governments objectives for inclusive design, innovation and raising design
standards. Local Plan Policy HN8 and Emerging Local Plan Policy HC1 provide
guidance on new housing development within identified settlements.
Chapter 12 (Paragraphs 126-141) of the NPPF is of relevance when assessing
proposals in relation to listed buildings and their setting. It establishes the importance of
the historic environment, heritage assets and archaeology and provides guidance on
conservation and enhancement. Local Plan Policy BE12 and Submission Draft Policy
ES10 seeks to ensure that new development has no adverse impact on the setting of
listed buildings.
The proposal should also be considered against the guidance laid out in SPG
Residential Design Guide (2000), SPG Residential Development Outdoor Play Space
Provision, SPG Stroud District Landscape Assessment, SPD Affordable Housing (Nov
2008) and SPD Housing Needs Survey (2008).
For the full content of the Stroud District Local Plan policies (adopted November 2005)
above together with the preamble text and associated supplementary planning
documents are available to view on the Councils website
http://www.stroud.gov.uk/iplanning
Full details of the NPPF is available to view at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
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The application has a number of considerations which both cover the principle of
development and the details of the proposed scheme. These considerations can be
summarised as the following;
Principle of Development
Design
Heritage Implications
Highway Implications
Sustainability
Ecology
Residential Amenity
PRINCIPLE OF DEVELOPMENT
The site lies within the defined Settlement Boundary where there is a presumption in
favour of development subject to design and amenity considerations and to a
satisfactory means of access being provided. It also forms part of an existing residential
curtilage and is located within a predominantly residential area, close of existing
facilities. The site is also served by an existing access onto Caste Mead. Consequently
the principle of residential development is acceptable.
DESIGN AND APPEARANCE
The proposal involves the demolition of the existing bungalow and its replacement with
five new dwellings, a net increase of four. The dwellings would be arranged in two
distinct buildings, one containing two units (1 x 2 bed and 1 x 3 bed) and the other
containing three units (3 x 3 bed). The new buildings would be sited in a similar position
to the existing dwelling, in a broadly 'L-shaped' format. The two blocks would be a mix
of two and two-and-a-half stories in height and would incorporate a relatively modern,
contemporary design.
Concerns have been expressed with regard to the size and scale of the development in
relation to the other dwellings around the site. However, the surrounding area contains
a mix of buildings of different styles and sizes and while it is noted that the new
dwellings would be larger than those immediately adjacent to the site, they would be set
back into the site, reducing their visual dominance. This would ensure that they would
be seen in the context of the residential nature of the street scene as a whole.
Materials are proposed which are typical of the vicinity, which will help the development
to merge well with the locality. The amended design reduces the vertical emphasis, by
scaling down the dormer windows. This would give more of a two-and-a-half storey
appearance rather than three-storey. This would help alleviate concerns that have also
been raised by neighbours, although the submitted section does indicate that when
seen in comparison to other nearby buildings, the height of the buildings would not
appear excessive.
Concerns have also been expressed in relation to the density of the development;
particularly given the nature of surrounding plots. However, the plot is of a sufficient
size to cater for the new dwellings without appearing cramped or overdeveloped. The
division of the plots gives sufficient private amenity space in accordance with the
Residential Design Guide. Plot 5 is the only exception but there are public facilities
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nearby. The proposal is felt to accord with Policies HN8 and HC1, together with the
design criteria of the NPPF.
HERITAGE IMPLICATIONS
The proposed development would be located within 50m of a grade II listed building,
which fronts Castle Street. The topography of the surrounding land is such that the
listed building would remain at a higher height than the proposed dwellings, thereby
ensuring that it would appear very much subservient to the listed building. This
combined with the ample distance between them indicates that the setting of the listed
building would be maintained in accordance with Policies BE12 and ES10, together with
paragraphs 126-141 of the NPPF.
HIGHWAY SAFETY
The new development would use the existing access. Gloucestershire County Highways
have viewed the proposal and have commented that the proposal should be assessed
using their standing advice. In accordance with this document, accesses serving more
than one dwelling should have a minimum width of 5.2m. The proposed access would
be deficient in this respect, measuring approximately 3.35m. Comments have also
been received in respect of the restricted width of the drive and its proximity to other
adjoining drives. However, the nature of the highway at this point is such that traffic
speeds would be low and as such conflict is unlikely. Sufficient turning space is also
incorporated to ensure that vehicles would be able to manoeuvre within the site.
Objectors comment on the lack of parking provided. The scheme is however compliant
with the Council's adopted standards. A degree of cycle storage is also incorporated
and a further condition is also proposed to ensure full provision for the scheme. The
adjacent street would also be able to accommodate a small degree of on-street parking
for visitors.
Neighbours also cite the loss of the permissive access to the southern boundary as a
major concern. It is apparent that this pathway is well used by local residents and as
such it would be appropriate to seek its retention. The submitted site plan shows the
access being retained and improved. The permissive access to the rear of the site,
serving the sub-station would also be retained. In this respect, the development would
have no impact on this provision.
Comments are made with respect to problems arising during the construction phase.
While planning legislation cannot control how vehicles park on the public highway, a
Construction Method Statement is conditioned to require details of site operatives
parking to be provided in order to minimise any potential disturbance.
Highway and pedestrian safety would be preserved in accordance with Policies GE5
and ES3.
SUSTAINABILITY
As mentioned above, the site is located within the defined settlement boundary where
there is a presumption in favour of additional residential development. However, it is
acknowledged that as a third-tier settlement, Kings Stanley possesses reduced facilities
and as a result there would be a continued need to use motor vehicles. However, it is
argued that the small scale of the development would be appropriate for the size of the
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village and the nature of the available facilities.
satisfied.

