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FIRE EVACUATION PROCEDURES 
FOR VISITORS AT EBLEY MILL 

 

 Upon hearing the fire alarm, visitors should immediately evacuate the 
building following the instructions given by the Chair at the start of each 
meeting. 

 

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

 DO NOT use the lifts when the alarm is sounding.  
 

 Upon evacuation, visitors should go to the NB assembly point.  The 
assembly points are situated in the staff car park where a fire steward 
will be there to take a roll call. 

 

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

 
 Visitors must not leave the site until instructed to do so. 
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For Agenda enquiries contact: Judy Balfe, Democratic Services and Elections Officer  
Tel: 01453 754351    Email: judy.balfe@stroud.gov.uk  

 
 27 June 2014 
 

DEVELOPMENT CONTROL COMMITTEE 
 

A meeting of the Development Control Committee will be held on Tuesday, 8 July 
2014 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 6.00 pm.  

 

David Hagg 
Chief Executive 

 
 

A G E N D A 
 

 

 

Please Note: This meeting will be filmed for live or subsequent broadcast via the 
Council’s internet site (www.stroud.gov.uk).  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.  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 the officer named at the top of 
this agenda. 

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

To approve and sign as a correct record the Minutes of the Development 
Control Committee meeting held on 17 June 2014.  

mailto:judy.balfe@stroud.gov.uk
http://www.stroud.gov.uk/
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4. DEVELOPMENT CONTROL – PLANNING SCHEDULE  

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

 
 

 
DATE OF NEXT MEETINGS 

 
Thursday, 24 July 2014 

(Special meeting to discuss supermarket applications) 
 

Tuesday, 12 August 2014 
 

The Committee Membership for 2014/15 Civic Year is as follows: 
 

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

Councillor Stephen Robinson 
Councillor Roger Sanders 

Councillor Paul Hemming Councillor Emma Sims 
 
 

In the Event of a Fire 
 

Leave the room by the nearest fire exit these are located to the rear of the 
Chamber and the door leading to the Roof Garden marked as Fire Exits. 
Proceed to the main car park and assemble by the New Build sign (NB). 

 
 
 
 
 
 

If you require this agenda in large print format or a translation please contact 
Democratic Services  01453 754351 or email: 
democratic.services@stroud.gov.uk  

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. 
 

mailto:democratic.services@stroud.gov.uk
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2014/15 

 
 

DEVELOPMENT CONTROL COMMITTEE 
 

17 June 2014 
 

6.00 pm – 8.47 pm 
Council Chamber, Ebley Mill, Stroud 

 
Minutes 

3 
 

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

P 
P 
P 
A 
P 
A 

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

A 
P 
A 
P 
P 
P 

 
** = Chair * = Vice-Chair  A = Absent P = Present 
 
Other Members in attendance 
 
Councillor Paul Carter Councillor Penny Wride 
 
Others in attendance 
 
Robert Fox, Consultant 
 
Officers in attendance 
 
Head of Planning   Legal Services Manager & Monitoring Officer 
Principal Planning Officer Democratic Services & Elections Officer 
Senior Planning Officer  
 
The Chair welcomed newly elected and long serving members to Committee.  He also 
paid tribute to former Councillor Len Tomlins who had recently passed away and had 
been a long serving Committee member.  The Committee stood for a minutes silence 
in his memory. 
 
DC.001 APOLOGIES 
 
Apologies for absence were received from Councillors Dorcas Binns, Paul Hemming, 
Haydn Jones and Dave Mossman. 
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DC.002 DECLARATIONS OF INTEREST 
 
There were none. 
 
DC.003 MINUTES 
 
RESOLVED That the Minutes of the Development Control Committee meeting 

held on 13 May 2014 are accepted as a correct record. 
 
DC.004 PLANNING SCHEDULE 
 
Representations were received and taken into account by the Committee in respect of 
the following Applications:- 
 

1. S.12/1098/FUL 2. S.14/0659/FUL 3. S.14/0276/COU 

4. S.14/0560/COU 5. S.14/0428/HHOLD   

 
Late Pages had been circulated to Members prior to the meeting and were available at 
the meeting in respect of Scheduled Items 1, 2 and 3. 
 
DC.005 ITEM 1 – FULL PLANNING PERMISSION FOR A NEW 

AGRICULTURAL DWELLING ON LAND AT SUGLEY LANE, 
HORSLEY, GLOS (S.12/1098/FUL) 

 
The Senior Planning Officer outlined the Application for the above site and 
summarised the Late Pages received from Mr G G Foster and Horsley Parish Council 
setting out reasons for refusing the Application.  An amendment to the second 
paragraph of page 20 was also highlighted, the word “either” should have read 
“neither”. 
 
Councillor Paul Carter, a Ward Member for Nailsworth spoke against the Application 
citing numerous reasons including highway safety, in the past similar Applications had 
been refused, neighbours living nearby had raised objections, the design and size of 
the Application was too large, and questioned the essential need for the dwelling. 
 
Mr Allan Caudwell, Chair of Horsley Parish Council also spoke against the Application, 
citing paragraph 55 of the NPPF.  An executive summary of the Parish Council’s 
objections had been circulated to Members prior to the meeting. 
 
Mr Peter Marriage resided in the locality and objected to the dwelling because the 
farmyard was only accessible by a narrow steep winding single track with high banks 
and had no passing places.  The track was a danger to pedestrians who could slip 
under a vehicle. 
 
The Agent, Mr Gordon Simpson, spoke in favour of the Application which would be built 
using sustainable materials and added the business would rear and grow organic 
produce for sale locally.  He thanked Officers for their advice that had resulted in an 
Application which complied with the Council’s policies. 
 
In reply to Members’ questions the following points were clarified:- 
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 HN11 was not a saved policy. 

 Charitable status was not a planning consideration, the decision for Members to 
make was whether there was a need for a new agricultural dwelling. 

 A lease had not been signed, but Members could resolve to grant permission 
once the lease had been entered into. 

 The land was used for agricultural use. 

 The Applicant was looking to further develop the site into a farming enterprise 
and had a business plan. 

 A thorough assessment had been carried out by Mr Fox, the Council’s 
Consultant based on essential need to be on site and the marketing of future 
produce with a customer base of vegetable boxes, eggs and bales of hay.  A 
business plan had been examined and the main income would be from 
agriculture. 

 The Wheelbarrow Yard site had 9 acres of arable farming land. 

 If Members were minded to grant permission a resolution could be made to 
grant permission subject to the signing of the lease, because this was essential 
to the viability of the business. 

 The Applicant or his wife would be available to tend to the vulnerable livestock. 

 The provision of utilities upon the site was not a planning consideration. 

 A search for suitable alternative dwellings had been made around the area but 
none had been suitable. 

 
A Motion to REFUSE the Application was proposed by Councillor Nigel Cooper and 
seconded by Councillor Emma Sims.  He cited paragraphs 55 and 58 of the NPPF and 
policies GE5, ES3, HN10 and CP14 as reasons for refusal. 
 
Members debated the Application and concluded that there was little evidence of 
farming activity upon the site, the business viability had not been proven, the house 
was too large and there were already suppliers of organic produce and box schemes 
within the area. 
 
Councillor Stephen Moore proposed an amendment to the Motion, which was 
seconded by Councillor John Marjoram that the scheme had not demonstrated its 
viability.  The amendment was accepted by Councillors Cooper and Sims and upon the 
vote unanimously agreed by Committee Members. 
 
On being put to the vote, there were 8 votes for the Motion, votes against and no 
abstentions; it was declared CARRIED.  
 
RESOLVED To REFUSE Application S.12/1098/FUL, for the reasons as set out in 

these Minutes, and in Appendix A to these Minutes. 
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DC.006 ITEM 2 – FULL PLANNING PERMISSION FOR A RESIDENTIAL 
DEVELOPMENT AT 1 SOUTHVIEW, COTSWOLD CLOSE, 
BRIMSCOMBE, STROUD, GLOS, (S.14/0659/FUL) 

 
The Principal Planning Officer drew Members’ attention to the Late Pages and revised 
plans that the proposed dwelling had been moved approximately 1.5 metres into the 
northern rear of the plot.  An amendment to page 22, Condition 2, was highlighted, to 
ensure the correct plans would be approved.  The neighbour had been advised of the 
revised plans and maintained her objection, that the house should be moved a further 
1.5 metres to the rear.  A plan was shown to Members and it was confirmed that the 
distance between the new dwelling and a neighbour was 3 metres. 
 
Ms Alison Spence, a local resident spoke on behalf of herself and other local residents 
who had raised objections to the Application.  She stated the Application, if granted, 
would overdevelop the plot, overlook neighbours and be overbearing.  Because the 
development was south facing it would create a cold environment for neighbours, 
there were a lack of local amenities and would create highway safety problems. 
 
Mr L Britton, the Agent for the Applicant confirmed that he had undertaken a Pre-
Application meeting with Planning Officers and had withdrawn an Application and 
revised it.  The Application satisfied the NPPF and Council’s policies and he sought 
Committee approval. 
 
