Development
Control Committee

Tuesday, 8 April 2014
6.00 pm

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.

For Agenda enquiries contact:

Judy Balfe, Democratic Services and Elections Officer
Tel: 01453 754351 Email: judy.balfe@stroud.gov.uk
27 March 2014

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

David Hagg
Chief Executive

AGENDA
Please Note: This meeting will be filmed for live or subsequent broadcast via the
Council’s internet site (www.stroud.gov.uk).
(
). The whole of the meeting will be
filmed except where there are confidential or exempt items, which may
ma 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 11 March 2014.
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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.

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 MEETING
Tuesday, 13 May 2014
The Committee Membership for 2013/14 Civic Year is as follows:
Councillor Ken Stephens (Chair)
Councillor John Marjoram (Vice-Chair)
Councillor Liz Ashton
Councillor Dorcas Binns
Councillor Rowland Blackwell
Councillor Nigel Cooper

Councillor David Drew
Councillor Paul Hemming
Councillor Haydn Jones
Councillor Graham Littleton
Councillor Stephen Moore
Councillor Martin Whiteside

The Chair’s briefing will take place on Tuesday, 8 April 2014 at 4.00 pm in
The Planning Office at Ebley Mill.

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:

Development Control Committee
8 April 2014

2

Agenda
Published 27 March 2014

2013/14

DEVELOPMENT CONTROL COMMITTEE

3

11 March 2014
6.00 pm – 10.05 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership:
Ken Stephens**
John Marjoram*
Liz Ashton
Dorcas Binns
Rowland Blackwell
Nigel Cooper
** = Chair

P
P
P
P
P
P

* = Vice-Chair

David Drew
Paul Hemming
Haydn Jones
Graham Littleton
Stephen Moore
Martin Whiteside
A = Absent

P
P
P
P
P
P

P = Present

Other Members in attendance
Councillor Doina Cornell
Councillor Stephen Lydon

Councillor Nigel Studdert-Kennedy
Councillor Geoff Wheeler

Officers in attendance
Head of Planning
Development Control Team Manager
Principal Planning Officer
DC.089

Legal Services Manager & Monitoring Officer
Senior Planning Officer
Democratic Services & Elections Officer

APOLOGIES

There were none.
DC.090

DECLARATIONS OF INTEREST

There were none.
DC.091

MINUTES

RESOLVED That the Minutes of the Development Control Committee meeting
held on 11 February 2014 are accepted as a correct record.
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DC.092

PLANNING SCHEDULE

Representations were received and taken into account by the Committee in respect
of the following Applications:1.
4.
7.
DC.093

S.1/2678/OUT
S.13/2707/FUL
S.13/2583/FUL

2.
5.

S.13/0458/VAR
S.13/2329/FUL

3.
6.

S.13/2519/FUL
S.13/2329/FUL

ITEM 1 – OUTLINE PLANNING PERMISSION FOR A PROPOSED
RESIDENTIAL DEVELOPMENT FOR UP TO 150 RESIDENTIAL
UNITS WITH ASSOCIATED INFRASTRUCTURE AND ACCESS
WITH ALL OTHER MATTERS RESERVED AT LAND SOUTH OFF
LEONARD STANLEY PRIMARY SCHOOL, BATH ROAD, LEONARD
STANLEY, GLOUCESTERSHIRE (S.13/2678/OUT)

The Principal Planning Officer outlined the Application for the above site. The Late
Pages had been circulated to Members which had raised concerns against the
Application. The two access points onto the site were displayed.
Councillor Nigel Studdert-Kennedy, a Ward Member for The Stanleys outlined the
problems the whole of the District now faced because of the flaws within the current
planning system and the lack of sanctions for developers who banked land. The site
had consistently been refused permission since the 1960’s. The revised figures for
the new Stroud Local Plan exceeded the housing requirement and implied that a 8.3
year land supply already existed. He requested that Committee refuse the
application.
Councillor Stephen Lydon, a Ward Member for The Stanleys thanked the local people
for their campaign against the application. Mankley Field was outside of the current
and new Local Plans. He urged Committee to refuse the application citing Policies
HC1, CP14(8), EN7 of the emerging Local Plan and Policies 119 and 116 of the
NPPF.
Representatives from both Kings Stanley and Leonard Stanley Parish Councils
objected strongly to the Application because of landscape impact and the affect on
tourism in the AONB, transport implications and sustainability. The emerging Local
Plan had been drafted after a considerable amount of consultation. Both villages had
B&B’s and holiday rentals which would be affected. There had been 23 million
visitors to the Cotswolds last year. This site needed to be defended.
Nicola Hilary spoke on behalf of the Mankley Field Action Group who opposed the
scheme because it would connect both villages, was unsustainable and would harm
the landscape. If granted the housing stock in Leonard Stanley would be increased
by 25%. She requested that the views of the local people be respected and the
Application refused.
The Principal Planning Officer outlined the previous reasons for the refusal on the
site. Photographs and plans showing the views, AONB and settlement boundary
were displayed. A discussion ensued regarding the grading of the soil samples that
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had been taken from 17 locations on the site which was part of a report supplied by
Gladman. Clarification was given that the photomontages were to industry standard
and were robust enough at any appeal.
A Motion to REFUSE the Application, was proposed by Councillor David Drew and
seconded by Councillor John Marjoram. The Proposer cited many reasons for refusal
which included the failure to comply with the emerging Local Plan, Policies CP14, 8,
HC1, EC7 and paragraphs 109, 115 and 116 of the National Planning Policy
Framework (NPPF). The development would cause demonstrable harm to the
landscape and cause the coalescence of Kings Stanley and Leonard Stanley.
During debate Members agreed that the two villages should remain distinct and the
valuable agricultural land between them should not be built upon. The ANOB in this
part of the District was vital to the local economy and the strength of local opinion
against this Application should be taken on board. There was a balance between
harm and benefit and this was the last opportunity to preserve this field, which was
not an allocated site. The impact of this Application being granted would mean an
increase in traffic and houses being built where there are no jobs.
The Seconder to the Motion concurred with the Proposers reasons for refusal.
The Proposer added an additional reason for refusal to include the soil sample as
outlined in paragraph 122 of the NPPF. The Seconder agreed with this amendment.
On being put to the vote, there were 11 votes for the Motion, 1 vote against and 0
abstentions; it was declared CARRIED.
RESOLVED To REFUSE Application S.13/2678/OUT, for the reasons stated in
Appendix A to these minutes.
The meeting was adjourned at 7.30 pm and reconvened at 7.40 pm.
DC.094

ITEM 2 – VARIATION OF CONDITIONS 21 FROM PLANNING
PERMISSION S.05/0498/VAR AT LISTER PETTER, LONG STREET,
STROUD, DURSLEY, GLOUCESTERSHIRE (S.13/0458/VAR)

In presenting the above Application the Senior Planning Officer confirmed an
amendment to Condition 21.
Councillor Geoff Wheeler, a Town Councillor for Dursley, spoke in favour of the
variation which would enable houses to access the site via Kingshill Lane and
requested Members to support the Application.
Councillor Doina Cornell, a Town Councillor for Dursley had concerns about the
traffic but supported the application.
Helen Bojaniwska represented the views of Dursley Town Council who were
sympathetic to the development.
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A Motion to ACCEPT the Officer’s recommendations, as amended, was proposed by
Councillor Rowland Blackwell and seconded by Councillor Martin Whiteside.
On being put to the vote, the Motion was CARRIED unanimously.
RESOLVED To grant permission for Application S.13/0458/VAR, subject to the
conditions stated in the report and Appendix A to these Minutes.
DC.095

ITEM 3 – FULL PLANNING PERMISSION FOR THE ERECTION OF
A SLATE ROOFED SINGLE STOREY TWO BED DWELLING WITH
ATTENDANT SERVICES AND REMOVAL OF EXISTING GARAGE
AT FIELD HEAD, LITTLEWORTH, AMBERLEY, STROUD
(S.13/2519/FUL)

The Senior Planning Officer presented the above Application and drew Members’
attention to the Late Pages which all related to the height of the wall. The original
application had been deferred by Committee at its February meeting and revised
plans had been submitted for consideration.
Councillor Nigel Cooper read a prepared statement on behalf of Councillor Rhiannon
Wigzell, the Ward Member who was against the Application. Her concerns were the
Application was within an AONB, but outside of the Conservation Area. Local people
had objected to the application and cited Policies GE5 and ME8 as refusal reasons.
Mr D Vesty, lived next door to the site and was against the proposed scheme, citing
the 35 objections that had been received, a new build would not look the same, the
cock and hen coping would be higher on the wall. He concluded that the wall should
be preserved in the Conservation Area and hoped that Committee would support the
views of local people.
Mr Bertram, the Applicant had lived in the village for 26 years and had submitted
more revised plans. He regretted the unease the Application had caused amongst
his neighbours. It was his belief that the design would be in keeping with the AONB
and Conservation Area.
In reply to questions it was confirmed: To address Members’ concerns over the materials used in the construction of
the wall an additional condition could be added to the Application for a 1m
long sample panel to be submitted prior to the occupation of the dwelling.
 The current wall was slightly dilapidated in parts, mortar would be used to the
inside of the wall, dry stone walling outside and this would help the longevity
of the wall.
 A plan showed the height and topography of the site; but it was noted that a
2m high fence or wall could be erected.
 The wall was curved and varied in height.
A Motion to ACCEPT the Officer’s advice, was proposed by Councillor John
Marjoram, with an extra condition for a 1m sample panel to be approved. The Motion
was seconded by Councillor Stephen Moore.