Policies TR1 and EI12 would be

ECOLOGICAL IMPLICATIONS
Gloucestershire Centre for Environmental Records highlight the presence of protected
species within the vicinity of the site. These comments are acknowledged, however it is
noted that the site forms part of an existing well maintained residential curtilage, where
the habitat potential is low. In this respect the development would have no impact of the
protected species identified. Policies NE4 and ES6 would be satisfied.
RESIDENTIAL AMENITY
The proposed development would be close to other residential properties to the south
and west and as such the potential impact must be carefully considered. The
orientation of the proposed dwellings and the fact that they would be set back into the
plot indicates that there would be no direct loss of light. Both adjacent bungalows also
have attached flat-roofed garages to the side, with minimal fenestration present. These
garages provide a degree of separation between the main habitable accommodation of
the existing dwellings and those proposed and as such, the new development would not
be overbearing
The amended dormer arrangement, combined with the limited degree of fenestration to
the side elevations of adjacent properties, maintains privacy. Other dwellings to the
rear are in excess of 25m away, and would not be significantly affected. Dwellings to the
northeast would also remain at an oblique angle, higher than the application site and as
such would not suffer any detrimental effect.
Concerns have been expressed with regard to potential disturbance during the
construction phase. In order to minimise any disruption, a full Construction Method
Statement is conditioned, which will need to include full details of intended hours of
operation, methods to suppress noise and dust, etc. With appropriate measures in
place, any potential disturbance would be minimal.
Residential amenity would be preserved in accordance with Policies GE1 and ES3.
OTHER ISSUES
Concerns have been raised with regard to the potential impact of the development on
the current sewerage system. While these comments are acknowledged, this is not
something that can be directly controlled through planning legislation.
The
applicant/agent/developer would need to comply with Building Regulations and would
need to seek any necessary consent from the utilities provider.
Objections have also been raised with regard to the loss of the existing bungalow.
These are noted; however the proposal would only result in the loss of one single
bungalow, which would be replaced by an increased number of units. In this respect,
the loss of the unit would not outweigh the benefit of further housing provision.
REVIEW OF CONSULTATION RESPONSES
Parish:
Kings Stanley Parish Council have not formally commented on the application.
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Public
Objections have been received citing concerns regarding the height and scale of the
proposed development, potential overbearing effect, loss of light, loss of privacy, the
design of the dwellings, potential overdevelopment, lack of parking, the constrained
nature of the access, the impact on the adjacent footpath, the impact on the existing
drainage system and also the loss of the existing bungalow. These comments are
acknowledged and are addressed above.
Gloucestershire County Highways:
State that the development should be considered against its standing advice.
Environmental Health:
Request conditions to limit noise disturbance and burning during construction process.
A contaminated land watching brief is also requested due to the proximity of a nearby
funeral director.
Gloucestershire County Education
Raise no objection and state that no contribution is required.
Gloucestershire Centre for Environmental Records
Highlight the presence of protected species within the vicinity of the site. These
comments are addressed in the report above.
SI 2274 STATEMENT
Pre-application discussions took place prior to the submission of a full proposal on the
site. Further negotiations have taken place, which have resulted in the provision of an
improved scheme.
RECOMMENDATION
In light of the above, it is considered that the proposal complies with the Policies
outlined.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular regard has been had to Article 8 of the
ECHR (Right to Respect for private and family life) and the requirement to ensure that
any interference with the right in this Article is both permissible and proportionate. On
analysing the issues raised by the application no particular matters, other than those
referred to in this report, warranted any different action to that recommended.
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Item No:

05

Application No.
Site No.
Site Address

S.14/1576/FUL

Town/Parish

Alderley (Meeting)

Grid Reference

378056,191435

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

Alderley Farm Nominees Ltd
C/O Yiangou Architects Ltd, Dyer House, 3 Dyer Street, Cirencester,
Gloucestershire
GL7 2PP

Agent’s Details

Mr Tony Salmon
Yiangou Architects Ltd, Dyer House, 3 Dyer Street, Cirencester,
Gloucestershire
GL7 2PP

Winterspring Cottage, Winterspring Lane, Alderley, Wotton-Under-Edge

Replacement dwelling of similar size and scale to existing.
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Case Officer

John Chaplin

Application
Validated

08.07.2014

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

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:
Site Location Plan of 08/07/2014
Plan number = 1682-001 A
Site Plan Proposed of 08/07/2014
Plan number = 1682-100 REV A
Proposed plans and elevations of 08/07/2014
Plan number = 1682.110 REV A
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 details, including samples
and colours where required, of the materials used in the
construction of the external surfaces of the development hereby
permitted have been submitted to and approved by the Local
Planning Authority. This condition shall apply notwithstanding any
indication as to these matters that have been given in the current
application. The materials to be used in the development shall be
in accordance with the approved details and retained in perpetuity
unless otherwise approved by the Local Planning Authority.
Reason:
To ensure the satisfactory appearance of the development, in
accordance with Policies HN8 and NE8 of the adopted Stroud
District Local Plan, November 2005, Policies HC1 and ES7 of the
Submission Draft Stroud District Local Plan, December 2013, and
the provisions of the National Planning Policy Framework.
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4.