The Officer confirmed that when viewed from the road the extension was single storey 
but two-storey when viewed from the garden. 
 
A Motion to ACCEPT the Officer’s recommendations, with the amended Condition, was 
proposed by Councillor Liz Ashton and seconded by Councillor Roger Sanders. 
 
Members had recently visited the site and saw that the development mirrored a nearby 
property and had two parking spaces.  Some Members were in favour of the 
Application but some thought that one dwelling would have been more appropriate; two 
dwellings would result in overdevelopment of the site. 
 
On being put to the vote, there were 4 votes for the Motion, 3 votes against and no 
abstentions; it was declared CARRIED.  
 
RESOLVED To grant permission for Application S.14/0577/FUL, as set out in 

these Minutes, subject to the Condition stated in the report and in 
Appendix A to these Minutes. 

 
DC.007 ITEM 3 –CHANGE OF USE AND CONVERSION OF LIVERY 

STABLES TO RESIDENTIAL DWELLING AT THE PALLISADES, 
WICK LANE, STINCHCOMBE, DURSLEY, GLOS, (S.14/0276/COU) 

 
The Senior Planning Officer drew Members’ attention to the Late Pages and the 
planning history that Members had requested when visiting the site.  An amendment to 
Condition 5, on page 33, was highlighted and should now read “the dwelling as such”. 
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Councillor Penny Wride, Ward Member for the Vale spoke against the Application 
because it did not comply with the Stinchcombe Village Plan, would be outside of the 
village boundary and would not be sustainable. 
 
The Officer confirmed that the buildings were not in agricultural use. 
 
Mr Jack Sant, Vice-Chair of Stinchcombe Parish Council spoke against the Application 
because the site was outside the village settlement area and development should be 
within the village envelope.  Tipping had taken place on the land resulting in 
contamination and top soil had also been removed.  He urged Committee to defer or 
reject the Application until the amount of material had been stated for the bund. 
 
The Officer confirmed that the creation of a bund was not for consideration because it 
did not form part of the description of development, which was for a change of use and 
conversion of stables to a residential dwelling.  The Head of Planning confirmed that 
the bund was a long standing issue associated with this site and would require 
planning permission from both the District and County Councils.  Members agreed that 
a Condition should be added to the Application to reflect this.  Officers confirmed that 
to their knowledge there was no contaminated land present within the red line and the 
use of the redundant buildings for the purpose intended complied with NPPF and the 
Council’s policies.  The site had been used for domestic equestrian use and had not 
been used commercially. 
 
A Motion to ACCEPT the Officer’s recommendations, with the additional Condition, was 
proposed by Councillor Emma Sims and seconded by Councillor Roger Sanders. 
 
During debate some Members thought the proposal was feasible but others thought 
that if an application had been received for a dwelling it may have been refused. 
 
On being put to the vote, there were 5 votes for the Motion, 0 vote against and 2 
abstentions; it was declared CARRIED.  
 
RESOLVED To grant permission for Application S.14/0276/COU, as set out in 

these Minutes, subject to the Conditions stated in the report and in 
Appendix A to these Minutes. 

 
DC.008 ITEM 4 –CHANGE OF USE FROM ASSEMBLY AND LEISURE TO A 

MIXED USE CONSISTING OF A NURSERY AND ASSEMBLY AND 
LEISURE AT CORONATION HUT, 16 DR BROWNS ROAD, 
MINCHINHAMPTON, STROUD, GLOS (S.14/0560/COU) 

 
The Principal Planning Officer had nothing to add to the report.   
 
In the absence of Councillor Dorcas Binns, a Ward Member for Minchinhampton, the 
Head of Planning read out her statement which did not object to the use of the hut as 
a nursery but raised concerns regarding the operating hours which would affect the 
wellbeing of local residents because of excessive noise and also increased traffic 
movements. 
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Mr N Rutherford lived adjacent to the site and spoke against the Application which he 
felt was unacceptable.  If accepted the proposal would damage future community 
relationships because an after school club was not a community activity.  He also 
raised concerns regarding road safety citing Policy GE1. 
 
Mr James Taylor, Chair of the Minchinhampton Scout Group spoke in favour of the 
Application.  He confirmed that there had been a day nursery on the site since 1967 
and this was the first time objections had been raised.  Responsible adults would be 
supervising the children and controlling noise levels.  The Highway Authority had not 
objected to the Application.  With the agreement of Committee, photographs were 
circulated to Members. 
 
Officers replied to Members questions where it was clarified that the Highway 
Authority did not think it was necessary to mark the road as a “no parking” zone 
outside the entrance of the Scout Hut.  The hours suggested were typical of a nursery. 
 
During debate Members expressed their conflicting views and sympathised with both 
the Applicant and also local residents who would be affected.  
 
A Motion to ACCEPT the Officer’s recommendation was proposed by Councillor 
Stephen Moore and seconded by Councillor Liz Ashton. 
 
On being put to the vote, there were 6 votes for the Motion, 1 vote against and no 
abstentions; it was declared CARRIED.  
 
RESOLVED To grant permission for Application S.14/0560/COU, as set out in 

these Minutes and in Appendix A to these Minutes. 
 
At 8.15 pm the meeting was adjourned and reconvened at 8.20 pm. 
 
DC.009 ITEM 5 – HOUSEHOLDER APPLICATION AT LOWER CHEYNE, 

QUEENS ROAD, STROUD, GLOS, (S.14/0428/HHOLD) 
 
The Principal Planning Officer drew Members’ attention to the Late Pages reducing 
the size of the balcony and the revision to the wording of condition 6 to ensure that the 
proposed condition referred to the correct plans. 
 
Mr Stuart Egerfield and Mr Tony Brook, neighbours, spoke against the Application 
because the balcony overlooked neighbours garden areas, was overbearing and did 
not comply with the Stroud Householder Guide.  They requested that the Application 
be refused. 
 
Mr Adam Lewis, the Applicant, outlined the Application and confirmed that he had 
amended his Application many times to address his neighbour’s concerns. 
 
The Officer answered Members’ questions confirming that the solar panels would be 
of standard design and the balcony would protrude by 2ft rather than 4ft.   
 
At 8.33 pm the meeting adjourned and reconvened at 8.39 pm. 
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A sketch plan was shown to Members which clarified the boundary and line of the 
timber fence.  A Member concluded that the Application was imaginative and sensitive 
to other properties within the area. 
 
A Motion to ACCEPT the Officer’s recommendations, with the amended Conditions, 
was proposed by Councillor John Marjoram and seconded by Councillor Roger 
Sanders. 
 
During debate Members were unanimous that the Applicant had submitted an 
Application which would enhance his property and also had made every effort to also 
appease concerned neighbours. 
 
On being put to the vote, there were 7 votes for the Motion, 0 votes against and no 
abstentions; it was declared CARRIED.  
 
RESOLVED To grant permission for Application S.14/0428/HHOLD, as set out in 

these Minutes, subject to the Conditions stated in the report and in 
Appendix A to these Minutes. 

 
 
The meeting closed at 8.47 pm. 
 
 
 
 
 
 
 
 
 
 
 
 

Chair 
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Amendments for Development Control Committee 
17 June 2014 

 
Item 1 
S.12/1098/FUL - Land at Sugley Lane, Horsley 
 
Reasons for refusal 

 
1) The fragmented arrangement of land forming the agricultural unit suggests that 

there will be multiple vehicular movements and trips to serve the enterprise which, 
in the opinion of the Local Planning Authority, will increase the number of 
vehicular movements on an unsuitable highway network. In particular Sugley Lane 
is a very narrow unmade road with steep sides and no passing places, which is 
used by a significant amount of non-vehicular traffic – for example walkers, horse 
riders.  Any increase in vehicular traffic using Sugley Lane is likely to result in a 
severe increase in danger to road users, contrary to policy GE5 of the adopted 
Stroud District Local Plan, and policy ES3 of the emerging Stroud District Local 
Plan, submission draft December 2013. 

 
2) The design of the proposed dwelling does not reflect the local vernacular of the 

area and, taken with its scale, the building is too large and grand in relation to its 
setting and the enterprise it is intended to serve. The proposed dwelling is 
therefore contrary to paragraph 58 of the NPPF and policy CP14 of the emerging 
Stroud District Local Plan, Submission draft Dec 2014, particularly point 5. 

 
3) The viability of the farming enterprise has not been adequately demonstrated on 

land currently owned by the applicant. Some of the land put forward by the 
applicant for inclusion in their farming business as part of their business plan is 
not currently in their control. Consequently it has not been proven that there is a 
need for an agricultural worker’s dwelling on the site. The proposed development 
is therefore contrary to paragraph 55 of the NPPF, policy HN10 of the adopted 
Stroud District Local Plan and policy CP15 of the emerging Stroud District Local 
Plan, submission draft Dec 2013. 