Development Control Committee
11 March 2014

4

Minutes
Subject to approval at next meeting

During debate Members’ expressed their differing views taking into account the depth
of local feeling against the Application.
On being put to the vote, there were 5 votes for the Motion, 3 votes against and 2
abstentions; it was declared CARRIED.
RESOLVED To grant permission for Application S.13/2519/FUL, subject to the
conditions stated in the report and the additional reasons stated in
Appendix A to these minutes.
DC.096

ITEM 4 – FULL PLANNING PERMISSION FOR THE ERECTION OF
A SINGLE STOREY DWELLING ON LAND ADJACENT TO
STANLEY HOUSE, SELWYN CLOSE, RYEFORD, STONEHOUSE,
GLOS (S.13/2707/FUL)

The Principal Planning Officer presented the above Application highlighting an
amendment to page 85 of the report because contaminated land had been
encountered.
Councillor Nigel Studdert-Kennedy, a Ward Councillor for The Stanleys raised
various concerns and welcomed the extra condition relating to the contamination.
Mr Symon Parlsey represented Kings Stanley Parish Council and raised concerns
about the vulnerability of the specimen trees and wildlife once the properties were
occupied. He requested Committee to reject the Application.
Mr Philip Staddon spoke on behalf of the Applicant. Following the refusal of an
earlier Application he had met with both the Council’s Planning and Tree Officers
providing them with all of the requested information. This had been assessed and
Officers were now satisfied and trusted that Members would vote in favour of this
proposal.
Members were concerned about the protection of the trees and Officers confirmed
that the trees would benefit from protection for their lifetime.
A Motion to ACCEPT the Officer’s recommendation, with the amended Condition,
was proposed by Councillor Stephen Moore and seconded by Councillor Rowland
Blackwell.
On being put to the vote, there were 8 votes for the Motion, 1 vote against and 0
abstentions; it was declared CARRIED.
RESOLVED To PERMIT Application S.13/2707/FUL, as set out in these Minutes,
subject to the conditions stated within the report and the reasons
stated in Appendix A to these minutes.
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DC.097

ITEM 5 – APPLICATION FOR FULL PLANNING PERMISSION FOR
THE ERECTION OF ONE DETACHED HOUSE AND GARAGE ON
LAND BEHIND WOODLAND VIEW, MIDDLEYARD, KINGS
STANLEY, GLOUCESTERSHIRE (S.13/2750/FUL)

The Senior Planning Officer introduced the above report highlighting an amendment
to Condition 3 and the additional information in the Late Pages.
Councillor Nigel Studdert-Kennedy, a Ward Member for The Stanleys highlighted a
highway problem regarding the access and egress onto the shared driveway.
A representative spoke on behalf of Kings Stanley Parish Council against the
Application raising concerns that a three storey house would have on the Cotswold
Way and also the access. He requested Committee to refuse the Application.
Mr Nick Ardagh-Walker also spoke against the Application because the Cotswold
Way ran at the back of the property, it would be overlooked, the access did not
comply with the Manual for Gloucestershire Streets and also noise would be created
from vehicles reversing.
Mr Graham Kitson the Applicant had been a resident for 40 years and had tried to
reduce the size of the house and raise the quality of materials. He confirmed there
was an approximate distance of 19m between his and other properties.
Plans showing the access, which was on a private drive and the Cotswold Way were
displayed.
A Motion to ACCEPT the Officer’s recommendation, as amended, was proposed by
Councillor Graham Littleton and seconded by Councillor Stephen Moore.
On being put to the vote, there were 8 votes for the Motion, 1 vote against and 0
abstentions; it was declared CARRIED.
RESOLVED To PERMIT Application S.13/2750/FUL as set out in these Minutes,
subject to the conditions stated within the report and the reasons
stated in Appendix A to these minutes.
DC.098

ITEM 6 – APPLICATION FOR FULL PLANNING PERMISSION FOR
USE OF ACCESS TO SERVE EXISTING OFFICES, CREATION OF
OVERSPILL PARKING AREA AND ERECTION OF NEW
BOUNDARY FENCES. CHANGE OF USE OF INTERNAL STORAGE
AREA TO CREATE FUTURE OFFICE SPACE AT LANGFORD MILL
HOUSE, CHARFIELD ROAD, KINGSWOOD, WOTTON-UNDEREDGE, GLOUCESTERSHIRESHIRE (S.13/2545/FUL)

The Senior Planning Officer provided Members with an update highlighting additional
information from the Applicant and comment from Sgt S Davey in the Late Pages.
Mr David Rockey, Chair of Kingswood Parish Council spoke against the Application.
The business park provided employment but the creation of a concrete car park with
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a dangerous access in a regular accident spot was of concern. The Police were
against this Application. He requested Members to refuse the Application on the
grounds of safety because the lives of children were more important than the
Applicants’ clients.
Mr H Johnston the Applicant outlined the nature of the site which had insufficient
parking. The traffic speeds were low because of the nearby school. If the Application
were to be granted it would provide long term employment on a key employment site.
A Motion to REFUSE the Officer’s recommendation was proposed by Councillor Paul
Hemming on highway safety grounds citing the access into Wotton Road. This
Motion was unsupported and fell.
Members were reminded that the Gloucestershire Highway Authority had raised no
objections to the Application and there was no evidence base for refusal on highway
grounds.
A Motion to ACCEPT the Officer’s recommendation was proposed by Councillor Nigel
Cooper and seconded by Councillor Stephen Moore.
During debate Members were informed that the settlement boundary had no
relevance to the employment site. The access road formed a loop around the
employment site.
On being put to the vote, there were 6 votes for the Motion, 3 votes against and 0
abstentions; it was declared CARRIED.
RESOLVED To PERMIT Application S.13/2229/FUL, for the reasons set out in
the Minutes.
DC.099

ITEM 7 – APPLICATION FOR RETROSPECTIVE FULL PLANNING
PERMISSION FOR THE ERECTION OF A DWELLING AT
THE CUBE, BATH ROAD, STROUD, GLOS (S.13/2583/FUL)

The Principal Planning Officer outlined the above report.
Councillor Stephen Moore a Ward Member for Rodborough spoke against the
Application because of the distress and intrusion it would cause to the environment
and local residents. The building had already been painted white and glowed in the
dark. He cited refusal reasons as Policies HG1, HM8, 205 and CP14 of the emerging
Local Plan, but asked Members to decide.
Mr A Miln, also spoke against the Application. He saw the building every day and had
not spoken to anyone who was in favour of it because it was not in keeping with other
houses in the surrounding area. If the sun shone or there was a full moon the
building glowed. The Applicant had not sought the views of the local residents. He
requested Committee to make the building less of an eyesore by not granting
permission.
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Officers confirmed the footprint was the same and landscaping was part of the
Application. Members felt the cedar cladding would break up the appearance of the
building.
A Motion to REFUSE the Application was proposed by Councillor Dorcas Binns and
seconded by Councillor John Marjoram. The proposer cited reasons that the original
Application had cedar cladding to break up massing. The seconder thought the
Application was disproportionate.
During debate Members agreed the building being all white was too stark.
On being put to the vote, the Motion was CARRIED unanimously.
RESOLVED To REFUSE Application S.13/2583/FUL, for the reasons set out in
the Minutes and the reasons stated in Appendix A to these
minutes.
The meeting closed at 10.05 pm.

Chair
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AMENDMENTS ARISING AT THE MEETING
Item 1:

Land South of Leonard Stanley Primary School, Bath Road, Leonard
Stanley.

Refusal for the following reason(s):
(1) The proposal by virtue of its impact on the setting of the Cotswold Area of
Outstanding Natural Beauty and views out of this designated and protected
landscape combined with the physical and visual coalescence of the villages
of King’s Stanley and Leonard Stanley, would give rise to significant and
demonstrable harm which is not outweighed by the benefits arising from the
proposal contrary to Policies HC1, CP14, EC7 of the Stroud District Local Plan:
Submission Draft, December 2013 and paragraphs 14, 109, 115 and 116 of the
National Planning Policy Framework.
(2) There is no reason to release this Grade 3a agricultural land for residential
development in accordance with paragraph 112 of the National Planning Policy
Framework.
Item 2:

Land at Littlecombe, Long Street, Dursley.S.13/0458/VAR

Amendment to Condition 21
The spine road as indicated on the Littlecombe Framework Plan 7101A014N shall be
provided in its entirety between Church Road/Kingshill Lane and Long Street prior to
the occupation of the 131st unit accessed via the existing or modified Church Street/
Kingshill Lane access serving the site.
Reason:
To ensure that a satisfactory access road is provided commensurate with the level of
the development in the interests of highway safety and in accordance with Policy
GE5 of the adopted Stroud District Local Plan, November 2005, Policies CP14 and
EI12 of the Submission Draft Stroud District Local Plan, December 2013 and
Chapter 4 of the National Planning Policy Framework.
Item 3:

Field Head, Littleworth, Amberley, Stroud.S.13/2519/FUL

Additional Condition:
Prior to the commencement of any works, a one metre long sample panel of the
proposed natural stone boundary wall, to its proposed height, shall be constructed
on site and shall be approved in writing by the Local Planning Authority. The panel
shall be constructed and protected from the weather at least 14 days prior to
inspection by the Local Planning Authority and the approved panel shall be
maintained in situ for the duration of the works. The walling shall then be carried out
to match the approved panel. The wall shall be wholly completed prior to occupation
of the dwelling.
Reason:
To ensure that this important feature of the Conservation Area is maintained in
accordance with Policy BE5 of the Stroud District 2005 Local Plan, Policies CP14