No development shall take place until details of the existing ground
levels, proposed finished floor level of the dwelling and the
proposed finished ground levels of the site, access and parking
area, relative to a datum point which is to remain undisturbed
during the development have been submitted to and approved by
the Local Planning Authority. Such details shall also provide
comparative levels of any existing or proposed boundary
treatments. The development shall be carried out in accordance
with the details as approved.
Reason:
To ensure the satisfactory appearance of the development, in
accordance with Policies HN8 and NE8 of the adopted Stroud
District Local Plan, November 2005, Policies HC1 and ES7 of the
Submission Draft Stroud District Local Plan, December 2013, and
the provisions of the National Planning Policy Framework.

5.

No external lighting shall be erected unless full details of its
design, location, orientation and level of illuminance (in Lux)
provided have first been submitted to and approved by the Local
Planning Authority. Such lighting shall be kept to the minimum
necessary for the purposes of security and site safety and shall
prevent upward and outward light radiation.
Reason:
To ensure the satisfactory appearance of the development, to
minimise light pollution and to protect the landscape quality of the
AONB in accordance with Policies HN8 and NE8 of the adopted
Stroud District Local Plan, November 2005, Policies HC1 and ES7
of the Submission Draft Stroud District Local Plan, December
2013, and the provisions of the National Planning Policy
Framework.

6.

Before any works commence on site, including demolition of the
existing dwelling, details of the bat mitigation strategy that
accordance with the Conclusions and Recommendations of the
submitted Bat Survey Report (Cotswold Wildlife Surveys 1753CWS-01) shall be submitted to and approved by the Local
Planning Authority. The approved mitigation strategy shall then be
implemented to the satisfaction of the Local Planning Authority.
Reason:
To enhance and conserve the natural environment and biodiversity
of the area in accordance with Paragraph 118 of the National
Planning Policy Framework, Policy NE4 of the adopted Stroud
District Local Plan, November 2005 and Delivery Policy ES6 of the
Stroud District Local Plan Submission Draft 2013.
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7.

The existing annex and studio shall not be occupied at any time
other than for the purposes ancillary to the residential use of the
dwelling know as Winterspring Cottage, Winterspring Lane,
Alderley. At no time shall they be sold, leased or occupied
independently from the main dwelling nor shall the common
ownership or occupation of the annex and studio and main
dwelling be severed.
Reason:
The relationship of the annex and studio to the main property,
together with the fact that it has no separate residential curtilage
and/or parking provision, means that they are suitable only as an
adjunct to the main dwelling and not as a separate dwelling and
the creation of a separate dwelling unit in this location would be
contrary to Policy HN10 of the adopted Stroud District Local Plan,
November 2005, Policy CP15 of the Submission Draft Stroud
District Local Plan, December 2013.

CONSULTEES
Comments
Received
Not Yet
Received

Parish / Town

CONTRIBUTORS
Letters of
Objection

S Dickinson, Wortley House, Wotton Under Edge
N Read, Broadbridge Cottage, , Alderley,
Mrs G Polley, Hill House, Alderley
Mrs G Acloque, Alderley Grange, Alderley
J Tomlinson, Merlin Cottage, 13A Merlin Haven
M Harlow, Laundry Cottage,, Alderley,
Alderley Parish Meeting, Alderley,
V Read, Broadbridge Cottage, Alderley
Mrs N Waddell, The Old Farmhouse, Alderley
J. Mackenzie, Foxholes Farm, Alderley
Alderley Parish Meeting, Alderley,
Dr M Rowlands, The Gate House, Alderley
P T Stevenson, Lacys, , Wortley,
A Eeles, Holwell Farm, Ozleworth
S Powles QC, Old Farm, Alderley,
Professor C Tomlinson, Brook Cottage, Ozleworth
B Tomlinson, Brook Cottage, Ozleworth
A Mackenzie, Foxholes Farm, Alderley
L. M. Mackenzie, Foxholes Farm, Alderley
G Powles, Old Farm,, Alderley

Letters of
Support
Letters of
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Comment