 
Item 2  
S.14/0659/FUL - 1 Southview, Cotswold Close, Brimscombe 
 
Late pages referred to revised plans and amendment to condition 2 to refer to the 
correct plans. 
 
Principal Planning Officer reported that the neighbour was aware of the revised plans 
and maintains objection to the scheme due to loss of light and overbearing impact. 
The neighbour requests that the dwelling is pushed a further 1.5 metres back into the 
site. 
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Item 3 
S.14/0276/COU - The Pallisades, Wick Lane, Stinchcombe 
 
Add condition 
 
Notwithstanding the details shown on drawing number PO1 and notwithstanding the 
provisions of Class A, Part 2 of Schedule 2 to the Town and Country Planning 
(General Permitted Development) Order 1995 (or any order revoking and re-enacting 
that Order with or without); no bunds shall be erected on the land the subject of this 
permission.  
 
Reason: 
For the avoidance of doubt and to ensure good planning. 
 
Item 4 
S.14/0560/COU – Coronation Hut, 16 Dr Browns Road, Minchinhampton 
No updates. 
 
Item 5 
S.14/0428/HHOLD – Lower Cheyne, Queens Road, Stroud 
Late pages referred to revised plans and amendment of condition 6 to reflect this. 
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Planning Schedule 
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In cases where a Site Inspection has taken place, this is because Members felt they would be 
better informed to make a decision on the application at the next Committee.  Accordingly the 
view expressed by the Site Panel is a factor to be taken into consideration on the application 
and a final decision is only made after Members have fully debated the issues arising. 
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DEVELOPMENT CONTROL COMMITTEE 

 
Procedure for Public Speaking  

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

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

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

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

 
 
A copy of the Scheme for Public Speaking at Development Control Committee meetings is available at 
the meeting. 
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Parish  Applicati on Item  Page No. 
 
Cainscross Parish 
Council 

91 Westward Road, Stroud,                                      01 
Gloucestershire.                                       

04 

S.14/0836/FUL -  Proposed residential  
re-development (10 units) Resubmission  
of S.14.0057/FUL. 

 

  
 

Painswick Parish 
Council 

Beacon Heights, Cheltenham Road,                         02 
Painswick.                                   

17 

S.14/0776/FUL -  Proposed development of  
five dwellings to include one affordable  
dwelling 

 

  
 

Frampton On 
Severn Parish 
Council 

Land Adjoining Miramont, Whitminster Lane,            03 
Frampton On                 
Severn. 

24 

S.14/0599/FUL -  Erection of 3 dwellings.  
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Item No: 01 
Application No.  
Site No. 

S.14/0836/FUL 
PP-03293692 

Site Address  91 Westward Road, Stroud, Gloucestershire, GL5 4JA 
 

Town/Parish  Cainscross Parish Council 
 

Grid Reference  383348,204869 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Proposed residential re-development (10 units) Resubmission of 
S.14.0057/FUL. 
 

  
   

 
 
 

  
Applicant’s 
Details 

Neon Homes 
C/o Mark Snook Planning, The Pike House, Dursley, Gloucestershire, 
GL11 4BJ 
 

Agent’s Details  Abigail Snook 
Mark Snook Planning, The Pike House, Kingshill Road, Dursley, 
Gloucestershire 
GL11 4BJ 
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Case Officer  Holly Simkiss 
 

Application 
Validated 

04.04.2014 

 RECOMMENDATION  
Recommended 
Decision 

Permission  

Subject to the 
following 
conditions: 

 
 1. The development hereby permitted shall be begun before the 

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

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

 
 2. No 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 Stroud District Council 
Local Plan Policy GE1 and in accordance with the provisions of 
Circular 11/95. 

 
 3. Prior to occupation of the proposed development the vehicular 

access shall be laid out and constructed as a vehicle crossover 
with pedestrian priority maintained across the site frontage and 
shall be maintained thereafter. 

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

suitably laid out and constructed in accordance with Paragraph 32 
of the NPPF. 

 
 4. The development hereby permitted shall not be occupied until the 

vehicular parking and turning facilities have been provided in 
accordance with the submitted plan MAR/842/PL/03/14/001/F, and 
those facilities shall be maintained available for those purposes for 
the duration of the development. 

 
 Reason: 
 To reduce potential highway impact by ensuring that adequate 

parking and manoeuvring facilities are available within the site. 
 
 



6 
 

 
 5. The development hereby permitted shall not begin until a scheme 

to deal with contamination of land, controlled waters and/or ground 
gas has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include all of the following 
measures, unless the Local Planning Authority dispenses with any 
such requirement specifically in writing: 

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

person to include a desk study, site walkover, the production of a 
site conceptual model and a human health and environmental risk 
assessment, undertaken in accordance with BS 10175:2001 
Investigation of Potentially Contaminated Sites - Code of Practice. 

 
2. A Phase II intrusive investigation report detailing all investigative 

works and sampling on site, together with the results of the 
analysis, undertaken in accordance with BS 10175:2001 
Investigation of Potentially Contaminated Sites - Code of Practice. 
The report should include a detailed quantitative human health and 
environmental risk assessment. 

 
3. A remediation scheme detailing how the remediation will be 

undertaken, what methods will be used and what is to be 
achieved. A clear end point of the remediation should be stated, 
such as site contaminant levels or a risk management action, and 
how this will be validated. Any on going monitoring should also be 
outlined. No deviation shall be made from this scheme without 
prior written approval from the Local Planning Authority.  

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

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

 
5.  A validation report detailing the proposed remediation works and 

quality assurance certificates to show that the works have been 
carried out in full accordance with the approved methodology. 
Details of any post-remedial sampling and analysis to show that 
the site has reached the required clean-up criteria shall be 
included, together with the necessary documentation detailing 
what waste materials have been removed from the site. 

 
 Reason: 
 To comply with the provisions of Policies GE2 and GE6 of adopted 

Stroud District Local Plan, November 2005 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. 
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6. No development shall take place until samples of the materials to 
be used in the construction of the external surfaces of the building 
works hereby permitted have been submitted to and approved in 
writing by the Local Planning Authority.  Development shall then 
only be carried out in accordance with the approved details. 

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 7. The development hereby permitted shall not be commenced until 

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 8. All planting, seeding or turfing comprised in the approved details of 

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 9. The development hereby permitted shall be carried out in all 

respects in strict accordance with the approved plans listed below: 
 
            Proposed floor plan of  04/04/2014 
            Plan number = MAR/842/PL/03/14/002/F     
 
            Proposed floor plan of  13/06/2014 
            Plan number = MAR/842/PL/03/14/003/G     
 
            Proposed Elevations of  13/06/2014 
            Plan number = MAR/842/PL/03/14/004/H     
 
            Waste Management Plan of  04/04/2014 
 
  Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
 
Informatives: 
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 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, Acting 
Environmental Protection Manager on 01453 754489. 

 2. 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. 

 
 CONSULTEES  
Comments  
Received  

Environmental Health (E) 
Parish / Town 
Development Coordination (E) 
Contaminated Land Officer (E) 
 

Not Yet 
Received  

Canal Team (E) 
 
Canal & River Trust (E) 
 

 CONTRIBUTORS 
Letters of 
Objection  

 
Mrs M Gray, 66 Westward Road, Stroud  
N Pace-Humphreys, Brook House, Toadsmoor Road, 
Brimscombe, Stroud, G,   
S Doolan, 56-58 Westward Road, Cainscross, Stroud,   
P Davis, 81 The Retreat, Westward Road  
P Lloyd, 64 Westward Road, Ebley  
A Davis, 81 Westward Rd, Cainscross  
K Evans, 93 Westward Rd,   
D Middlemiss, 87 Westward Road, Stroud  
 

Letters of 
Support  

 
 

Letters of 
Comment  

    
M Gray, 66 Westward Road, Stroud        
 

 OFFICER’S REPORT  
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DESCRIPTION OF SITE 
The proposal site consists of a hardstanding left after the demolition of a vacant 
industrial building. The building was last occupied by GR Fasteners who were 
engineering merchants and used the building as a warehouse with trade counter for 
sales of metal fastenings. The building has previously been used as a garage and tyre 
fitters.   
 
The site fronts Westward Road at Cainscross and is within the Conservation Area 
nestled between a new build development finished in red facing brick on the south west 
and a period property finished in stone to the north-east.  The site is also located inside 
the defined settlement boundary. 
 
There is a private footpath on the north-east boundary of the site which is marked by a 
19 century stone gateway.   Retreat Lodge, the property to the north-east of the site, 
has two windows facing onto the footpath.  No. 89 The Retreat is considerably lower 
than the rear of the site and the flats above garages at the southern edge of the site 
have rear-facing dormers but are totally screened by vegetation and are well below the 
site. 
 
PROPOSAL  
The application is a revised application of S.14/0057/FUL which was withdrawn on the 
31st March 2014 due to officer concerns regarding the height of the proposed building 
when viewed in context with the adjoining buildings. 
 