Development Control Committee
11 March 2014

9

Appendix A - Minutes
Subject to approval at next meeting

and ES12 of the Stroud District Local Plan Submission Draft December 2013 and the
NPPF paragraphs 129 and 131.
Note: The stone boundary wall shall be a traditional drystone wall, with no mortar on
the external face. It shall be faced with natural stone, to a traditional Cotswold
drystone design, including the capping.
Item 4:

Land Adjacent to Stanley House, Selwyn Close, Ryeford. S.13/2707/FUL

Additional Condition:
If during the works contamination is encountered which has not previously been
identified, then the additional contamination shall be fully assessed and an
appropriate remediation scheme submitted to and approved by the Local Planning
Authority.
Reason:
To protect the health of future occupiers of the site from any possible effects of
contaminated land, in accordance with Paragraph 121 of the National Planning
Policy Framework together with Emerging Local Plan Policy ES3.
Item 5:

Land Behind Woodland View, Middleyard, King’s Stanley S.13/2750/FUL

Amendment to Condition 3:
No construction site machinery or plant shall be operated, no process shall be
carried out externally 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 National Planning Policy Guidance.
Item 7:

The Cube, Bath Road, Stroud. S.13/2583/FUL

Refusal for the following reason:
The proposal would remove the cladding from the original design and solely use
white render. The cladding is essential to break up the massing of the building, and
relieves its stark, dominating lines. The cladding also highlights the fenestration
which again relieves the massing. The amended materials create a harsh
appearance, which does not now reflect the plot and its surroundings. The proposal
is therefore contrary to the NPPF paragraphs 17, 57 and 58 as well as adopted 2005
Local Plan Policy HN8 and the Stroud Local Plan Submission Draft December 2013
Policies HC1 and CP14.
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Stroud District Council
Planning Schedule

8th April 2014

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

1

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.
2

Parish

Application

Item No.

Chalford Parish
Council

Vale House, High Street, Chalford.
S.13/2566/FUL - Erection of dwelling.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.13/2
566/FUL

Chalford Parish
Council

Vale House, High Street, Chalford.
03
21
S.14/0320/LBC - Construction of a new vehicular access onto Marle
Hill

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0
320/LBC

Dursley Town
Council

The Electric Garage, Prospect Place, May Lane.
01
4
S.14/0085/FUL - Demolition of existing industrial building. Erection
of 2no. two-bedroom flats and associated works. Resubmission of
withdrawn application S.13.2082/FUL

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0
085/FUL

Rodborough Parish
Council

1 Rodlea Villas, Ash Road, Lightpill.
05
35
S.14/0161/HHOLD - Two storey rear extension and single storey leanto extension to side.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0
161/HHOLD

Stonehouse Town
Council

20 High Street, Stonehouse, Gloucestershire.
04
26
S.14/0506/COU - Change of use from a Bank (Use Class A2) to a
sandwich bar/cafe (Use Class A3).

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/0
506/COU

02

Page
No.
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Item No:

01

Application No.
Site No.
Site Address

S.14/0085/FUL
PP-03068644
The Electric Garage, Prospect Place, May Lane, Dursley

Town/Parish

Dursley Town Council

Grid Reference

375429,198112

Application Type

Full Planning Permission

Proposal

Demolition of existing industrial building. Erection of 2 no. two-bedroom flats
and associated works. Resubmission of withdrawn application S.13.2082/FUL

Applicant’s Details Mr R True
C/o Agent, The Pike House, Kingshill Road, Dursley, Gloucestershire
GL11 4BJ
Agent’s Details
Abigail Snook
Mark Snook Planning, The Pike House, Kingshill Road, Dursley, Gloucestershire
GL11 4BJ
Case Officer
Miss Rebecca Russell
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Application
Validated

14.01.2014

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

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

2.

The development hereby permitted shall be carried out in all respects in strict
accordance with the approved plans listed below:
Bat Survey of 14/01/2014
Proposed plans, sections and elevations of 14/01/2014
Plan number = TRU/796/PL/05/13/001/A
Reason:
To ensure that the development is carried out in accordance with the approved
plans and in the interests of good planning.

3.

No development shall take place until samples of the roofing and walling
materials to be used in the construction of the external surfaces of the building
works hereby permitted have been submitted to and approved in writing by
the Local Planning Authority. Development shall then only be carried out in
accordance with the approved details.
Reason:
In the interests of the visual amenities of the area and to comply with Policies
HN14 and BE5 of the adopted Stroud District Local Plan, November 2005.

4.

No development shall take place until all joinery details 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. Windows on the eastern elevation should open inwards.
Development shall then only be carried out in accordance with the approved
details.
Reason:
In the interests of the visual amenities of the area and the safety of pedestrians
using the footpath and to comply with Policies GE5 and ES3 of the adopted
Stroud District Local Plan, November 2005.
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5.

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.

6.

The development, including demolition works, 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.

CONSULTEES
Comments
Received
Not Yet Received

Parish / Town
Rob Weaver (Ecology)
Development Coordination (E)
Contaminated Land Officer (E)
CONTRIBUTORS

Letters of
Objection

M Bragg, 4 Prospect Place, Dursley
K Waller, 2-3 Prospect Place, Dursley
S Barker, 6 Prospect Place, Dursley

Letters of Support
Letters of
Comment

OFFICER’S REPORT
DESCRIPTION OF SITE
The site largely consists of a vacant industrial building, just off May Lane.
The western elevation is mainly of block work and screened from view by a hoarding along the
boundary of the adjacent site. This elevation has an industrial appearance with poor materials.
The north facing elevation is constructed of block with a roller shutter door. The western
elevation abuts the adjoining building.
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The only elevation of any quality is the eastern elevation which has natural stone, with a course
of block work above. This elevation directly abuts a small footpath leading to other buildings to
the south and is opposite the listed buildings at Prospect Place (partly visible from the front
elevations of Prospect Place). The site is within a Conservation Area.
PROPOSAL
Demolition of existing industrial building. Erection of 2no. two-bedroom flats and associated
works. Resubmission of withdrawn application S.13.2082/FUL
REVISED DETAILS
None.
MATERIALS
Windows: Conservation Roof Lights.
Walls: Lime Render.
Roof: Natural Clay Tiles.
RELEVANT PLANNING HISTORY
S.13/2082/FUL
WDN Demolition of existing industrial building and erection of 2 no.
two-bedroom flats and associated works.
S.13/2083/CAC
NOTREQ
Demolition of existing industrial building and erection of 2
no. two-bedroom flats and associated works.
S.14/0085/FUL
INSFEE Demolition of existing industrial building. Erection of 2no. twobedroom flats and associated works.
CONSULTATION RESPONSES
Public
4 neighbour objections: Parking, inappropriate materials in the design, problems caused during
construction, visibility of the proposed access to/ from the site, concerns over the windows on
the first floor and that this proposal would prevent any development of the whole of the site.
Parish
The Parish Council have objections about parking, overshadowing and overlooking to nearby
neighbours and concerns over the windows on the first floor of the proposed dwelling.
Consultations
County Highways have responded and state that they do not need to be consulted on this
application and it should be dealt with under standing guidance.
Environmental Health have responded and suggest that if the application is permitted, specific
conditions should be applied.
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development Management
Procedure) (England) Order 2010, the following reasons for the Council's decision are
summarised below together with a summary of the Policies and Proposals contained within the
Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Policy HN16 of the Stroud District Local Plan, November 2005 and Submission Draft Policy HC8
specifically provides guidance on extensions and outbuildings. This requires consideration of
the plot size, height, size and design of the extension as well as the possible impact on car
parking provision. Policy GE1 (Submission Draft Policy ES3) prevents an unacceptable level of
noise, general disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an
overbearing effect. Paragraphs 56-68 of the National Planning Policy Framework (NPPF) stress
the importance of quality design. Policy GE5 maintains highway safety including public rights of
way.
Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. They highlight the
need to protect landscape character, maintain rural housing and communities and minimise
impacts on biodiversity. They support Local Plan Policy NE8, which places priority on the
protection of the AONB, whilst Policy NE10 conserves the distinct landscape types in the
District.
Paragraphs 126-141 of the NPPF is of relevance when assessing proposals on sites designated
as Conservation Areas, or listed buildings and their setting. Local Plan Policy BE5 is also
relevant. It requires the siting of development respects existing open spaces, pattern of
building layout, trees and boundary treatment, and does not harm any positive contribution
made to the character and appearance of the Conservation Area. The scale, design,
proportions, detailing and materials used in the proposed development must be sympathetic to
the characteristic form of area, the adjacent buildings and spaces. It should not cause loss of
features of historic of characteristic value, and maintains important views in/out. Policy BE6
states that the design, scale, materials, detailing, colour and landscaping are sympathetic to the
building and the Conservation Area. Local Plan Policy BE12 relates to development affecting the
setting of a listed building and Local Plan Policy BE10 (Submission Draft Policy ES10) is
concerned with alterations and extensions to listed buildings.
DESIGN/APPEARANCE/IMPACT ON THE AREA
The proposal seeks to demolish the current building. This is in poor condition and within an
overgrown curtilage. The external wall is a mix of different materials; the roof has corrugated
tin. Its demolition will not harm the Conservation Area.
The proposed building will be higher and slightly larger than the existing, however this is offset
by the large curtilage.
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The proposed design and detailing is in keeping with the surrounding buildings and
Conservation Area. The use of lime render, natural clay roof tiles and conservation style
windows will respect the Conservation Area. The materials are sympathetic to the surrounding
buildings.
Concerns have been made over the windows on the eastern elevation of the proposed plans,
opening onto the footpath that runs parallel to this site. Following discussions with Building
Control, it would be possible to put a condition on the window asking them to be internally
opening. This would therefore not impact upon any one using the footpath.
RESIDENTIAL AMENITY
The proposed development will be situated 25 metres away from the listed buildings to the
east of the site. Therefore, there will be no issues of overlooking caused by this development to
neighbouring occupiers.
On the western elevation of the proposed plans, the windows proposed would be high level
and obscurely glazed. As a result of this, there will be no degree of overlooking to the area of
land to the west of the site. There will also be no overlooking to 11 and 11A May Lane.
HIGHWAY SAFETY
The existing pedestrian access to the site is unaffected by this proposal. The small side road will
remain as the main vehicular access to the site. The County Highways response suggests this
should be considered under their standing advice. The NPPF paragraph 32 has a severe impact
test. The traffic generation of this proposal is not felt to be overly significant, and speeds should
be very low. The proposal is unlikely to cause severe harm.
Concern has been raised about the lack of parking provision on site. However the nearby car
parks and the close proximity of town to the site support the principle of care free residential
use. The proposal is felt to comply with Policies GE5 and GE1 and the advice contained within
the NPPF.
Storage for four bicycles has been provided.
ECOLOGY
A bat survey has been carried out. It found no signs of bat activity or occupation, and the
likelihood of roosting bats was considered to be “very low or absent".
REVIEW OF CONSULTATION RESPONSES
Comments have been noted with regards to this proposal.
CONCLUSION
The proposal is recommended for Permission.
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SI 2274 STATEMENT
Whilst there was little if any pre-application discussion on this project, it was found to be self
contained and required limited dialogue with the Agent.
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.
Site Address