OFFICER’S REPORT
SITE
The application site is an existing dwelling formerly know as Whitehall Farm. The
dwelling has a defined domestic curtilage with stone boundary wall, fence and hedging
and is set within the wider estate of Alderley Farm. The main building is two storey with
small dormer windows to the front and with a Cotswold stone roof. A large detached
studio and a detached annex are also located on the site. The site is located within the
Cotswolds Area of Outstanding Natural Beauty but is outside a Conservation Area.
PROPOSAL
Replacement dwelling of similar size and scale to existing.
REVISED DETAILS
Further Bat survey and heritage report to be submitted - this will be updated to
committee.
MATERIALS
Walls: Reclaimed local stone coarsed rubble in lime mortar
Roof: Reclaimed red clay double roman tiles
Fenestration: Painted timber
RELEVANT PLANNING HISTORY
None
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view
on the electronic planning file. A summary of the consultation responses and public
representations also appears below.
Alderley Parish Meeting: Objection - traditional, historic building that has been on this
site since the 1700s. Conservation village situated within an AONB. Worthy of retention.
Part of the natural vernacular landscape of the valley and enhances the panorama and
ambience of the area, the new build replacement would not. Enjoyed by walkers on
nearby footpaths. Why demolish a perfectly habitable traditional building. Questions the
bat survey. BBC film set for historical drama.
Local Residents: There have been many letters of objection, the main reasons for
objection are:
No reason for the demolition. The present building is a perfectly sound and habitable
dwelling of typical Cotswold design and build. Important part of the wider landscape.
Should be listed as a building of significant historical and architectural interest, being
typical of a small agricultural holding in the AONB of Alderley. Replacement has little or
no architectural merit. Pastiche. Out of character, detract from surroundings. Intrusion
into AONB. Located near/on footpaths. Impact Bat roost. Will destroy long established
trees on site. Preservation should be of prime importance. Not similar in scale.
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the Council's
decision are summarised below together with a summary of the Policies and Proposals
contained within the Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate
otherwise. The adopted Stroud District Local Plan, November 2005 is the development
plan for Stroud District. Due weight should be given to policies in this plan according to
the degree of consistency with the National Planning Policy Framework. An emerging
draft Stroud District Local Plan was approved by the Council on 25 July 2013 for
publication and has been submitted to the Secretary of State. The Stroud District Local
Plan Submission Draft 2013 is therefore also a material consideration in planning
decisions.
Policy HN14 of the Stroud District Local Plan, November 2005 specifically provides
guidance on replacement dwellings outside the defined settlement boundaries. This
policy seeks to protect the existing housing stock and requires consideration of the size
and scale of the replacement dwelling. A replacement dwelling has to be smaller or
similar in size with only a minor extension permitted to allow the dwelling to be brought
up to modern standards. The proposal should also not detract from the character or
appearance of its surroundings. Permission will also only be granted where there the
existing residential use has not been abandoned and excludes caravans or mobile
homes. Policy HC5 of the Stroud District Local Plan Submission Draft 2013 is also
relevant and has similar requirements.
Policy GE1 and Submission Draft Policy ES3 prevent an unacceptable level of noise,
general disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an
overbearing effect. Paragraphs 56-68 of the NPPF stresses the importance of quality
design. Policy GE5 maintains highway safety including public rights of way.
Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. These
highlight the need to protect landscape character like the AONB, maintain rural housing
and communities and minimise impacts on biodiversity. This is supported by Local Plan
Policy NE8 and Delivery Policy ES7, which place priority on the protection of the AONB,
whilst Policy NE10 conserves the distinct landscape types in the District.
DESIGN/APPEARANCE/IMPACT ON THE AREA
It is proposed to demolish the existing dwelling and erect a replacement on the site. The
agent has outlined that the demolition of the existing dwelling and its replacement is
required to overcome the compromised internal layout and unfavourable levels and the
various previous extensions.

Page 109 of 128

87

As highlighted by local residents the existing building does have some character and
merit with its materials and appearance as a traditional vernacular dwelling. However,
the existing building is not listed or of a comparable quality and whilst the concerns
regarding its loss are appreciated it is considered that the existing building whilst
characterful does not appear to have any wider significance to require its retention. It is
also outside a Conservation Area. Therefore, with an appropriate replacement it is
difficult to resist the demolition.
Whilst it is noted that the BBC may have used the existing building and it has links with
a previous artist this is not considered significant enough to justify seeking the retention
of the building.
The site is located within the Cotswolds Area of Outstanding Natural Beauty where
extra care has to be taken regarding the wider impacts of the scheme. Protecting this
wider landscape character does not result in all developments be inappropriate.
The replacement dwelling has been positioned slightly further back to the middle of the
plot. Whilst some trees will be removed the agent has confirmed that suitable
replacements will be provided. These trees are not protected and could be removal
without consent. They are also located within the centre of the site and whilst it is a
shame any tree is lost, these do not provide significant screening or appear prominent
in the wider landscape.
Therefore, even with the loss of some of the trees, the new dwelling will not be
prominent and this vegetation will still help soften and retain the integrated nature of the
site into the wider landscape. The agent has confirmed that the existing boundary
treatment, the stone wall along the lane and the fence and hedgerow boundaries will be
retained.
The new replacement dwelling does have a traditional appearance with a main two
storey linear form and a row of gabled dormers. It is larger in size and scale than the
existing building and the design does provide a grander more formal appearance.
However, given the size of the plot, its location and natural screening this size is not
excessive. With the design, it is considered that the size and scale does not cause
significant harm to warrant refusal.
High quality materials have been proposed with the reuse of some of the existing being
put forward. The use of reclaimed local stone coarsed rubble in lime mortar and
reclaimed red clay double roman tiles are considered acceptable. Whilst Cotswold stone
tiles may have been a preferred material for the roof it is considered it would be difficult
to resist a good quality clay tile which is not uncommon with the Escarpment
settlements like Alderley. The details of which can be approved via condition.
The scheme retains both the existing detached annex and the detached studio. It is not
proposed to increase the number of dwellings on site and the use of the annex would
remain linked to the main house as one planning unit not a separate dwelling. The use
of the studio would similarly remain linked to the house and be used by the occupiers eg
hobby use. This could be controlled via proposed condition 7.
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The proposed layout provides sufficient space for on-site parking and turning. The
vehicular access will remain unaffected by the proposal.
ECOLOGY
A day time bat survey by a qualified ecologist was submitted with the application. This
concluded that the likelihood of bats is low but recommended 2 night time surveys in
September. This work will be undertaken and an update will be given at the committee
meeting. Mitigation will be possible with the provision of bat boxes in the trees and walls
of the building. Even if bats are not found, such measures would improve bio-diversity.
RESIDENTIAL AMENITY
The site is in a rural location with a significant distance to the nearest neighbour not
within the applicant's control. The impact on residential amenity is therefore not a
significant issue for this proposal.
SI 2274 STATEMENT
Pre-application discussions have taken place on this project and the case officer has
been in contact with the agent and the community, acting in a positive and proactive
manner. Further details regarding the ecological implications and the historical
importance of the building have been discussed. Subject to those submissions it is
considered the proposal represents a permissible scheme.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular regard has been had to Article 8 of the
ECHR (Right to Respect for private and family life) and the requirement to ensure that
any interference with the right in this Article is both permissible and proportionate. On
analysing the issues raised by the application no particular matters, other than those
referred to in this report, warranted any different action to that recommended.
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Item No:

06

Application No.
Site No.
Site Address

S.14/1473/HHOLD

Town/Parish

Wotton Under Edge Town Council

Grid Reference

375388,193201

Application
Type
Proposal

Householder Application

Applicant’s
Details

Mrs Maryann Brooks
15 Westfields, Wotton-Under-Edge, Gloucestershire, GL12 7AJ,

Agent’s Details

Mr Alan Ponting
A And E Designs, 36 Elton Villa, 36 Bisley Old Road, Stroud, GL5 1LR

15 Westfields, Wotton-Under-Edge, Gloucestershire, GL12 7AJ

Single storey side extension, single and two storey rear extension.
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Case Officer

John Chaplin

Application
Validated

25.06.2014

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

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:
Site Location Plan of 26/06/2014
Plan number = AE/2014/11/1
Proposed Block Plan of 11/08/2014
Plan number = AE/2014/11/5 REV A
Proposed floor plan of 11/08/2014
Plan number = AE/2014/11/3 REV A
Plan number = AE/2014/11/4 REV A
Proposed Elevations of 11/08/2014
Plan number = AE/2014/11/5 REV A
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

3.

The materials to be used in the construction of the external
surfaces of the development hereby permitted shall match those
used in the existing building, unless otherwise approved by the
Local Planning Authority.
Reason:
In the interests of the visual amenities of the area in accordance
with Policy HN16 of the adopted Stroud District Local Plan,
November 2005.
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4.

The proposed windows in the East (side) elevation, hereby
approved, shall be obscure glazed to a specification of not less
than the equivalent of classification 5 of Pilkington Glass, shall be
fixed shut with only a high level, top light opening and shall remain
so in perpetuity.
Reason:
In the interests of the amenities of the occupiers of the adjacent
residential property and to comply with Policy GE1 of the Stroud
District Local Plan, November 2005.

Informatives:
1.

Comments
Received
Not Yet
Received

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, Acting
Environmental Protection Manager on 01453 754489.

CONSULTEES
Parish / Town

CONTRIBUTORS
Letters of
Objection

Wotton Under Edge Council, Council Offices, Civic Centre
Mr & Mrs Young, 14 Westfields, Wotton-Under-Edge
Wotton Civic Society, C/o 5 Oatground, Synwell, Wotton-underEdge