The application proposes the erection of a ten open market flats (3 one-bedroom and 7 
two-bedroom). 
 
The building is split level; three storeys facing the road and four to the rear. 
 
The application proposes ten parking spaces, ten cycle spaces and bin storage for all 
units. 
 
REVISED DETAILS  
Revised plans received 13.06.2014 detailing a revision to the ridgeline of the proposed 
building. 
 
MATERIALS  
Walls:   
External cladding - Equitone natural colour N251 Anthracite. 
Laths, horizontally fixed with overlaps. 
Render finished - Weber one coat colour 091 Gris Pearls. 
Below DPC - Ibstock Staffordshire Blue. 
 
Roof:   
Marley Eternite Rivendale slate. 
 
Doors/windows:  
Powder coated aluminium RAL 7016 Anthracite or UPVC. 
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RELEVANT PLANNING HISTORY  
S.14/0057/FUL.  Residential re-development (10 units).  (Resubmission following 
permission S.12/1274/FUL). Withdrawn 31.03.2014. 
 
S.12/1274/FUL.  Proposed housing development at 91 Westward Road, Stroud 
(Revised Plans Received 11.10.2012).  Permitted 23.10.2012. 
 
S.04/0165/FUL.  Erection of 3 dwellings and associated parking. (Revised plans 
submitted 24/03/2004).  Permitted 13.04.2004. 
03/568.  Change of use of former Warehouse store to Restaurant together with 
alterations and additions to the building. Permitted 17.06.2003. 
 
03/568.  Change of use of former Warehouse store to Restaurant together with 
alterations and additions to the building. Approved 17.06.2003. 
 
CONSULTATION RESPONSES  
Public 
Several letters of objection; 
o Overshadowing 
o Overlooking 
o Scale, height and massing 
o Overdevelopment 
o Impact on IHCA 
o Inappropriate materials 
o Highway impact and parking provision 
o Impact of lighting 
o Design 
 
Parish 
Cainscross Parish Council wishes to object to the above application, on the following 
grounds  
 
o Properties behind this development will be subject to loss of light and loss of 

privacy. Therefore the planning application contravenes Policy GE1 
o We have further concerns regarding highway safety (Policy GE5).with the already 

congested Cainscross Road and development of the Nursing home. The addition 
of a development of this size would be detrimental to highway safety. 

 
Although the application has been slightly reduced, the previous issues addressed by 
Cainscross Parish Council on planning application S.14/0557 have still not been 
resolved by this new application. 
 
Ward Member, Cllr Williams 
I ask that this application be taken to the DCC rather than be determined under 
delegated power for the following reasons, already put forward by the Parish Council. 
 
The planning application contravenes Policy GE1 
Properties behind this development will be subjected to loss of light and loss of privacy. 
 
The planning application contravenes policy HN8 , BE1, BE2 
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The scale of the proposed development is not sensitive or appropriate to the local 
setting and there appears to be no consideration or thought to the adjacent residential 
dwellings. 
 
The mass of this development will harm the setting and have a negative impact on the 
conservation area and dominate the streetscape. 
 
The development will not retain or improve the views, vista or skyline from Westward 
Road, the canal, or the QE11 field. The roofscape/skyline have not been considered 
sensitively and will affect the long and medium distance views from Westward Road. 
 
The Planning application contravenes policy BE5 on all of the following criteria. 
 
Development within or affecting the setting of a Conservation Area will only be permitted 
if all the following criteria are met: 
 
The siting of the development respects existing open spaces, patterns of building. 
Layout, trees and boundary treatment and does not harm any positive contribution 
made to the character or appearance of the Conservation Area by any of these: 
 
The scale, design, proportions, detailing and materials used in the proposed 
development are sympathetic to the characteristic form in the area and compatible with 
adjacent buildings and spaces. 
 
It does not cause the loss of features of historic or characteristic value and important 
views within into and out of the area are protected. 
 
We have further concerns regarding highway safety (policy GE5) . With the already 
congested Cainscross Road and development of the Nursing home the addition of a 
development of this size would be detrimental to highway safety. 
 
Finally the application is in breach of the ICHA and the adopted Conservation Area 
Statement. 
 
SDC EHO 
No objection raised and suggests conditions regarding construction hours and full 
contaminated land condition.  Informative recommended with regard to burning of 
waste. 
 
Local Highway Authority   
I refer to the above planning application received on 15th April 2014 with Plan(s) Nos: 
MAR/842/PL/03/14/001/F. 
 
The site is located along Westward Road a Class 2 highway subject to the local speed 
limit of 30mph. The area is predominately residential with footways and street lighting. 
Parking restrictions in the form of double yellow lines exist along the site frontage. The 
existing layout is informal with a hybrid access which is unclear to potential users as a 
radius kerb exists on one side with no termination of the footway on the other side. It is 
not clear from the submitted drawing what form of access is proposed and I consider it 
more appropriate for a vehicle crossing to be formed maintaining pedestrian priority 
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which would also remove the requirement for an amendment to the Traffic Regulation 
Order for the removal of the double yellow lines across the access. 
 
The proposed access has adequate visibility for the speed of vehicles travelling along 
Westward Road and is considered acceptable. No justification has been submitted in 
support of the application for the number of proposed parking spaces and in the 
absence of any information I have used the Department for Communities and Local 
Government (DCLG) Residential Car Parking Research document to calculate the 
parking demand generated by the proposed development. The required parking 
demand is based on the number of habitable rooms and site location and is growthed to 
2026. The proposed development would generate a demand of 0.7-1.0 parking spaces 
per unit and therefore the proposed level of parking is considered appropriate. An 
adequate turning area is also provided so that vehicles can access/egress in a forward 
gear which is considered acceptable. 
 
I recommend that no highway objection be raised subject to the following condition(s) 
being attached to any permission granted:-  
 
Prior to occupation of the proposed development the vehicular access shall be laid out 
and constructed as a vehicle crossover with pedestrian priority maintained across the 
site frontage and shall be maintained thereafter. 
 
Reason: To reduce potential highway impact by ensuring the access is suitably laid out 
and constructed in accordance with Paragraph 32 of the NPPF. 
 
The development hereby permitted shall not be occupied until the vehicular parking and 
turning facilities have been provided in accordance with the submitted plan 
MAR/842/PL/03/14/001/F, and those facilities shall be maintained available for those 
purposes for the duration of the development. 
 
Reason:- To reduce potential highway impact by ensuring that adequate parking and 
manoeuvring facilities are available within the site. 
 
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. 
 
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 PLANNI NG POLICIES 
In considering this application, the provisions of the National Planning Policy Framework 
(NPPF) have been considered as well as Policies GE1, GE5, HN8, BE5, EM4 and TR12 
of the adopted Stroud District Local Plan, November 2005 and policies HC1, ES3 and 
ES10 of the Stroud District Local Plan: Submission Draft December 2013. 
These policies seek to manage new residential development within settlement 
boundaries by ensuring that it is in keeping with the existing character and built form 
and provision is made for adequate private amenity space; whilst protecting the amenity 
of existing and future occupants, maintaining highway safety, and to conserve and 
enhance the historic environment.  Existing employment sites should be retained unless 
there are demonstrable environmental benefits. 
 
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. 
 
An extant scheme (S.12/1274/FUL) permitted the erection of a pair or semi detached 4-
bed dwellings and a two storey block of 2-bed flats.  From the road this had the 
appearance of a pair of semi-detached properties and a single detached unit with an 
obvious gap between the units.  The depth of the units was consistent with adjacent 
buildings with gardens and parking to the rear. 
 
Historically the site has been in commercial use in 2003 and has benefitted from 
permissions to erect a restaurant and more recently housing (2004 and 2012). 
 
This application proposes the erection of ten flats.  The site is contained within the 
defined settlement boundary and subject to the qualifying criteria of Policy HN8 could be 
considered as acceptable.  These criteria will be considered in more detail below; 
however, through the extant scheme (and historic permissions) the proposal for housing 
on the site is considered acceptable. 
 
DESIGN AND LAYOUT  
The proposed design of the front of the development is of traditional appearance and 
comprises essentially a two and a half storey building when viewed from the road.  The 
development will however have a basement level, but this is below ground level from 
the front.  From the rear, the building would have a more contemporary appearance. 
 
Revised plans have been received which detail a drop in the section of roof above the 
vehicular access.  This provides a break in the roof line which aids in a visual separation 
of the units. 
 
The proposed building would be finished in materials that would provide a contrast to 
adjacent and neighbouring houses.  The proposed materials of render and external 
cladding would provide a contemporary contrast that is considered would not look out of 
place.  A suitably worded planning condition could request samples of materials to 
ensure their compatibility with the immediate vicinity. 
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The proposed housing density is high, however as the application relates to flats in a 
sustainable location, is considered acceptable for the site.  Dormer windows are 
commonplace in the area and are considered to be a vernacular feature. 
 
The site is surrounded by built form and as such any development here would not 
appear as an intrusion into open countryside and this is further supported by the extant 
planning permission on the site. 
 