S.13/2566/FUL
PP-03028753
Vale House, High Street, Chalford, Stroud

Town/Parish

Chalford Parish Council

Grid Reference

389582,202545

Application Type

Full Planning Permission

Proposal

Erection of dwelling.

Applicant’s Details Mrs M Farrar-Khan
Vale House, High Street, Chalford, Stroud, Gloucestershire
GL6 8NN
Agent’s Details

Mr Malcolm Hunt
Malcolm Hunt Design Ltd, Frome Lodge, High Street, Chalford, Stroud
Gloucestershire
GL6 8DJ
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Case Officer

John Chaplin

Application
Validated

25.11.2013

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

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

2.

The development hereby permitted shall be carried out in all respects in
strict accordance with the approved plans listed below:
Site Location Plan of 05/02/2014
Plan number = 01 REV A
Site Plan of 05/02/2014
Plan number = 03 REV A
Proposed floor plan of 05/02/2014
Plan number = 04 REV A
Proposed Elevations of 05/02/2014
Plan number = 05 REV A & 06 REV A
Section of 05/02/2014
Plan number = 07 REV A & 08 REV A
Reason:
To ensure that the development is carried out in accordance with the
approved plans and in the interests of good planning.

3.

No development shall take place until details of the existing ground
levels, proposed finished floor level of the dwelling and the proposed
finished ground levels of the site, shared access and parking area,
relative to a datum point which is to remain undisturbed during the
development have been submitted to and approved by the Local
Planning Authority. Such details shall also provide comparative levels of
eaves and ridge heights of adjoining properties and details of the levels
of any existing or proposed boundary treatments. The development shall
be carried out in accordance with the details as approved.
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Reason:
In the interests of the amenities of local residents and to ensure the
satisfactory appearance of the development, in accordance with Policies
HN8 and GE1 of the adopted Stroud District Local Plan, November 2005,
Policy HC1 of the Submission Draft Stroud District Local Plan, December
2013, and the provisions of the National Planning Policy Framework.
4.

No development shall take place until details, including samples and
colours where required, of the materials used in the construction of the
external surfaces of the development (including retaining walls) hereby
permitted have been submitted to and approved by the Local Planning
Authority. The materials to be used in the development shall be in
accordance with the approved details and retained in perpetuity unless
otherwise approved by the Local Planning Authority.
Reason:
To enable the Local Planning Authority to ensure the satisfactory
appearance of the development, in accordance with Policies HN8, BE5
and NE8 of the adopted Stroud District Local Plan, November 2005,
Policy HC1 of the Submission Draft Stroud District Local Plan, December
2013, and the provisions of the National Planning Policy Framework.

5.

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 1995 (or any order revoking
and re-enacting that order with or without modification), no
development permitted under Article 3, and described within Classes A,
B, C, D, E and G of Part 1 of Schedule 2 (includes extensions and
alterations, roof alterations, Porches, Outbuildings and flues), shall take
place.
Reason:
In the interests of the visual amenities of the area and residential
amenities of local residents in accordance with Policies HN8, GE1 and
NE8 of the adopted Stroud District Local Plan, November 2005.

6.

The proposed dwelling shall not be occupied until the car parking and
turning space has been provided in accordance with the submitted plan
(03 REV A received on 05/02/2014). This provision shall be maintained as
such thereafter.
Reason:
To reduce potential highway impact by ensuring that adequate parking
and manoeuvring facilities are available within the site, in accordance
with Policy GE5 of the adopted Stroud District Local Plan, November
2005 and Policy HC1 of the Submission Draft Stroud District Local Plan,
December 2013.
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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 Policy GE1 of the adopted Stroud
District Local Plan, November 2005 and Policy ES3 of the Submission
Draft Stroud District Local Plan, December 2013.

Informatives:
1.

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

CONSULTEES
Comments
Received
Not Yet Received

Parish / Town

CONTRIBUTORS
Letters of
Objection

S Pont And A. Hughes, Glen Cottage , Marle Hill
A Preece, Chalford Grove, Marle Hill
I Preece, Chalford Grove, Marle Hill
K Lowrie, 5 Meadow Cottages, Chalford High Street
Van Der Waals, Hill View Cottage, Marle Hill
J Cross And C Higgs, 1 Marle Hill Cottages, Marle Hill, Chalford,
Mr & Mrs Smith, The Squerries, Marle Hill, Chalford, Stroud,
J & H Parsons, Field Cottage, Marle Hill
O Williams And M Brason, Steep Cottage, Marle Hill
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S Beioley, Lilac Cottage, Sturmeys Road
C Moore, 55 Spilesby Road, Boston
T Maizonnier, Hunter Page, Thornbury House
Letters of Support
G and C Black, Marle Hill Cottage, Queens Square, Chalford Hill,
E Colborne, The Coach House, 141 Summer Street
Mrs R Parsons, 37, Masons Way, Corsham,
P Bishop, Hillside, Rack Hill
K Baker, Orchard House, Rack Hill
N And H Hardy, Tockshill Cottage, Skiveralls
M Kennedy, The Old Rectory, Miserden
J Jump, Glos,
Ms S Wooster, Lavender Cottage, Coppice Hill, Chalford,
K Birt, Thyme Cottage, The Orchard
A Henderson, Honeysuckle Cottage, Winstone
J Hale, 7 The Chestnuts, Old Bussage
M Moszynski, Ashmeads Mill, Chalford
E Hebert, Cockbury Cottage, Keble Road
E Oxley, Ashmeads Mill,
S And K Scahill, 3 Sevilles Mill,
J Creed, Steepways, Dark Lane
A Barley, The Magic Cottage, , St Marys
Mrs J Petrie, The Mount, High St, Chalford, GLos,
L Naylor, Mouse House, High Street
A Matchett, Watercombe House,, Waterlane
Dr And Mrs R S Fidler, 1 Sevilles Mill, High Street
A Simson, Green Court, Chalford
Letters of
Comment

S Guinan, Cherry Tree House, Victoria Road
F & J Owen, The Old chapel, Marle Hill, Chalford
Cotswolds Conservation Board, Fosse Way, Northleach
L Steinkamp, Haarlemmerweg 211, Amsterdam, The Netherlands,
T Kelly, Rock Cottage, High Street
J Parsons, Field Cottage, Marle Hill
O Williams, Steep Cottage, Marle Hill