Letters of
Support
Letters of
Comment

OFFICER’S REPORT
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SITE
The application site is a semi-detached two storey dwelling located on the main section
of Westfields which is made up of other semi-detached dwellings of similar style and
appearance. The dwelling has a hipped reconstituted slate roof with a painted render
finish. The site is located within the settlement boundary and the Cotswolds Area of
Outstanding Natural Beauty.
PROPOSAL
Single storey side extension, single and two storey rear extension.
REVISED DETAILS
Revised Floor plans AE/2014/11/3 Rev A & 4 Rev A and Revised Proposed elevations
& Site Plan AE/2014/11/5 Rev A received on 11 August 2014
MATERIALS
Walls: Render
Roof: Eternit slate
Fenestration: UPVC
RELEVANT PLANNING HISTORY
None
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view
on the electronic planning file. A summary of the consultation responses and public
representations also appears below.
Wotton Town Council: Objection
Height and width is massively overbearing for the scale of the site. Out of proportion
with existing and surroundings. Overbearing, cause loss of daylight, affect amenity of
garden. Compromise privacy. Scale and materials out of keeping. Drainage overhang
and no access for repairs. Garage to narrow to park a car, loss of parking.
Wotton Civic Society: Objection
Much larger home that is out of keeping with the area. Overdevelopment. Overbearing
to neighbour and street view. Amount of car parking is unclear - could add to existing
problems of on street parking.
Local Residents: 1 Objection received
Ownership issues regarding the boundary wall. Overhanging and block access. Side
facing window will affect privacy. Create tunnel effect to side of house. Materials not
inkeeping. Reduce light and length of time enjoying summer evenings in garden. No
measurements shown.
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the Council's
decision are summarised below together with a summary of the Policies and Proposals
contained within the Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate
otherwise. The adopted Stroud District Local Plan, November 2005 is the development
plan for Stroud District. Due weight should be given to policies in this plan according to
the degree of consistency with the National Planning Policy Framework. The emerging
draft Stroud District Local Plan was approved by the Council on 25 July 2013 for
publication and has been submitted to the Secretary of State. The Stroud District Local
Plan Submission Draft 2013 is therefore also a material consideration in planning
decisions.
Policy HN16 of the Stroud District Local Plan, November 2005 and Delivery Policy HC8
of the Stroud District Local Plan Submission Draft 2013 specifically provide guidance on
extensions and outbuildings. These require consideration of the plot size, height, size
and design of the extension as well as the possible impact on car parking provision.
Policy GE1 and Submission Draft Policy ES3 prevent an unacceptable level of noise,
general disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an
overbearing effect. Paragraphs 56-68 of the NPPF stresses the importance of quality
design. Policy GE5 maintains highway safety including public rights of way.
Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. These
highlight the need to protect landscape character like the AONB, maintain rural housing
and communities and minimise impacts on biodiversity. This is supported by Local Plan
Policy NE8 and Delivery Policy ES7, which place priority on the protection of the AONB,
whilst Policy NE10 conserves the distinct landscape types in the District.
DESIGN/APPEARANCE/IMPACT ON THE AREA
The proposed extension is large in size and scale with a two storey extension to the
rear, stepped to the side and a long single storey element extending to the rear along
the boundary. Concerns regarding this size and scale have been raised by the Town
Council, Civic Society and the neighbour and a reduction in the size and alteration of
the position has been sought from the agent. The revised plans have resulted in a slight
reduction in the length of the single storey element with the agent also providing a larger
preliminary drawing showing that the scheme has been scaled down.
The siting means only a small section of the proposal would be visible from the front of
the dwelling. The extension is stepped back from the front of the dwelling and whilst it
has been requested to alter the position the submitted details do retain the main form of
the building as a pair of semi-detached dwellings and it is considered the wider harm on
the streetscene would be minimal.
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The dwelling is located within a large plot and it is considered that there is sufficient
space to accommodate the development without appearing overly cramped or result in
an overdevelopment of the site.
A brick sample was submitted, however the revised plans propose a matching render.
This is considered to be more appropriate as the extension would be viewed in the
context of this part of Westfields which is characterised by the use of render. A
matching fibre cement slate has also been proposed.
The proposal is located within the residential curtilage and within the built-up of the
town. Therefore, as a domestic proposal it is considered the scheme will not harm the
wider character of the surrounding landscape or this part of the AONB.
There is concern about the loss of the existing onsite parking and increase demand
given the increased size of the dwelling. It is noted that the proposed garage does have
a limited size which is below the GCC Highways standing advice which states that the
minimum internal dimensions of a garage are 6.0m by 3.0m. This cannot therefore be
included as part of the available car parking provision but could provide other storage.
However, the front garden already has hard surfacing to provide sufficient parking. The
vehicular access will remain unaffected by the proposal.
The agent has confirmed that the proposal remains within the application site and land
within the applicants control. Any dispute would be a civil matter between landowners
and would not preclude the granting of permission.
RESIDENTIAL AMENITY
The revised plans have shown the new first floor side facing windows as obscurely
glazed and top hung. With only the top section opening and the obscure glazing it is
considered that this overcomes the concerns raised regarding the loss of privacy.
The two storey extension has been set away from the neighbour. Whilst it has been
requested that this is reduced and moved away this has not been taken up by the
agent. However, with the gap to the neighbour, the hipped roof and the neighbour being
set back slightly it is considered this element would not cause significant enough
overbearing impact to warrant a refusal.
The neighbour is located at a slightly lower level than the application site and their
comments and concerns regarding the impacts are appreciated. The revised plans have
reduced the single storey element in length slightly by about 0.4m so that the proposal
does not extend beyond the length of the existing garage. The height whilst being taller
than the garage, is single storey with the roof hipped and sloping away from the
boundary. The height at the boundary is also only just higher than that allowed as
permitted development. Whilst further reduction in the length would help reduce the
impact on the neighbour this has not been forthcoming and it is considered on balance
a refusal would be difficult to defend.
The two storey element of the proposal is set away from the adjoining neighbour but the
single storey element does extend to this boundary. This adjoining neighbour has also
submitted a current application for a single storey extension. With the limited scale and
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the neighbours proposed scheme it is therefore considered the impact on this neighbour
would be very limited.
SI 2274 STATEMENT
Little if any pre-application discussions took place on this project, however, the case
officer has been in contact with the applicant, agent and the community, acting in a
positive and proactive manner, negotiate changes to the design to enhanced the overall
scheme. Unfortunately these suggestions were only taken up in part, however, the
scheme is still considered permissible.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular regard has been had to Article 8 of the
ECHR (Right to Respect for private and family life) and the requirement to ensure that
any interference with the right in this Article is both permissible and proportionate. On
analysing the issues raised by the application no particular matters, other than those
referred to in this report, warranted any different action to that recommended.
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Item No:

07

Application No.
Site No.
Site Address

S.14/1161/FUL

Town/Parish

Nympsfield Parish Council

Grid Reference

380124,200174

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

Mr & Mrs Kausa
Threshing Tythe Barn, St Bartholomews View, Nympsfield, Stonehouse,
Gloucestershire, GL10 3UR

Agent’s Details

Ms Rachael Stainer-Hutchins
D.Stainer Hutchins Architects, 5 Bridge Street, Nailsworth, Stroud,

Threshing Tythe Barn, St Bartholomews View, Nympsfield, Stonehouse

Erection of fence.

Page 119 of 128

97

Gloucestershire
GL6 0AA
Case Officer

Miss Rebecca Russell

Application
Validated

05.06.2014

RECOMMENDATION
Recommended
Decision
For the
following
reasons:

Refusal

1.

The proposal is for country parkland style fencing around a grade ll
listed barn. The proposed fencing is inappropriate in its design and
detailing and is not suited to the simple agricultural nature of the
barn. Therefore, the proposal harms the setting of this Listed
building, contrary to Policy BE12 of the adopted Stroud District
Local Plan, November 2005, Policy ES10 of the Stroud District
Local Plan Submission Draft 2013 and Chapter 12 of the NPPF.