The extant 2012 permission allows views between buildings which is an important 
landscape feature within this part of the IHCA.  Wider glimpses of buildings are 
available due to the change in land levels across the site and a dense form of 
development limits these views.  The proposed building however does detail a driveway 
through to the rear of the site so that glimpses can still be obtained.  Historic maps from 
1880 show a large building running perpendicular to the main road; causing an abrupt 
bookend to development along this part of Westward Road. This site has always been 
developed; therefore the present views do not represent the historic landscape. Only 
the current vacant use of the site has allowed open views. 
 
HISTORIC ENVIRONMENT  
The site is located within the Industrial Heritage Conservation Area and as such Policy 
BE5 is relevant.  This policy requires the satisfaction of 4 criteria.  These will be 
considered in turn below. 
 
The siting of the proposed development is appropriate and regard must be paid to the 
extant and historic schemes which also propose built form in this location.  The context 
of the area is of road fronting residential development.  This application proposes to set 
the buildings back from the road and more in line with the development to the west. 
Development in the area has therefore predominantly followed a more linear form which 
flanks the Westward Road. 
 
As noted above, the site has historically always been developed and as such a building 
on this site would not detract from the character and appearance of the Conservation 
Area. 
 
The scale and design of the proposed scheme whilst taller than its neighbouring 
buildings is not excessively large at 10.3m to ridge. Buildings located further east have 
varying roof lines including both higher and lower ridge lines.  It is considered on 
balance that the height of the proposed scheme is not out of keeping with the area. 
 
There are no historic features on the application site to consider.  The gateway to the 
retreat is of consideration but is outside the application site. 
 
The final criteria requires important views within, into and out of the area be protected.  
Any views that will be lost as a result of this application are unfortunate, but as noted 
above, these views are a more recent addition to this part of the IHCA.  Historically 
there have been limited glimpses through the site and it is considered that this proposal 
will provide a consistent level of glimpses through the site. 
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RESIDENTIAL AMENITY   
The proposed scheme details rear facing windows that face south-east.  Objections 
relating to a loss of privacy have been considered and duly noted.  However, the extant 
scheme details rear facing windows and distances between windows are also 
comparable.   
 
As with the 2012 previously approved scheme, the development is designed with 
fenestration facing towards the front and rear and any adjacent properties are set far 
enough away not to be affected by possible overlooking.  The separation distance 
between the development and the adjacent properties is considered adequate and is 
similar to that which already exists between properties in this area which would not 
cause any significantly adverse overlooking.   
 
The difference in land levels from the road to the rear of the site are significant and any 
properties located to the south of the site are of a considerably lower level than that of 
the proposed scheme, therefore any direct views out would be towards the roofs and 
above. 
 
When considered against the extant scheme, it is not considered on balance that there 
is any justifiable reason to refuse this application on the basis of loss of privacy or 
overbearing impact. 
 
EMPLOYMENT LAND  
Local Plan Policy EM4 seeks to protect employment land for employment related 
development.  However, in relation to this site which has in the past been used as 
Warehouse store, it was accepted through the previous application that the loss of this 
site to employment would be acceptable since there is adequate land to cater for 
employment in the area and doing so would bring environmental benefits for nearby 
residences.  Therefore the proposal accords with Local Plan Policy EM4. 
 
HIGHWAY SAFETY  
Comments have been received from the Local Highway Authority and no objection has 
been raised on the basis that conditions are imposed regarding in accordance with 
approved plans, parking laid out as shown, access to be retained and secure cycle 
storage provided. 
 
Adequate visibility splays can be provided and sufficient parking and turning facilities 
are shown and would ensure that vehicles and pedestrian can successfully negotiate 
the site.  As such, access arrangements are considered to be acceptable and in 
accordance with the provisions of Policy GE5. 
 
Moreover, the site is located within the defined settlement boundary and as such, the 
occupiers of the property would have easy access to local facilities without the need to 
travel by car.  The sustainability principles contained within Policy TR1 and the NPPF 
would be satisfied. 
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LEGAL AGREEMENT  
No S106 Legal Agreement has been entered into as the application is below threshold 
for affordable housing.  The extant scheme did not seek to secure an off site recreation 
contribution and as such it would not be reasonable to request a contribution for this 
application.  In addition, in line with current CIL Regulations a specific scheme must be 
identified; Officers are not aware of any new scheme requiring investment in the area. 
 
REVIEW OF CONSULTATION RESPONSES   
Several letters of public objection have been received in response to the application and 
the comments have been addressed within the main body of this report.   
 
CONCLUSION 
In light of the above, it is considered on balance that the proposal complies with the 
policies outlined. 
 
SI 2274 STATEMENT 
The case officer was in regular contact with the applicant/agent and the community, 
acting in a positive and proactive manner, seeking dialogue and solutions. Copies of 
this correspondence is on the file. 
 
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: 02 
Application No.  
Site No. 

S.14/0776/FUL 
 

Site Address  Beacon Heights, Cheltenham Road, Painswick, Gloucestershire 
 

Town/Parish  Painswick Parish Council 
 

Grid Reference  387308,212104 
 

Application 
Type 

Full Planning Permission 
 

Proposal  Proposed development of five dwellings to include one affordable dwelling 
 

  
   

 
 
 

  
Applicant’s  
Details 

Richard Williams 
Beacon Heights, 4 Tudor Close, Churchdown, Gloucestershire, GL3 1AW 
 

Agent’s Details  Rodney Purse 
Rodney Purse And Co LTD, 142 Tuffley Avenue, Gloucester, 
Gloucestershire, GL15N5 
 

Case Officer  Sarah Carruthers 
 

Application 
Validated 

10.04.2014 
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 RECOMMENDATION  
Recommended 
Decision 

Refusal  

For the 
following 
reasons: 

 
 1. The proposed development is located outside of an indentified 

settlement and would result in an unsustainable form of 
development with limited access to services, facilities and public 
transport and therefore discourages the use of sustainable 
transport modes, conflicting with Policies HN10 and TR1 of the 
Stroud District Local Plan, November 2005, paragraph 55 of the 
NPPF, and CP15 and EI12 of the Stroud District Local Plan: 
Submission Draft, December 2013. 

 
 CONSULTEES 
Comments  
Received  

Parish / Town 
Natural England (E) 
Development Coordination (E) 
Environmental Health (E) 
Cotswolds Conservation Board (E) 
Ecology 
 

Not Yet 
Received  

County Strategic Planning 
Gloucestershire Wildlife Trust (E) 
 

 CONTRIBUTORS 
Letters of 
Objection  

 
Miss W. Learmonth, Heather Bank, Cheltenham Road  
Mr And Mrs Nayegon, Wellspring, Cheltenham Road  
A. Pearson, Dumbledore, Beacon Close  
MR W J Jukes, Casa Mia, Beacon Close  
P Lyon, Olivers, Cheltenham Road, Painswick  
Mrs E.M.Collins, Ridgestones, Beacon Close Painswick,   
Mr And Dr Cox, Tocknells House, Painswick  
 

Letters of 
Support  

 
T Roberts, Wylam Cottage, Beacon Close, Painswick, Stroud  
 

Letters of 
Comment  

M Holliday, Windrush, Beacon Close  
 

 OFFICER’S REPORT  
 
 
DESCRIPTION OF SITE 
Beacon Heights is a single storey dwelling located along the A46 Cheltenham Road, 
situated outside of the defined settlement boundary of Painswick. The site is located 
within the Cotswolds Area of Outstanding Natural Beauty. The land levels rise in a 
north-westerly direction, with the dwelling elevated and set back from the road. The site 
has a large garden to the front of the dwelling, but also extends to the side and rear. 
There are numerous outbuildings located near the north eastern boundary. The property 
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is screened to all boundaries by hedging and mature trees. Neighbouring properties lie 
beyond the northeast, northwest and southwest boundaries. A public footpath runs 
alongside the south west boundary. The existing property is of little architectural merit 
having previously undergone various forms of extensions and is now in a poor state of 
repair. 
 
PROPOSAL  
Full application for the erection of five detached dwellings (including one affordable 
housing unit) with associated gardens, garages and parking and a shared access. The 
proposal consists of 4 no. four-bedroomed units and 1 no. two-bedroomed unit. The two 
storey dwellings have a fairly traditional design with low eaves, pitched roofs, gables 
and dormer windows. 
 