OFFICER’S REPORT
SITE
The application site is a steeply sloping part of the garden of Vale House. This has a grassed
bank with various fruit trees. It is located above and separated from the more formal part of
the garden and Vale House itself by a tall retaining wall. The site is located adjacent to Marle
Hill and is surrounded by a tall dry stone wall. Vale House is a Grade II listed building as are the
neighbouring properties: The Old Chapel, Marle Hill House and Chalford Grove. The site is also
located within the Conservation Area and the Cotswolds Area of Outstanding Natural Beauty.
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PROPOSAL
Erection of dwelling.
REVISED DETAILS
Revised drawings (Drg no. 01A 03A 04A 05A 06A 07A 08A received on 05 February 2014) These
have moved the parking from on top of the proposed dwelling to a lower level with a new
shared access off Marle Hill for Vale House and the new dwelling. The size of the dwelling has
also been reduced but retains a similar design with curved glazing as before.
MATERIALS
Walls: Natural stone
Roof: Grass
Fenestration: Powder Coated Aluminium
RELEVANT PLANNING HISTORY
S.14/0320/LBC Construction of a new vehicular access onto Marle Hill - pending
S.13/0818/FUL Erection of dwelling. WDN
S.06/0660/LBC New access onto Marle Hill (Unclassified Road). APP
S.13347/B Outline application for the erection of one dwelling and garage. Construction of new
vehicular and pedestrian accesses. (renewal) APP
S.13347/A Outline application for erection of one dwelling and garage. Construction of new
vehicular and pedestrian accesses. APP
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view on the
electronic planning file. A summary of the consultation responses and public representations
also appears below.
Chalford Parish Council: Support, but had reservations about the car-parking on the roof in an
elevated position would have an adverse visual impact. Suggest screening with landscaping.
Revised Parish Council: Welcome the removal of the roof parking. Recommend using existing
entrance as proposed entrance raises safety concerns and would avoid demolition of listed
wall.
Cotswolds Conservation Board: No comment
CPRE: Improvement on previous proposal but still have concerns about parking on top of
dwelling is very prominent, access risk to highway safety, loss of historic wall and characteristic
value. Loss of number of trees.
Environmental Health: Recommends condition and informative
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Local Residents:
Supportive comments have been received - Exciting modern eco-friendly, lends itself perfectly
to the Stroud Ethos for environmental concerns and issues. Low impact on the amenities of the
neighbours, need for family housing and benefit to school from children coming to the
community. Sunken into sloping garden with planting lessen the landscape impact. Uses
unused land. New access will improve highway safety. Intrinsic to the historic evolution of the
village. Supports owner, local employment and community. Under, unused and not visually
significant to setting of Vale House. Will not detract from character of Conservation Area.
Objections have been received - Does nothing to address original concerns. Car - parking on
top. Resembles car showroom. Not inkeeping, does not enhance the character and appearance
of a conservation area or setting of listed buildings. No heritage assessment has been
undertaken. Does not demonstrate an appropriate scale, form, or design in relation to the
adjacent listed buildings and the setting of the conservation area. Impact on AONB. To close to
the highway. Cause massive disruption to residents and local children using bus stop.
Intolerable light pollution. Dominate entrance to village. Trees removed. Add traffic to Marle
Hill. Overdevelops the plot. Marle Hill is unsuitable for motor vehicles. Access is poor. Revised
parking is less intrusive but the access is not safe or suitable. Damage road integrity. Sharing
existing access would be an improvement. No ventilation. No privacy for new residents. Surface
water problems. Reflective glass may dazzle drivers. Glazing should be broken up by some
stonework. Support comment not from Marle Hill residents.
Letters of comment have also been received - cannot see how a new house could be anything
but a value to Chalford. Important not to stagnate. Use dead space. Minimal impact brings
family into village to preserve other amenities. Affect outlook and character of Marle Hill. More
could be done to lessen the visual impact. Disruption during construction. The scheme could be
improvement with stone panels to break up frontage. Danger to children during construction.
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development Management
Procedure) (England) Order 2010, the following reasons for the Council's decision are
summarised below together with a summary of the Policies and Proposals contained within the
Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise. The
adopted Stroud District Local Plan, November 2005 is the development plan for Stroud District.
Due weight should be given to policies in this plan according to the degree of consistency with
the National Planning Policy Framework. An emerging draft Stroud District Local Plan was
approved by the Council on 25 July 2013 for publication and has been submitted to the
Secretary of State. The Stroud District Local Plan Submission Draft 2013 is therefore also a
material consideration in planning decisions.
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Policy HN8 of the Stroud District Local Plan, November 2005 and Delivery Policy HC1 of the
Stroud District Local Plan Submission Draft 2013 require that proposed housing is compatible
with the settlement in terms of design, scale and layout, it would not cause the loss of, or
damage to, any open space which is important to the character of the settlement and an
appropriate area of private amenity space is provided for the occupiers of each dwelling. Policy
TR1 requires that appropriate car parking is provided in accordance with the adopted parking
standards and that access is provided via a range of transport modes. Policy GE1 and
Submission Draft Policy ES3 prevent an unacceptable level of noise, general disturbance, smell,
fumes, loss of daylight or sunlight, loss of privacy or an overbearing effect. Paragraphs 56-68 of
the NPPF stress the importance of quality design. Policy GE5 maintains highway safety including
public rights of way.
Paragraphs 109-125 of the NPPF highlight the need to protect landscape character like the
Cotswolds AONB, maintain rural housing and communities and minimise impacts on
biodiversity. This is supported by Local Plan Policy NE8 and Delivery Policy ES7, which place
priority on the protection of the AONB, whilst Policy NE10 conserves the distinct landscape
types in the District.
Chapter 12 of the National Planning Policy Framework (NPPF) and the technical advice guide
that accompanied PPS5 which is still remains in effect relates to conserving and enhancing the
historic environment, it applies to listed buildings and their setting and to the character and
appearance of conservation areas. It seeks to protect the significance of heritage assets and
preserve or improve the setting that makes a positive contribution. Local Plan Policy BE12 still
accords with the guidance and requires preservation of the setting of listed buildings. Local Plan
Policies BE5 is also relevant. Policy BE5 requires that the siting of development respects existing
open spaces, pattern of building layout, trees and boundary treatment, and does not harm any
positive contribution made to the character and appearance of the Conservation Area. The
scale, design, proportions, detailing and materials used in the proposed development must be
sympathetic to the characteristic form of area, the adjacent buildings and spaces. It should not
cause loss of features of historic of characteristic value, and maintains important views in/out.
Submission Draft Policy ES10 also seeks to preserve, protect or enhance our historic
environment and heritage assets.
PRINCIPLE OF DEVELOPMENT
This application is for a new dwelling and as the site lies within the defined settlement
boundary of Chalford there is a general presumption in favour of residential development
subject to design and amenity considerations and to a satisfactory means of access being
provided, which are addressed below.
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DESIGN/APPEARANCE/IMPACT ON THE AREA
The proposed dwelling has a contemporary modern design, making use of a glazed curve, being
set into the bank with a green roof. Whilst a modern building of its own time, it is relatively low
key so as to not compete with the nearby listed buildings. The curved glazing is the main
feature of the design. This has been set back slightly and the use of a darker colour would help
the appearance of the building and help the fenestration appear less prominent and disappear
into the openings. The use of natural stone has also been proposed which is considered
appropriate. The revised drawings have also removed the parking from the top level which has
now been located at a lower level. This reduces the prominence and will reduce the impact on
the appearance and setting.
The site is located within the Conservation Area and is also adjacent to several listed buildings.
The position of the proposed dwelling retains the majority of the bank above, and apart from
the new access, the boundary wall is retained. Whilst the design is modern and differs from the
traditional form of some of the neighbouring properties, it is considered that the proposal
would not an adverse impact on the site. The proposal will be visible from some public
viewpoints but would appear as a honest modern addition to the Conservation Area.
The proposal is located within the residential curtilage of the property within the settlement
boundary. The site is a green area but the design of the scheme eliminates harm to the wider
character of the surrounding landscape or this part of the AONB.
Concern has been raised by local residents, CPRE and the Parish Council that a new access onto
Marle Hill would be detrimental to highway safety. However, as Marle Hill is an unclassified
road the creation of a new access does not need planning permission. The agent has also
highlighted the restricted nature of the existing access and turning space for Vale House and
puts this forward as a betterment. Whilst these highway safety concerns are appreciated it is
difficult to resist if permission is not required.
The removal of a section of wall does require Listed building consent. An accompanying LBC
application follows this schedule item. , Listed building consent has also been permitted back in
2006 for a new access from Marle Hill with historic evidence of previous access. Therefore, it is
considered that the reinstatement of this access would not significantly harm the overall
character and special architectural interest of the listed building..
Concern has been raised that the scheme would be an overdevelopment of the site. The
amended drawings have reduced the size of the proposed dwelling and with the size of the site,
the position and orientation of the proposed dwelling away from Vale House it does not create
a particularly cramped layout.
RESIDENTIAL AMENITY
The proposed dwelling is set into the bank and with the proposed position, the space and
orientation to neighbouring properties results in the scheme not having a significant impact on
the residential amenities currently enjoyed.
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Concerns have been raised regarding the impact during construction. Whilst it is understood
that there maybe some distribution during the construction phase, it is the applicant or their
contractors responsibility to take reasonable care to limit the inconvenience and disturbance of
local residents. Given the proximity of residential properties, an informative reminding the
applicant of this and a condition restricting the hours of construction would not seem
unreasonable.
CONCLUSION
Due to the above, the proposal would comply with Policies HN8, NE8, BE5, BE12, GE1, GE5 and
TR1 of the adopted Stroud District Local Plan, November 2005 together with the principles
contained within the National Planning Policy Framework (NPPF) and emerging Local Plan
Policies CP8, HC1, CP14, ES3, ES7 and ES10.
SI 2274 STATEMENT
Pre-application discussions took place on this project, and the case officer has also been in
contact with the agent and the community, acting in a positive and proactive manner. Changes
have been negotiated which have enhanced the overall scheme which is now considered
permissible.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the Human
Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or
affected properties. In particular regard has been had to Article 8 of the ECHR (Right to Respect
for private and family life) and the requirement to ensure that any interference with the right in
this Article is both permissible and proportionate. On analysing the issues raised by the
application no particular matters, other than those referred to in this report, warranted any
different action to that recommended.
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Item No:

03

Application No.
Site No.
Site Address

S.14/0320/LBC
PP-03171414
Vale House, High Street, Chalford, Stroud

Town/Parish

Chalford Parish Council

Grid Reference

389582,202545

Application Type

Listed Building Consent

Proposal

Construction of a new vehicular access onto Marle Hill

Applicant’s Details Mrs M Farrar-Khan
Vale House, High Street, Chalford, Stroud, Gloucestershire
GL6 8NN
Agent’s Details

Mr Malcolm Hunt
Malcolm Hunt Design Ltd, Frome Lodge, High Street, Chalford, Stroud
Gloucestershire
GL6 8DJ

Case Officer

John Chaplin
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Application
Validated

13.02.2014

RECOMMENDATION
Recommended
Decision

Consent

1.