CONSULTEES
Comments
Received
Not Yet
Received

Parish / Town

CONTRIBUTORS
Letters of
Objection
Letters of
Support

Nympsfield Parish Council, 1 Yew Tree Cottages, Church Street

Letters of
Comment

OFFICER’S REPORT
DESCRIPTION OF SITE
The application site is located in the rural village of Nympsfield. The site lies within both
the Nympsfield Conservation Area and the Cotswold Area of Outstanding Natural
Beauty. There is a Grade II Listed Cotswold stone barn which has been converted to a
dwelling. A 5.74m x 10.55m garage is also present at the site. This garage is a new
Cotswold stone building with a plain tiled roof.
PROPOSAL
Erection of fence around part of the curtilage.
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REVISED DETAILS
Superseded Plan - submitted 29th July 2014 showing a dry stone wall with toppers and
a small section of metal railings (with no deer curves).
Revised Plan - submitted 29th July 2014 showing the original Country Parkland Fencing
around the Threshing Tythe Barn.
MATERIALS
Country Parkland Metal Railings/Fencing.
RELEVANT PLANNING HISTORY
Development Control Applications
S.06/2326/LBC
WDN
S.06/2993/LBC
2013/1392/PREAPP
S.13/1454/LBC

REC

S.13/1602/HHOLD

PER

S.13/2508/CAAD
S.13/2604/LBC

REC
REC

99/275

CONSEN

99/262

APPROV

Conversion of 4 barns to 4 residential units.
CONSEN Conversion of 4 no. barns to 4
no. residential units
New doors to garage.
APPRET
Alterations to garage, including:
altering post positions and installation of
electrical doors. Installation of external and
internal lighting.
Alterations to garage including: alterations to
post positions and installation of electrical
garage doors. Installation of internal and
external lights.
New garden gate and canopy over door.
The proposals are for a new timber gate at the
rear of property, a galvanised steel fence to
the front of property and a new glass canopy
above the side door.
Conversion of farm buildings to four dwellings,
ancillary works and associated landscaping.
Revised plans received 20 October 1999 and
9.12.99.
Conversion of farm buildings to four dwellings,
ancillary
works
and
associated
landscaping.Formation of
new access.
Revised plans received 20/10/99 and 9/12/99.

CONSULTATION RESPONSES
Nympsfield Parish Council support the proposal stating that the fence is unobtrusive
and is required to keep the owners dog contained.
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the following reasons for the Council's
decision are summarised below together with a summary of the Policies and Proposals
contained within the Development Plan which are relevant to this decision.
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PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Policy HN16 of the Stroud District Local Plan, November 2005 and Submission Draft
Policy HC8 specifically provides guidance on extensions and outbuildings. This requires
consideration of the plot size, height, size and design of the extension as well as the
possible impact on car parking provision. Policy GE1 (Submission Draft Policy ES3)
prevents an unacceptable level of noise, general disturbance, smell, fumes, loss of
daylight or sunlight, loss of privacy or an overbearing effect. Paragraphs 56-68 of the
National Planning Policy Framework (NPPF) stress the importance of quality design.
Policy GE5 maintains highway safety including public rights of way.
Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. It highlights
the need to protect landscape character, maintain rural housing and communities and
minimise impacts on biodiversity. It supports Local Plan Policy NE8, which places
priority on the protection of the AONB, whilst Policy NE10 conserves the distinct
landscape types in the District.
Paragraphs 126-141 of the NPPF is of relevance when assessing proposals on sites
designated as Conservation Areas, or listed buildings and their setting. Local Plan
Policy BE5 is also relevant. It requires the siting of development respects existing open
spaces, pattern of building layout, trees and boundary treatment, and does not harm
any positive contribution made to the character and appearance of the Conservation
Area. The scale, design, proportions, detailing and materials used in the proposed
development must be sympathetic to the characteristic form of area, the adjacent
buildings and spaces. It should not cause loss of features of historic of characteristic
value, and maintains important views in/out. Policy BE6 states that the design, scale,
materials, detailing, colour and landscaping are sympathetic to the building and the
Conservation Area. Local Plan Policy BE12 relates to development affecting the setting
of a listed building and Local Plan Policy BE10 (Submission Draft Policy ES10) is
concerned with alterations and extensions to listed buildings.
DESIGN/APPEARANCE/IMPACT ON THE AREA
The proposal seeks to erect a country parkland style fence around the Threshing Tythe
Barn.
The previous application S.13/2604/LBC was submitted in November 2013 detailed a
country parkland fence surrounding the barn. This fence was considered an
inappropriate design for a barn and was removed from the scheme. Alternative fences
were discussed at this time.
This proposal solely seeks country parkland fencing around the barn. It is considered
that this would be inappropriate as it would affect the simple agricultural nature of the
barn.
It should be noted that the principal of enclosing the barn is acceptable. However the
type of fencing proposed is more akin to the grounds of a large country house rather
than a simple farm yard.
A dry stone wall or simple agricultural style fence or hedging would be more in keeping
with the area and would have less of a visual impact on the setting of the Listed
Building.
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RESIDENTIAL AMENITY
There would not be any adverse implications.
HIGHWAY SAFETY
The current access to the existing dwelling will remain untouched by the proposal and
will not be detrimental to highway safety, in accordance with Policy GE5.
REVIEW OF CONSULTATION RESPONSES
The comments have been noted with regards to this proposal.
CONCLUSION
The proposal is recommended for refusal.
SI 2274 STATEMENT
There was little pre-application discussion on the proposal. Once the application was
submitted there was dialogue and a further meeting with the Agent to try to negotiate a
more acceptable scheme.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any
neighbouring or affected properties. In particular regard has been had to Article 8 of the
ECHR (Right to Respect for private and family life) and the requirement to ensure that
any interference with the right in this Article is both permissible and proportionate. On
analysing the issues raised by the application no particular matters, other than those
referred to in this report, warranted any different action to that recommended.
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Item No:

08

Application No.
Site No.
Site Address

S.14/1159/LBC

Town/Parish

Nympsfield Parish Council

Grid Reference

380124,200174

Application
Type
Proposal

Listed Building Consent

Applicant’s
Details

Mr & Mrs Krausa
Threshing Tythe Barn, St Bartholomews View, Nympsfield, Stonehouse,
Gloucestershire
GL10 3UR

Agent’s Details

Ms Rachael Stainer-Hutchins

Threshing Tythe Barn, St Bartholomews View, Nympsfield, Stonehouse

Erection of fence.
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5 Bridge Street, Nailsworth, Stroud, Gloucestershire, GL6 0AA
Case Officer

Miss Rebecca Russell

Application
Validated

05.06.2014

RECOMMENDATION
Recommended
Decision
For the following
reasons:

Refusal

1.