REVISED/ADDITIONAL DETAILS  
Ecology report received 27/5/14 
 
MATERIALS  
Walls: reconstituted stone 
Roof: conservation style reconstructed stone slates 
Doors/windows: upvc with some mullion surrounds 
 
RELEVANT PLANNING HISTORY  
S.08/2137/FUL Application for erection of replacement dwelling was withdrawn on 
17/12/08. The application was due to be recommended for refusal, mainly as it did not 
comply with Policy HN14. 
S.09/0259/FUL Application for erection of replacement dwelling was refused, but was 
allowed at Appeal on 23/9/09. 
S.10/2207/CPL Certificate of proposed lawful development for construction of workshop 
in rear garden and retention of the workshop should the existing house be demolished 
and the replacement dwelling be constructed. 
S.11/1520/DISCON Discharge of condition2 of S.09/0259/FUL 
S.12/1608/DISCON Discharge of conditions 2 and 3 from Appeal decision 
APP/C1625/A/09/2105210 (S.09/0259/FUL) 
 
CONSULTATION RESPONSES  
Public 
Numerous letters of objection received - objections include: 
- overdevelopment of site 
- not in keeping with surroundings 
- harmful to landscape character 
- visually intrusive 
- impact on highway safety 
- increased traffic 
- local roads/pavement unsafe for pedestrians with no safe crossing 
- limited bus service 
- limited parking provided for visitors 
- ecological impact 
- increase in noise and fumes 
- loss of light and privacy and overbearing impact to neighbouring properties 
- limited local services and infrastructure to cope with additional dwellings 
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- no local recreation area 
- impact on local sewers and surface water 
- site levels have been altered 
 
One letter of comment received - comments include: 
- supportive of development 
- level of development is appropriate to size of site 
- access has good visibility 
 
One letter of support received - comments include: 
- good design and materials 
- site sensibly used as currently underdeveloped 
- well screened 
- consideration given to neighbours amenities 
- new housing is needed. 
 
Parish 
Support - but would like to ensure an ecological survey is carried out. 
 
Consultations  
Highways Planning Liaison - No objection subject to conditions 
Natural England - not able to fully assess as further information on ecology and 
landscape is required. Unlikely to impact on SSSI an SAC. The LPA has re-consulted 
NE following receipt of the ecology report but at the time of writing the report, no further 
comments have been received. 
EHO - hours of construction condition and burning informative. 
Cotswold Conservation Board - no comment 
Ecologist - following the receipt of the ecology report, further information has been 
requested. At the time of writing the report, the information had not been received 
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
REASONS FOR DECISION - ARTICLE 31  
For the purposes of Article 31 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2010, the following reasons for the Council's 
decision are summarised below together with a summary of the Policies and Proposals 
contained within the Development Plan which are relevant to this decision:  
 
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNI NG POLICIES 
In considering this application, the provisions of the National Planning Policy Framework 
(NPPF) has been considered as well as the adopted Stroud District Local Plan, 
November 2005 and the Stroud District Local Plan: Submission Draft December 2013. 
 
Paragraph 55 of the NPPF addresses sustainable development within rural areas. 
Chapter 7 set outs out principles for good design and Chapter 11 seeks to conserve and 
enhance the natural environment. 
 
Policy GE1 of the adopted local plan seeks to protect the amenities of neighbours, 
Policy GE5 seeks to ensure that development is not detrimental to highway safety, 
Policy HN4 seeks an element of affordable housing where more than dwellings are 
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proposed, Policy HN10 states that residential development is not permitted outside the 
defined settlement boundary unless essential for agricultural or forestry, NE8 seeks to 
conserve and enhance the AONB, Policy TR1 seeks to promote sustainable 
development and ensure adequate parking facilities are provided. 
 
Policy CP9 of the emerging local plan covers affordable housing provision, CP15 seeks 
to protect the separate identity of settlements and the quality of the countryside, Policy 
EI12 promotes transport choice and accessibility, Policy ES3 seeks to protect 
residential amenities and Policy ES7 seeks to conserve landscape character and 
protection of the AONB. 
 
PRINCIPLE OF DEVELOPMENT/SUSTAINABILITY   
The site falls within a small group of properties located at an elevated position on the 
north side of Cheltenham Road. The site is located outside the defined settlement 
boundary and whilst part of a small group of dwellings, the group is considered isolated 
within the countryside, with poor access to services, facilities and public transport.  
Painswick is approximately 1.5 miles southwest along the A46 Cheltenham Road and is 
not considered easy walking distance. The nearest facility is a public house located 
720m north. This section of Cheltenham Road has limited footpaths, no road crossing 
and no street lighting. The site is considered to be unsustainable location, with the 
occupants of the five dwellings being wholly reliant on the use of a private vehicle. It has 
not been demonstrated that the development is essential for agriculture or forestry.  
 
In view of this, the proposal is considered to be an unsustainable form of development, 
conflicting with Policy HN10 and TR1 of the adopted local plan, the NPPF (paragraphs 
14 and 55) and Policies CP15 and EI12 of the emerging Local Plan. 
 
DESIGN AND LAYOUT/IMPACT ON AREA  
The plans show the five dwellings could be accommodated within the site without 
appearing cramped or overdeveloped and would be compatible with the density and 
layout of the surrounding residential development. 
 
The surrounding properties are mostly post 1950's, single or two storey dwellings 
finished in a range of materials. The proposed dwellings would appear proportionate to 
the site and surrounding properties, with a suitable ridge height and gable widths.  The 
proposed scale, design and detailing makes reference to the character and style of the 
surrounding dwellings. The proposed reconstituted stone would be appropriate for the 
location given the ranges of materials that exist in the area. The site is well screened on 
all four boundaries by mature trees and the development would not appear unduly 
prominent within the street scene.  
 
The arrangement of the plots as defined would provide adequate garden area for the 
proposed dwellings, compliant with the standards set out in the Council's Residential 
Design Guide and in keeping with the form of surrounding development.  Furthermore, 
the redevelopment of this site would not result in a loss of any open space that is 
important to the locality.  Policy HN8 and the design criteria of the NPPF would be 
satisfied. 
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The development would be located within a well screened site within existing group of 
dwellings and given the density, scale and design would have minimal landscape 
impact within this part of the AONB. The proposal complies with Policy NE8 and the 
NPPF (Chapt.11) 
 
RESIDENTIAL AMENITY  
The development will not have a significant overbearing effect, cause unacceptable 
overshadowing or loss of privacy to the neighbouring properties given the degree of 
separation between dwellings, the change in ground levels and the existing natural 
screening provided along the boundaries. 
 
The proposed window layout and potential boundary treatment would ensure there is no 
significant privacy impact on the residential amenities of the occupants of the dwellings, 
except for the first floor facing kitchen windows in Plot 1 and 4. These windows are 6m 
apart and would need to be obscurely glazed to prevent any unacceptable overlooking. 
These are not the sole windows to the principle room and therefore it would not be 
unreasonable or inappropriate to impose a condition to ensure they are obscurely 
glazed. Subject to conditions the proposal complies with Policy GE1. 
 
HIGHWAY SAFETY  
Cheltenham Road is a County Principal Route with a speed limit of 50mph. Adequate 
visibility splays can be provided and sufficient parking and turning facilities are shown 
and would ensure that vehicles and pedestrians can successfully negotiate the site. The 
Highways Planning Liaison Team raise no objection to the application subject to 
conditions. As such, access arrangements are considered to be acceptable and in 
accordance with the provisions of Policy GE5 
 
ECOLOGY 
An ecology report has been submitted and whilst the buildings to be demolished do not 
appear to be used by roosting bats, the Council's Ecologist has requested that further 
information is submitted that includes (1) a detailed method statement, detailing the 
measures to be taken to minimise risk of harm to bats and how to deal with any bats 
should they be discovered and (2) a robust scheme of proposed enhancement 
measures; so to allow straightforward conditioning of the ecology report. At the time of 
writing the report these details had not been submitted however, it could be possible to 
ensure this information is submitted for approval and adhered to, subject to suitably 
worded conditions. Subject to conditions, the proposal is considered to conserve and 
enhance local biodiversity in accordance with the NPPF (para. 18). 
 
AFFORDABLE HOUSING AND OUTDOOR PLAY SPACE CONTRIBUT IONS 
The applicant is willing to enter into an appropriate S.106 agreement in order to make 
contributions to affordable housing (1.2 units of the 5 units) and outdoor play space 
facilities (£10,598) in accordance with Local Plan Policy HN4 and Supplementary 
Planning Guidance.  However, given the Officers recommendation such an agreement 
has not been completed. 
 
REVIEW OF CONSULTATION RESPONSES   
Letters of support were received from the Parish and two local residents. However, the 
issue of sustainability was not addressed within their comments. 
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The local Ward Councillor considers the proposal would bring local community benefits 
and is sustainable. Whilst the proposal would contribute to local housing and outdoor 
play facilities, the benefits to the local community would not outweigh the level of harm 
caused by the unsustainable location of the development. 
 
CONCLUSION 
The proposal is not considered to comply with the provisions of policies listed in the 
reasons for refusal and contained in the adopted Stroud District Local Plan, November 
2005 and the core planning principles set out in the NPPF. 
 
SI 2274 STATEMENT 
Unfortunately this application was submitted without any meaningful pre-application 
discussions. For the reasons given above the application is recommended for refusal. 
The agent has been contacted and the issues explained.  
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any 
neighbouring or affected properties.  In particular regard has been had to Article 8 of the 
ECHR (Right to Respect for private and family life) and the requirement to ensure that 
any interference with the right in this Article is both permissible and proportionate. On 
analysing the issues raised by the application no particular matters, other than those 
referred to in this report, warranted any different action to that recommended. 
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Item No: 03 
Application No.  
Site No. 