The works hereby permitted shall be begun before the expiration of
three years from the date of this consent.
Reason:
To comply with Section 18 of the Planning (Listed Buildings and
Conservation Area) Act 1990 as amended by Section 51 of the Planning
and Compulsory Purchase Act 2004.

2.

The development hereby permitted shall be carried out in all respects in
strict accordance with the approved plans listed below:
Site Location Plan of 13/02/2014
Plan number = 01 REV A
Site Plan Proposed of 06/02/2014
Plan number = 03 REV A
Proposed floor plan of 06/02/2014
Plan number = 04 REV A
Proposed Elevations of 06/02/2014
Plan number = 05 REV A
Reason:
To ensure that the development is carried out in accordance with the
approved plans and in the interests of good planning.

3.

The termination points of the boundary wall either side of the new
entrance shall be finished in a traditional manner using corner stones of
a matching colour and texture to square off the ends. The corner stones
shall be keyed in to the existing courses at regular intervals to ensure
appropriate stability to the wall.
Reason:
To ensure the preservation of the character and special interest of the
Listed Building in accordance with paragraph 132 of the NPPF.

CONSULTEES
Comments

Parish / Town
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Received
Not Yet Received

CONTRIBUTORS
Letters of
Objection

O Williams, Steep Cottage, Marle Hill
I. Preece, Chalford Grove, Marle Hill
J And H Parsons, Field Cottage, Marle Hill
A J Preece, Chalford Grove, Marle Hill

Letters of Support
Letters of
Comment

J Smith, High Street, Chalford

OFFICER’S REPORT
SITE
Vale House is a large and imposing three storey house, c1840, although may incorporate earlier
fabric. Built in ashlar and coursed rubble limestone under a Welsh slate roof (behind a parapet),
this house is Grade II and was first listed in the Chalford re-survey of 1988. The house has a
coursed rubblestone boundary wall to High Street and Marle Hill. The site is also located within
the Conservation Area and the Area of Outstanding Natural Beauty.
PROPOSAL
This application is for the creation of a new vehicular access in the boundary wall to Marle Hill.
REVISED DETAILS
None
RELEVANT PLANNING HISTORY
S.13/2566/FUL Erection of dwelling. - pending
S.13/0818/FUL Erection of dwelling. WDN
S.06/0660/LBC New access onto Marle Hill (Unclassified Road). APP
S.13347/B Outline application for the erection of one dwelling and garage. Construction of new
vehicular and pedestrian accesses. (renewal) APP
S.13347/A Outline application for erection of one dwelling and garage. Construction of new
vehicular and pedestrian accesses. APP
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view on the
electronic planning file. A summary of the consultation responses and public representations
also appears below.
Chalford Parish Council: Object - Given that the proposal for a new vehicular entrance onto
Marle Hill will result in the removal of a wall that is listed we would ask that other options for
access to the site are explored.
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Local Residents: Objections received - Concern regarding the visibility from the new access,
unsafe, dangerous and cause traffic problems on Marle Hill. Should consider using/modifying
the existing access. No justification to remove section of wall. Historical entrance has no
bearing in 2014 situation. Use of Vale House has changed.
1 Comment received - inaccuracies in agent's letter - applicant can use the existing access in a
forward gear.
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - REGULATION 2
For the purposes of Regulation 2 of the Planning (Listed Buildings and Conservation Areas)
(England) (Amendment) Regulations 2003, the following reasons for the Council's decision are
summarised below. In considering the Application, special regard has been given to the
desirability of preserving the building, or its setting, or any features of special architectural or
historic interest that it possesses.
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications must be determined in accordance with the
development plan, unless material considerations indicate otherwise. The adopted Stroud
District Local Plan, November 2005 is the development plan for Stroud District. Due weight
should be given to policies in this plan according to the degree of consistency with the National
Planning Policy Framework. An emerging draft Stroud District Local Plan was approved by the
Council on 25 July 2013 for publication and has been submitted to the Secretary of State. The
Stroud District Local Plan Submission Draft 2013 is therefore also a material consideration in
planning decisions.
Chapter 12 of the National Planning Policy Framework (NPPF) relates to conserving and
enhancing the historic environment, it applies to listed buildings and their setting and to the
character and appearance of conservation areas. It seeks to protect the significance of heritage
assets and preserve or improve the setting that makes a positive contribution. Paragraph 132
says 'When considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the assets conservation. The more
important the asset, the greater the weight should be. Significance can be harmed or lost
through alteration or destruction of the heritage asset or development within its setting. As
heritage assets are irreplaceable, any harm or loss should require clear and convincing
justification. Substantial harm to or loss of a grade II listed building, park or garden should be
exceptional. Substantial harm to or loss of designated heritage assets of the highest
significance, notably scheduled monuments, protected wreck sites, battlefields, grade I and
grade II* listed building, grade I and grade II* registered parks and gardens, and World Heritage
Sites, should be wholly exceptional.' Submission Draft Policy ES10 also seeks to preserve,
protect or enhance our historic environment and heritage assets.
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DESIGN/APPEARANCE/IMPACT ON THE AREA
This proposal is for the removal of a section of wall on Marle Hill to create a new access. Listed
Building consent was granted in 2006 for a new access in this position onto Marle Hill. During
this previous application a photograph was provided, thought to date from c1870, which clearly
showed a vehicular access into the lower part of the garden, from Marle Hill. It is unclear when
this access was blocked up. Whilst it is regrettable that a section of the wall will be removed,
with the evidence of the previous entrance and the 2006 consent it would be difficult to defend
a refusal of the principle of reinstatement of this access.
No piers have been proposed. This creates an informal entrance, modest intervention and is
considered more appropriate than the tall piers previously approved. Making good the new
ends of the wall can be controlled via condition.
As the proposed access is located in a similar position to a former access and previous approval,
it is considered that the reinstatement of this access would not significantly harm the overall
character and special architectural interest of the listed building by these works.
Concerns have been raised by local residents that a new access onto Marle Hill would be
detrimental to highway safety. A Listed Building consent application has to consider the impact
on the overall character and special architectural interest of the building and its setting.
Therefore, whilst acknowledging these concerns, the impact on the highway cannot be given
significant weight within this application.
The Parish Council have suggested consideration of other options to remove the loss of the
section of wall. This has been raised with the agent but with the planning history they wish to
proceed with the current proposal.
CONCLUSION
No harm will be caused to the overall character and special architectural interest of the building
by these works. Therefore, the proposal would comply with the principles contained within the
National Planning Policy Framework (NPPF) paragraph 132.
SI 2274 STATEMENT
Pre-application discussions took place on this project, and the case officer has also been in
contact with the agent and the community, acting in a positive and proactive manner. With the
previous history of consent the scheme was found to be self contained and required no further
revisions.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the Human
Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or
affected properties. In particular regard has been had to Article 8 of the ECHR (Right to Respect
for private and family life) and the requirement to ensure that any interference with the right in
this Article is both permissible and proportionate. On analysing the issues raised by the
application no particular matters, other than those referred to in this report, warranted any
different action to that recommended.
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Item No:

04

Application No.
Site No.
Site Address

S.14/0506/COU
PP-03218667
20 High Street, Stonehouse, Gloucestershire, GL10 2NA

Town/Parish

Stonehouse Town Council

Grid Reference

380559,205331

Application Type

Change of Use

Proposal

Change of use from a Bank (Use Class A2) to a sandwich bar/cafe (Use Class A3).

Applicant’s Details C. Wynn
C/O AC Planning Solutions Ltd, 12 Marling Crescent, Stroud, Glos, GL5 4LB
Agent’s Details

AC Planning Solutions Ltd
12 Marling Crescent, Stroud, Glos, GL5 4LB,

Case Officer

Rachel Brown

Application

27.02.2014
26

Validated

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

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

2.

The premises shall not be open for the trade or business hereby
permitted other than between the hours of 08:00 to 19:00 Monday to
Saturday, and 09:00 to 16:00 on Sundays, Bank or Public holidays.
Reason:
In the interests of the amenities of the occupiers of nearby residential
property, to comply with Policy GE1 of the adopted Stroud District Local
Plan.

3.

The development shall not start until a scheme for treating fumes and
odours, so as to render them innocuous before their emission to the
atmosphere, has been submitted to and approved in writing by the Local
Planning Authority and the means of treating the fumes and odours shall
be installed and be operational before the development is brought into
use or occupied and maintained as such thereafter.
Reason:
To ensure that any concentration of air pollutants in the vicinity is
minimised and to protect the amenity of the locality, especially for
people living and working nearby or a nuisance is not caused in
accordance with Stroud District Council's Local Plan Policies GE1 and
GE2.