The proposal is for country parkland style fencing around part of the
curtilage of a grade 2 listed barn. The proposed fencing is inappropriate
in its design and detailing and is not suited to the simple agricultural
nature of the barn. Therefore, the proposal harms the setting of the
nearby Listed building, contrary to Policy BE12 of the adopted Stroud
District Local Plan, November 2005, Policy ES10 of the Stroud District
Local Plan Submission Draft 2013 and Chapter 12 of the NPPF.

CONSULTEES
Comments
Received
Not Yet
Received

Cotswolds Conservation Board (E)
Parish / Town

CONTRIBUTORS
Letters of
Objection
Letters of
Support

Nympsfield Parish Council, 1 Yew Tree Cottages, Church Street

Letters of
Comment

OFFICER’S REPORT
The Building:
The application site is located in the rural village of Nympsfield. The site lies within both
the Nympsfield Conservation Area and the Cotswold Area of Outstanding Natural
Beauty. There is a Grade II Listed Cotswold stone barn, converted to a dwelling. A
5.74m x 10.55m garage is also present at the site. This garage is a new Cotswold stone
building with a plain tiled roof.
The Proposal:
Erection of a country parkland style fencing around part of the curtilage of the barn.
Revised Plans:
Superseded Plan - submitted 29th July 2014 showing a dry stone wall with toppers and
a small section of metal railings (with no deer curves).
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Revised Plan - submitted 29th July 2014 showing the original Country Parkland Fencing
around the Threshing Tythe Barn.
Materials:
Country Parkland Metal Railings/Fencing.
Relevant History:
Development Control Applications
S.06/2326/LBC
WDN
S.06/2993/LBC
CONSEN
2013/1392/PREAPP
S.13/1454/LBC

REC
APPRET

S.13/1602/HHOLD

PER

S.13/2508/CAAD
S.13/2604/LBC

REC
REC

99/275

CONSEN

99/262

APPROV

Conversion of 4 barns to 4 residential units.
Conversion of 4 no. barns to 4 no. residential
units
New doors to garage.
Alterations to garage, including: altering post
positions and installation of electrical doors.
Installation of external and internal lighting.
Alterations to garage including: alterations to
post positions and installation of electrical
garage doors. Installation of internal and
external lights.
New garden gate and canopy over door.
The proposals are for a new timber gate at the
rear of property, a galvanised steel fence to
the front of property and a new glass canopy
above the side door.
Conversion of farm buildings to four dwellings,
ancillary works and associated landscaping.
Revised plans received 20 October 1999 and
9.12.99.
Conversion of farm buildings to four dwellings,
ancillary works and associated landscaping.
Formation of new access. Revised plans
received 20/10/99 and 9/12/99.

Representations:
Nympsfield Parish Council support the proposal stating that the fence is unobtrusive
and is required to keep the owners dog contained.
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
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monuments, protected wreck sites, battlefields, grade I and grade II* listed building,
grade I and grade II* registered parks and gardens, and World Heritage Sites, should be
wholly exceptional.'
CONCLUSIONS:
The proposal seeks to erect a country parkland style fence around part of the curtilage
of the grade 2 listed Threshing Tythe Barn. The barn is also located within a
Conservation Area and an Area of Outstanding Natural Beauty.
Previous application S.13/2604/LBC was submitted in November 2013 which showed
details of a country parkland fence surrounding the barn. This fence was considered an
inappropriate design for a barn and was removed from the scheme. Alternative fences/
boundary treatments were discussed at this time.
Whilst the principle of enclosing the barn is acceptable, the proposed country parkland
fencing is considered inappropriate. It would be would be more appropriate to the
setting of a large country house rather than a simple farm yard.
Alternative boundary options include the use of a simple agricultural type fence such as
a post and sheep wire, hedging or dry stone walling. These would all allow the barn to
be enclosed but through the use of more traditional, in keeping materials that would
compliment the existing barn and agricultural setting of the buildings.
A historic photograph of the site shows a dry stone wall surrounding the site. This
reinforces the viewpoint that a dry stone wall would be appropriate in this location.
The superseded plan showed a compromise: A 1200mm Cotswold drystone wall with
toppers that reached past the main protruding gable to the barn, with a section of the
wall that went back in a L shape. This was to ensure the wall didn't stop abruptly, to
lessen the visual impact on the Listed Building. The remaining area was enclosed with
a simple metal fence, minus the rounded deer curves at the top. The deer curves were
removed from the metal fencing so that a simple fence would form the boundary to the
barn. This was considered as a more appropriate form of boundary that would have less
of a visual impact on the character and setting of the Listed Building overall. This was
not pursued and the revised plans seek parkland style fencing.
It was considered by the Local Planning Authority that a dry stone wall, simple
agricultural style fence or hedging would be more in keeping with the area and would
have less of a visual impact on the setting of the Listed Building.
The proposal is not felt to meet the requirements set out in paragraph 132 of the NPPF.
RECOMMENDATIONS:
This application is recommended for Refusal.
SI 2274 STATEMENT
There was little pre-application discussion on the proposal. Once the application was
submitted there was dialogue and a further meeting with the Agent to try to negotiate a
more acceptable scheme.
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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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