S.14/0599/FUL 
 

Site Address  Land Adjoining Miramont, Whitminster Lane, Frampton On Severn, 
Gloucestershire 
 

Town/Parish  Frampton On Severn Parish Council 
 

Grid Reference  375475,208639 
 

Applica tion 
Type 

Full Planning Permission 
 

Proposal  Erection of 3 dwellings. 
 

  
   

 
 
 

  
Applicant’s 
Details 

Mr Alan Hazelwood 
Miramont, Whitminster Lane, Frampton On Severn, Gloucester, 
Gloucestershire 
GL2 7PR 
 

Agent’s Details  Mr Eric Cartwright 
Construction & Design Ltd, 42 Cumbria Close, Thornbury, South 
Gloucestershire, BS35 2YF 
 

Case Officer  Holly Simkiss 
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Application 
Validated 

10.03.2014 

 RECOMMENDATION  
Recommended 
Decision 

Resolve to Grant Permission  

Subject to the 
following 
conditions: 

 
 1. The development hereby permitted shall be begun before the 

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

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

 
 2. No development shall take place until samples of the materials to 

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 3. The development hereby permitted shall not be commenced until 

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 4. All planting, seeding or turfing comprised in the approved details of 

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
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 5. Prior to the occupation of the development hereby permitted, any 

window proposed in the east and west elevations at first floor level 
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. 

 
 6. No window or door openings other than any windows shown on 

the approved plans shall be formed in the east or west elevations 
of the development hereby permitted. 

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

residential property. 
 
 7. 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 Stroud District Council 
Local Plan Policy GE1 and in accordance with the provisions of 
Circular 11/95. 

 
 8. The development shall not be commenced until a scheme 

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

 
 Reason: 
 To protect the amenity of the locality, especially for people living 

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

 
 9. The development hereby permitted should not commence until 

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

 
Reason: 
To ensure that the development is provided with a satisfactory 
means of drainage as well as to reduce the risk of creating or 
exacerbating a flooding problem and to minimise the risk of 
pollution. 
 

10. The development hereby permitted shall not be brought into use 
until the vehicle parking, turning and manoeuvring areas shown on 
the approved plans are made available for use.  Each unit shall be 
provided with parking spaces in accordance with the Local 
Planning Authority's adopted vehicle parking standards.  This 
provision shall be maintained as such, free of obstruction, 
thereafter. 

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

available. 
 
11. The development hereby permitted shall be carried out in all 

respects in strict accordance with the approved plans listed below: 
 
            Proposed floor plan of  10/03/2014 
            Plan number = 1     
 
            Proposed Elevations of  10/03/2014 
            Plan number = 2     
 
            Proposed plans and elevations of  10/03/2014 
            Plan number = 3A     
 
            Proposed Block Plan of  29/04/2014 
            Plan number = 3     
 
 Reason: 
 To ensure that the development is carried out in accordance with 

the approved plans and in the interests of good planning. 
 

 CONSULTEES  
Comments  
Received  

Parish/Town 
Mr David Lesser 

Not Yet 
Received  

Development Coordination (E) 
Rozelle Jachowicz- 1 To 4 Dwellings(E) 
 

 CONTRIBUTORS  
Letters of 
Objection  

 
J And  E Harding, Southfield, Whitminster Lane   
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Mrs C L Wain, Trelawne, Whitminster Lane  
N And V Precious, School House, Whitminster Lane  
N Weir, Orchard House, Whitminster Lane, Frampton On Severn,   
Miss J Bright And Mr P Cunliffe, Oatfield House, Whitminster Lane  
Mr K A Wain, Trelawne House, Whitminster Lane  
Dr C McNeir, 1 Oatfield, Whitminster Lane  
C And N Weir, Orchard House, Whitminster Lane  
Oatfield Residents Association, Summer Cottage, Whitminster 
Lane  
 

Letters of 
Support  

 
 

Letters of 
Comment  

    
Oatfield Residents Association, Summer Cottage, Whitminster Lane           
 

 OFFICER’S REPORT  
 
DESCRIPTION OF SITE 
The application site comprises an area of open grassland adjacent to the property 
known as Miramont.  The site is enclosed by mature hedges and is bordered to the 
south by the Reg Davies Memorial Football Club. 
 
The site is located outside the defined settlement boundary and is unaffected by any 
other sensitive landscape designation.  The site is located in Flood Zone 1. 
 
The site is proposed as being served by a vehicular access off Whitminster Lane, which 
currently serves the existing dwelling on the site. 
 
PROPOSAL  
Three detached dwellings are proposed with detached single garages, parking and 
turning and private amenity space. 
 
A commuted sum payment of £126,900 is also proposed towards the provision of off 
site affordable housing.  This payment is to be secured through a Section 106 Legal 
Agreement. 
 
A contribution of £6870 is also proposed towards off-site recreation and is also to be 
secured through the Section 106 Legal Agreement. 
 
REVISED DETAILS  
Revised site plan. 
 
MATERIALS  
Walls: Facing brick to be agreed. 
 
Roof: Tiles to be agreed.  
 
Doors/windows: Brown upvc to be agreed. 
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RELEVANT PLANNING HISTORY  
None relevant to the site. 
 
CONSULTATION RESPONSES  
Public 
Eight letters of public objection have been received (including the Oatfield Residents 
Association).  Objections relate to: 
o Site outside development boundary 
o Contrary to local plan 
o Site drainage 
o Access and Highway safety impact 
o Risk of flooding 
o Unsustainable location 
o Loss of paddock 
o Scale of development 
 
Parish 
Having discussed the application and listened to all the adjacent residents Council put 
forward the following objections: 
1. The site is outside the Settlement Boundary for Frampton on Severn - Policy HN10 
applies. 
2. The proposed development would seriously exacerbate the flood risk in this area. 
The plot is known to have flooded in the past and more hard standing would not 
improve the situation. 
3. Access to the highway is on a highly dangerous bend on a minor road and the 
increased volume of traffic poses a considerable danger. Policy GE5 applies. 
4. The proposed development, even if it was within the Settlement Boundary, is 
inappropriate in scale to the size of the plot and Policy BE1 applies. 
 
Council therefore very strongly oppose the application on the above grounds. 
 
SDC Water Resources Engineer  
I have no objection this proposal but would comment that rain water harvesting should 
not be the sole method of storm water management. If property residents are not at 
home for a period of time preceding a storm event the harvesting system could already 
be at capacity and be forced to surcharge. 
 
I would suggest that soakaways be used which could be intercepted by a water 
harvesting system. 
 
Revised comments received 13 May 2014: 
Since my previous comment of 21st March further evidence has come to light with 
respect to the ground water conditions in Oatfield following the extremely wet winter we 
have just experienced. 
 
Given the level of information so far supplied about surface water drainage the evidence 
is such that any permission granted should be conditioned as follows: 
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Condition: 
The development hereby permitted should not commence until drainage plans for the 
disposal of surface water and foul sewerage have been submitted to and approved by 
the Local Planning Authority. Plans should be supported by evidence of ground 
conditions and modelling of the scheme to demonstrate that they are feasible. The 
scheme shall be implemented in accordance with the approved details before the 
development is first brought into use. 
 
Reason: 
To ensure that the development is provided with a satisfactory means of drainage as 
well as to reduce the risk of creating or exacerbating a flooding problem and to minimise 
the risk of pollution. 
 
SDC Policy Implementation Manager 
The site appears over 0.2 Ha and is over the size threshold for affordable housing, so 
should be making an affordable housing contribution. 
 
Commuted sum payment of £126,900 agreed. 
 
SDC EHO 
Recommend conditions with regard to construction hours and submission of information 
regarding control of dust. 
 
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 
 
REASONS FOR DECISION - ARTICLE 31  
For the purposes of Article 31 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2010, the following reasons for the Council's 
decision are summarised below together with a summary of the Policies and Proposals 
contained within the Development Plan which are relevant to this decision:  
 
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNI NG POLICIES 
In considering this application, the provisions of the National Planning Policy Framework 
(NPPF) have been considered as well as Policies GE1, GE5, NE10, NE6 and TR1 of 
the adopted Stroud District Local Plan, November 2005 and policies HC1, ES3 and 
ES12 of the Stroud District Local Plan: Submission Draft December 2013. 
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) prevents an unacceptable level of noise, general 
disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an overbearing 
effect. 
 
Chapter 1 (Paragraphs 18-22) of the NPPF are committed to securing economic growth 
to create jobs and prosperity.  Government is dedicated to ensuring that the planning 
system does everything possible to support sustainable economic growth.   
 
Chapter 2 (Paragraphs 23-27) of the NPPF seeks to positively promote competitive 
town centre environments and to pursue their continued viability and vitality. Submission 
Draft Policies CP11, CP12 and CP13 seek to support economic growth in the District. 
 
Chapter 3 (Paragraph 28) and Chapter 11 (Paragraphs 109-125) of the NPPF apply to 
development in rural areas. It highlights the need to protect landscape character, 
maintain rural housing and communities and minimise impacts on landscapes and 
biodiversity.  Local Plan Policy NE4 and Submission Draft Policy ES6 are of relevance. 
 
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 5 (Paragraphs 42-46) of the NPPF requires high quality communications 
infrastructure as being essential for sustainable economic growth. 
 
Chapter 6 (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.   Policy HN10 of the Stroud District Local 
Plan, November 2005 specifically provides guidance on new dwellings outside 
settlement boundary.  This policy requires consideration of potential for landscape harm 
and sustainable location.  Local Plan Policies HN4 and HN5 (Submission Draft Policy 
CP9) detail the Councils requirements for affordable housing and their integration.   
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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.  Submission Draft Policies of relevance include CP8 and CP14 
 
Chapter 8 (Paragraphs 69-78) of the NPPF details how planning can play an important 
role in facilitating social interaction and creating healthy, inclusive communities.  It sets 
out objectives for the provision of high quality public spaces which encourage the active 
and continual use of public areas. 
 
Chapter 10 (Paragraphs 93-108) of the NPPF establishes Governments objectives in 
supporting the delivery of a low carbon future which would aid in reducing greenhouse 
gas emissions , minimise vulnerability and provide resilience to the impacts of climate 
change.  This chapter considers the implications of development on areas prone to 
flooding by virtue of proximity to watercourses or management of surface water.  
 
Chapter 11 (Paragraphs 109-125) of the NPPF details Governments objectives with 
regard to protecting and enhancing valued landscapes such as the AONB whilst 
minimising impacts of development on biodiversity. It requires assessment of noise 
generating developments or the location of development in noise sensitive 
environments.  It also considers pollution and land contamination.  Local Plan Policy 
NE10 seeks to conserve the distinct landscape types in the District.    Policy NE4 seeks 
to ensure that the development would have no adverse impact on legally protected 
species.  Policy NE8 seeks to protect the Cotswold AONB.  Also of relevance are 
Submission Draft Policies CP14 and ES7.   
 
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.  Local Plan 
Policy BE5 concerns development affecting the setting of a Conservation Area. Policy 
BE12 (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 
 
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; 
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o Principle of development  
o Design and layout 
o Residential Amenity 
o Highway safety 
o Drainage 
o Other matters 
 
PRINCIPLE OF DEVELOPMENT   
The site is located outside the defined settlement boundary; however it is located in 
close proximity (approximately 175m).  The playing field separates the site from the 
settlement boundary.  The site itself is bounded on two sides by built form, the playing 
field on one side and open fields on the north-eastern side. 
 
When considering applications outside defined settlement boundaries, consideration 
must be given to sustainable location and landscape harm.   
 
The site is not so detached from the settlement of Frampton that it could be considered 
unsustainable; facilities and amenities (including shops, doctors and pub) are in 
adequate walking distance.  For example, the doctors surgery is located approximately 
150m away and the main High Street is approximately 600m away. 
 
With regard to landscape harm, the site is bounded by existing and mature hedgerows.  
Views into the site from the public domain would be limited; however there is 
surrounding built form and this sets the residential context for the site.  Additional built 
form in this location would not be viewed as an intrusion in to open countryside as the 
site appears as part of a domestic curtilage. 
 
Frampton is identified in the Draft Deposit Local Plan (Core Policy CP3) as a second tier 
settlement (Local Service Centre).  As a large village, it is considered to have the ability 
to support sustainable patterns of living in the District because of its levels of facilities, 
services and employment opportunities. 
 
It is therefore considered that there is no reasonable reason to refuse the proposed 
development on the basis of the principle of development. 
 
DESIGN AND LAYOUT  
The design of the three dwellings is simple and uncomplicated.  Materials proposed 
(including facing and brick and tiles) are considered appropriate and through conditions 
could ensure a suitable and sympathetic development.   
 
The site measures approximately 0.22Ha and as such provides an approximate 
capacity of 14 houses per hectare which is arguably low density housing and 
appropriate for a village edge development. 
 
The proposed houses are two storeys with large gardens and set back from the road 
with single garage and additional parking and turning areas. These design and layout 
features are all consistent with the area. 
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The new dwellings would also appear proportionate, with a suitable ridge height and 
gable widths. 
 
The position of the dwellings would respect the building line formed by the existing 
houses in the vicinity and its general layout would not compete with the surrounding 
form of the area.  As such there would be no detrimental impact caused to the character 
and appearance of the street scene. 
 
RESIDENTIAL AMENITY   
The proposed dwellings are located a sufficient distance away from neighbouring 
properties to ensure that there would be no overlooking from any proposed windows.  
Any first floor side facing windows serve bathrooms and as such can be conditioned to 
ensure that they are obscurely glazed in perpetuity. 
 
In addition, a landscaping scheme is being requested to ensure that boundary 
treatments are appropriate and would offer an acceptable level of privacy. 
 
The proposed dwellings are not considered to be unduly large or prominent and as such 
would not appear as overbearing. 
 
The proposal is felt to comply with Policy GE1. 
 
HIGHWAY SAFETY  
Adequate visibility splays can be provided and sufficient parking and turning facilities 
are shown and would ensure that vehicles and pedestrian can successfully negotiate 
the site.  As such, access arrangements are considered to be acceptable and in 
accordance with the provisions of Policy GE5 
 
Moreover, the site is located within close proximity to the defined settlement boundary 
and as such, the occupiers of the property would have easy access to local facilities 
without the need to travel by car.  The sustainability principles contained within Policy 
TR1 and the NPPF would be satisfied. 
 
DRAINAGE  
The application proposes a package treatment plant for disposal of foul sewage and 
harvesters for surface water disposal. 
 
The SDC Water Resources Engineer originally commented on the application on 21st 
March 2014 and commented that:  
 
"I have no objection this proposal but would comment that rain water harvesting should 
not be the sole method of storm water management. If property residents are not at 
home for a period of time preceding a storm event the harvesting system could already 
be at capacity and be forced to surcharge. 
 
I would suggest that soakaways be used which could be intercepted by a water 
harvesting system." 
 
Further to an invitation to visit the site from local residents, a revised consultation 
response was received on the 13th May 2014 which commented: 
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"Since my previous comment of 21st March further evidence has come to light with 
respect to the ground water conditions in Oatfield following the extremely wet winter we 
have just experienced. 
 
Given the level of information so far supplied about surface water drainage the evidence 
is such that any permission granted should be conditioned as follows: 
 
Condition: 
The development hereby permitted should not commence until drainage plans for the 
disposal of surface water and foul sewerage have been submitted to and approved by 
the Local Planning Authority. Plans should be supported by evidence of ground 
conditions and modelling of the scheme to demonstrate that they are feasible. The 
scheme shall be implemented in accordance with the approved details before the 
development is first brought into use. 
 
Reason: 
To ensure that the development is provided with a satisfactory means of drainage as 
well as to reduce the risk of creating or exacerbating a flooding problem and to minimise 
the risk of pollution. 
 
The hierarchy of drainage solutions is such that we would normally be looking for 
disposal of surface water into the ground. In this case we would need to be certain that 
soakaways will work during normal winter conditions and that there is a path for surface 
water in extreme circumstances when groundwater levels impede the capability of 
soakaways." 
 
The site is located within flood zone 1 and is therefore not deemed to be at risk from 
fluvial flooding.  The site is not recorded as being subject to flooding of any kind in the 
Strategic Flood Risk Assessment. 
 
It is therefore concluded that the matter of drainage could be managed through the 
above condition and as such no reason for refusal is warranted on these grounds. 
 
OTHER MATTERS 
The site warrants the provision of affordable housing, in line with the requirements of 
Policy HN4 of the adopted Local Plan.  The applicant has agreed to provide a 
commuted sum payment for the provision of affordable housing in the District.  A 
financial contribution of £126,900 is therefore to be secured through a S106 Legal 
Agreement. 
 
In addition to this, the application also gives rise to an off-site recreation contribution of 
£2290 per dwelling (£6870 in total).  This is also to be secured through the S106 Legal 
Agreement.   
 
An agreement has been drafted and signed by the applicant and Council's solicitors and 
secures the above financial contributions. 
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REVIEW OF CONSULTATION RESPONSES   
The main areas for objection have been noted above and comments made on the 
points through the main body of this report. 
 
CONCLUSION 
In light of the above, it is considered that the proposal complies with the policies 
outlined and a resolution to grant permission (subject to the signing of a S106 Legal 
Agreement) is therefore recommended. 
 
SI 2274 STATEMENT 
The case officer was in regular contact with the applicant/agent and the community, 
acting in a positive and proactive manner, seeking dialogue and solutions. Copies of 
this correspondence is on the file. 
 
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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