CONSULTEES
Comments
Received
Not Yet Received

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

CONTRIBUTORS
Letters of
Objection

M West
D Alridge
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J Warren
B Allen, 11 Osprey Drive, Stonehouse
Z Ackley
A Viette, 16A High Street Stonehouse,
Z Sharratt, 92 Nortonwood,, Forest Green
R Apperley, La Saya,, Bell Lane,
Mrs Hemmings, 99 Church Drive,, Quedgeley
L Davis, 14 Albany,, Stonehouse
N Tomlins, 107 Boakes Drive,, Stonehouse
T Price, 7 Crescent Close,, Stonehouse
Occupier, 3 Glen Court,, Stonehouse
J Elizabeth Wills, 14 Arundel Mill Lane, Stroud
P Junior James, C/O 22 The Close, Whitminster
A Viette, 16A High Street Stonehouse,
K Parnell, Hill View, Lower Kitesnest Lane
S Callanan, 15 Renard Rise, Stonehouse
M.J Woods, 50 Woodcock Lane, Stonehouse
M Hodges, 1 Elm Road, Stonehouse
C Wood, Jacobs Cottage, Ryeford Road North
J Hodges, 5 Magpie Court, Stonehouse
A Hodges, 5 Magpie Court, Stonehouse
J England, 35 Frome Gardens, Stroud
V C Newbury
S Moore,
M Simmonds
D Gingell,
J M Brown
E Winnington
D J Payne
P Brgadles
W J Healey
A Clark
T Stephenson, Globe Inn, High Street
J Green, 15 Pheasant Mead, Stonehouse
D Green, 15 Pheasant Mead Stonehouse Gloucestershire,
Mrs M James, 22 The Close , Whitminster
D James, 17 High Street Stonehouse,
S Knight, 47 Dryleaze Court, Wotton-Under-Edge
M Robertson, 20 Elmore, Gloucester
A Spring, 6 Osborne Terrace, London Road
E Roberts, 67 Sherborne Close, Stonehouse
T Bassett, 9 Orchard Road, Ebley
P Drew, 26 Turnstone Drive, Quedgeley
K Griffin, 3 Middle Tynes, Forest Green
P Tracey, 34 Highwood Court, Nortonwood
H Fountain, 31 Juniper Way, Stonehouse
L Neary, 147 Midland Road, Stonehouse
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S White, 3 Tannery Cottages, Bath Road
S White, 2 Kestrel Court, Stonehouse
M Edwards, 30 Kitesnest Lane, Lightpill
K Gerlach, 35 Pheasant Mead, Stonehouse
M Knight, 3 Juniper Way, Stonehouse
H Murray, 3 Kings Road, Stonehouse
C Williams, 17 Bramble Lane, Stonehouse
S Alexander, 46 Sherborne Close, Stonehouse
S Knight, Holmleigh, St Cyrils Road
E Young, 92 Nortonwood, Forest Green
A Jones, 92 Nortonwood, Forest Green
A James, 1D Woodcock Lane, Stonehouse
A James, 1D Woodcock Lane, Stonehouse
K Roberts, 60 Woodcock Lane, Stonehouse
J Deane, The Lawn Bungalow, High Street
V Foden, 5 Leconfield Drive, Kingsway
J Dyer, 36 Rosedale Avenue, Stonehouse
D Mountjoy, 18 Juniper Way, Stonehouse
S Murdock, 30 Melbourne Close, Stonehouse
E Williams, 8 New Street, Newtown
S Hooper, 47 The Bassetts, Cashes Green
R Leek, 14 Brize Avenue, Kingsway
R Lucas, 28 Severn Road, Stonehouse
A Galla, 28 Severn Road, Stonehouse
L Cooks, Blackhorse Bungalow, Cowcombe Lane
J Tritton, 15 Hazelwood, Paddock Rise
M Saurer, 32 Festival Road, Stonehouse
P Coates, 16 The Plantation, Hardwicke
A Davis, 6A Festival Road, Stonehouse
M Calvert, 11 Catkin Close, Quedgeley
E Meadows, 11 Henry Street, Gloucester
M Watkins, 5 Henry Withers Place, The Close
C Mountjoy, 18 Juniper Way, Stonehouse
S Wilson, Barnard Parade, High Street
A Watkins, 5 Henry Withers Place, The Close
G Tasker, 37 Elmlea Road, Kings Stanley
E Lewis, 180 Matthews Way, Paganhill
S Parker, 44B High Street, Stonehouse
L Jones, 12 Georges Avenue, King Stanley
E Tyror-taylor, 18 Avenue Terrace, Stonehouse
R Caton
M Davies, 16 John Bevon Close, Stroud
K Baylis, Lyde Baker Court, Hardwicke
R Wells, 7 Meadway Road, Bridgend
J Wells, 7 Meadway Road, Bridgend
T King, 19 Rosedale Avenue, Stonehouse
C Wichard, 19 Rosedale Avenue, Stonehouse
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M James, 1D Woodcock Lane, Stonehouse
K Mead, Wicksters House, Bath Road
S Williams, 27B Langtoft Road, Stroud
A Davis, 41 Hyett Road, Cashes Green
B Jalisai, 10 Corinium Care,
B Charlton, 5 Spa Cottages, Oldends Lane
J Payne, 11 The Square, Uplands
S Phillips, 25 Ebley Road, Stonehouse
S Green, Brooklands, Coaley
J Boyle, 1 Bridge Road, Ebley
J Driver, 26 Count Mead, Stone
J Lemon, 158 Westward Road, Stroud
A Watts, 132 Jack Russell Close, Stroud
R Clapham, 106 Arrowsmith Drive, Stonehouse
R Jordan, 12 Boakes Drive, Stonehouse
J Wilkins, 27 Meadow Road, Stonehouse
P Hanley, Barnards Parade, Stonehouse
Y Monaghan, 33 Guildings Way, Kings Stanley
S Bailey, 15 High Street,, Stonehouse
M And S Ford, 22 Ryelands Road, Stonehouse
A Williams, 29 Greenside, Mangotsfield
Occupier, 1 Bath Road, Stonehouse
B Wilins, 27 Meadow Road, Stonehouse
G Paris, 57 Boakes Drive, Stonehouse
B Eaves, 9 Blackbird Court, Stonehouse
J Hampton, 3 Hazelwood, Paddock Rise
B Hughes, 5 Hazelwood, Paddock Rise
L Timbrell, 27 Selwyn Close, Ryeford
S Edmonson, 17 Chestnut Avenue, Stonehouse
J Warmer, 62 Brockley Road, Leonard Stanley
J Gale, 33 Coldwell Close, Kings Stanley
S Hooper, Millhouse, Bear Hill
K Knight, 7 Bramble Lane, Stonehouse
L Wells, 7 Meadway Road, Bridgend
Amy Viette, 16A High Street Stonehouse,
Mrs Chambers, Barnfield Approach, Barnfield Road
T.Brown, 5 Middle Tynings, Forest Green
J Whinfnei, 14 Bush Close, Eastington
Occupier, 7 Meadway Road, Bridgend
Occupier, 17 High Street, Stonehouse
P C Earce, 15 Budding Road, Eastington
Letters of Support
K Shortt, 10 Beauford Court, Easton
R Morley, 112 Overbrook Road, Hardwicke
Budding, 153 Bisley Road,
MR P Boddy, Elm Farm, Bristol Road, Hardwicke, Glos
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Mrs Price, Wynnstay,, Bristol Road,
J C Harvey, 52 The Mirage, Portishead
Letters of
Comment

M Handy,
J Warrilow, Stonehouse Court, Bristol Road
Mrs Summers, 29 Severn Road,, Stonehouse
S Fletcher, Feel Good Factor, 10 Highstreet
T Mason
J M Callinan
S Fletcher, Feel Good Factor, 10 Highstreet
Z Sharratt, 92 Nortonwood, Forest Green
J Thomas, 89 Boakes Drive,
T Price, 7 Crescent Close, Bridgend
P Baldini, 3 Glen Court, Stonehouse
L Davis, 14 Albany, Stonehouse
N Tomlins, 107 Boakes Drive, Stonehouse
S Knight, 47 Dryleaze Court, Wotton-Under-Edge

OFFICER’S REPORT
DESCRIPTION OF SITE
The application site is located on the south side of the High Street, within the primary shopping
frontage and designated town centre of Stonehouse. The site comprises one commercial unit,
now vacant, having been previously occupied by NatWest Bank. Immediately adjacent to the
premises there is vehicular access to a parking area to the rear.
PROPOSAL
The application seeks permission for the change of use from a bank (Use Class A2) to a
sandwich bar/cafe (Use Class A3).
REVISED DETAILS
None
MATERIALS
Walls:
Roof:

As existing
As existing

RELEVANT PLANNING HISTORY
S.13/1851/FUL - Internal and external alterations to existing ground floor, commercial use to
convert one commercial unit into two units – Permission.
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CONSULTATION RESPONSES
Public
At the time of writing this report, in excess of 100 letters of objection had been received; 2
letters of comment had been received; and 6 letters of support had been received.
The objections refer to the lack of car parking, possible rubbish generation and already too
many cafes.
Parish
At the time of writing this report no response had been received
Consultations
SDC's Principal Environmental Health Officer raises no objection subject to conditions
restricting hours of opening details of a scheme to treat fumes and odours.
ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development Management
Procedure) (England) Order 2010, the following reasons for the Council's decision are
summarised below together with a summary of the Policies and Proposals contained within the
Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
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.
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.
This advice is echoed in the recently published National Planning Practice Guidance.
Policy SH9 of the Stroud District Local Plan, November 2005 (Submission Draft Policy E17)
applies to change of use within primary shopping areas such as Stonehouse and seeks to ensure
that any change of use does not undermine the vitality and viability of the town centre.
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.
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Policy GE5 maintains highway safety including public rights of way.
PRINCIPLE OF DEVELOPMENT
The application site is located within the primary shopping frontage of Stonehouse Town
Centre. The premises, currently vacant, were last occupied by NatWest Bank (Use Class A2).
The proposal seeks to change the use to a sandwich bar/cafe (Use Class A3).
The objective of Local Plan Policy SH9 (and emerging Local Plan policy E17) is to achieve the
right balance between retail and non-retail uses within town centres to ensure their vitality and
viability, and is primarily aimed at the loss of A1 retail use. In addition, the NPPF also seeks to
enhance and improve the places in which people live and is committed to securing economic
growth to create jobs and prosperity while promoting competitive town centre environments,
pursuing their continued viability and vitality.
This proposal seeks the change of use from A2 (financial and professional services) to A3
(restaurant/cafe) and therefore does not result in the loss of a retail use and so arguably
Policies SH9 and E17 have less effect. The critical consideration is the impact on the vitality and
viability of the town centre from the loss of an A2 use and the gain of an A3 use.
It should also be noted that the premises is currently vacant, having been previously occupied
by NatWest bank in 2012. The existing A2 use has some benefit (albeit the premises is
currently vacant); but equally the proposed A3 use would have some benefit. The application
has outlined that it is the applicant's intention to sell mostly fresh salads, paninis, sandwiches,
cakes and fresh coffee. There are a variety of cafes and restaurants within Stonehouse town
centre providing the customer different choices of food and therefore potentially attracting
different people into the town.
Whilst there are other A3 uses within Stonehouse town centre, this proposal would result in
the loss of an A2 use and not an A1 retail use and it is therefore argued that the primary retail
function of the High Street would be maintained in accordance with Policy SH9 and the NPPF.
It should also be noted that changes to the Town and Country Planning (General Permitted
Development) Order 1995 that came into effect on 30th May 2013, allow the flexible change of
use of existing units falling within Class A to other uses within Class A and Class B1, without the
need for planning permission. This effectively means that the applicant could now convert the
unit to A3 as intended, without the need for planning permission and without any restriction.
Whilst it is acknowledged that this change to the legislation is a temporary measure; it clearly
indicates the Government's intention to promote investment within existing town centres.
DESIGN IMPLICATIONS
The proposal would not involve any external alterations to the building and as such its
appearance within the street scene would not be altered. Moreover there would be no
implications regarding the Stonehouse Design Statement.
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RESIDENTIAL AMENITY
The unit is located within the defined town centre boundary, amongst other commercial units
and would not be subject to any external alterations. Consequently, no detriment would be
caused by way of overbearing effect, loss of privacy or loss of light. A condition is
recommended to ensure an appropriate extraction system could be fitted if required. The
amenities of neighbouring occupiers would be protected in accordance with Policy GE1 and the
NPPF.
HIGHWAY SAFETY
The site is located within the defined town centre of Stonehouse, which is a wholly sustainable
location, accessible by various means. Whilst it is envisaged that the parking area to the rear of
the premises would be utilised by staff and not customers, the site is located within the town
centre where there is good access to public transport and public car parking facilities available
within the vicinity. As such, it is considered that the application would not result in any
highway harm and would maintain sustainability in accordance with Policies GE5 and TR1 and
the merits of the NPPF.
REVIEW OF CONSULTATION RESPONSES
At the time of writing this report, in excess of 100 letters of objection had been received; 2
letters of comment had been received; and 6 letters of support had been received.
The objections refer to the lack of car parking, possible rubbish generation and already too
many cafes. These objections have been addressed in the report above.
At the time of writing this report, no response had been received from the Town Council.
CONCLUSION
In light of the above, it is considered that the proposal complies with the policies outlined.
SI 2274 STATEMENT
Whilst there was little if any pre-application discussion on this project it was found to be self
contained and required no further dialogue with the applicant or their agent.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the Human
Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or
affected properties. In particular regard has been had to Article 8 of the ECHR (Right to Respect
for private and family life) and the requirement to ensure that any interference with the right in
this Article is both permissible and proportionate. On analysing the issues raised by the
application no particular matters, other than those referred to in this report, warranted any
different action to that recommended.
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Item No:

05

Application No.
Site No.
Site Address

S.14/0161/HHOLD

Town/Parish

Rodborough Parish Council

Grid Reference

384046,203778

Application Type

Householder Application

Proposal

Two storey rear extension and single storey lean-to extension to side.

1 Rodlea Villas, Ash Road, Lightpill, Stroud

Applicant’s Details Ms E McDougall And Mr C Mann
1 Rodlea Villas, Ash Road, Lightpill, Stroud, Gloucestershire
GL5 3PA
Agent’s Details

Early Interiors
Clinton House, Church Place, Rodborough, Stroud, Gloucestershire
GL5 3NF

Case Officer

Jo Reeves

Application
Validated

22.01.2014
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RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

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

2.

The development hereby permitted shall be carried out in all respects in
strict accordance with the approved plans listed below:
Proposed Plans, Sections and Elevations dated 02/01/2014 and received
in this office on 22/01/2014
Plan number = LR/LC/P002
Reason:
To ensure that the development is carried out in accordance with the
approved plans and in the interests of good planning.

3.

The upper floor window in the north facing side elevation of the two
storey extension hereby permitted shall be glazed in obscure glass and
fixed shut (non-opening), and maintained as such thereafter unless
otherwise agreed by the Local Planning Authority.
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.

4.

The upper floor windows hereby permitted in the north facing side
elevation of the original dwellinghouse shall be glazed in obscure glass
and restricted opening (as shown on Drawing No. LR/LC/P002), and
maintained as such thereafter unless otherwise agreed by the Local
Planning Authority.
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.

5.

No construction site machinery or plant shall be operated, no process
shall be carried out and no construction-related deliveries taken at or
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dispatched from the site except between the hours 08:00 and 18:00 on
Mondays to Fridays, between 08:00 and 13:00 on Saturdays and not at
any time on Sundays, Bank or Public Holidays.
Reason:
To protect the amenity of the locality, especially for people living and/or
working nearby, in accordance with Policy GE1 of the adopted Stroud
District Council Local Plan, November 2005 and Policy ES3 of the Stroud
District Local Plan: Submission Draft December 2013.
Informatives:
1.

The applicant should take all relevant precautions to minimise the
potential for disturbance to neighbouring residents in terms of
smoke/fumes and odour during the construction phases of the
development by not burning materials on site. It should also be noted
that the burning of materials that give rise to dark smoke or the burning
of trade waste associated with the development, are immediate
offences, actionable via the Local Authority and Environment Agency
respectively. Furthermore, the granting of this planning permission does
not indemnify against statutory nuisance action being taken should
substantiated smoke or fume complaints be received.
For further information please contact the Council's Environmental
Health Team on 01453 754478.

CONSULTEES
Comments
Received
Not Yet Received

Parish / Town
Severn Trent Water Ltd (E)

CONTRIBUTORS
Letters of
Objection

M Smith, 2 Ashtead Villas, Ash Road

Letters of Support
Letters of
Comment

Mr M J Long, 2 Rodlea Villas, Ash Road

OFFICER’S REPORT
DESCRIPTION OF SITE
The application site is a semi-detached dwelling. It is two storey and one of several pairs of red
brick villas dating from the early 20th century. To the front of the dwelling there is a small
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enclosed garden separated from the public highway by a row of iron railings. To the rear is a
two storey kitchen / bathroom offshoot (original to the main dwelling), together with a larger
enclosed garden.
The house is within the Industrial Heritage Conservation Area, but not listed.
PROPOSAL
The application seeks planning permission to erect a two storey extension to the rear of the
existing dwelling, by extending the offshoot, together with a single storey lean-to extension to
the side.
MATERIALS
Walls: Red brick.
Roof: Slate.
Windows: Single glazed softwood painted sash and casement, and white UPVC double glazing.
Doors: Hardwood painted and white UPVC French style doors.
RELEVANT PLANNING HISTORY
None.
CONSULTATION RESPONSES
Public
The occupier of No. 2 Rodlea Villas (adjoining property to the south) has objected to the
proposed development on the following grounds:
* The size and scale of the two storey extension and its relationship with the host dwelling and
neighbouring properties
* Impact of mains sewer and water supply
* Overbearing effect and loss of light
* Traffic congestion, vehicular access and parking
* Precedent
The occupier of 2 Ashtead Villas (neighbouring semi-detached property to the north) has also
objected to the proposed development citing:
* Height, size and design of proposed extension in relation to existing dwelling and its wider
setting
* Mains sewer
* Loss of light and overshadowing
* Traffic generation, vehicular access and highway safety
Parish
Rodborough Parish Council has reviewed the application details and neither object to, or
support the proposed development.
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ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION
REASONS FOR DECISION - ARTICLE 31
For the purposes of Article 31 of the Town and Country Planning (Development Management
Procedure) (England) Order 2010, the following reasons for the Council's decision are
summarised below together with a summary of the Policies and Proposals contained within the
Development Plan which are relevant to this decision:
PLANNING CONSIDERATIONS – NATIONAL AND LOCAL PLANNING POLICIES
In considering this application, the provisions of the National Planning Policy Framework (NPPF)
have been considered, together with Policies GE1, GE5, HN16, BE5 and BE6 of the adopted
Stroud District Local Plan, November 2005.
Policies ES3, HC8 and ES10 of the Stroud District Local Plan: Submission Draft December 2013
are also a material consideration.
Policy GE1 of the adopted Local Plan seeks to prevent development that will give rise to an
unacceptable level of noise, general disturbance, smell, fumes, loss of daylight or sunlight, loss
of privacy or have an overbearing effect. Policy GE5 seeks to maintain highway safety, including
public rights of way. Both policies accord with Policy ES3 of the Local Plan: Submission Draft.
Policies HN16 and HC8 relate to residential extensions and outbuildings, and in doing so
advocate the importance of plot size, together with the height, size and design of an extension
or outbuilding and its impact on off-road parking provision. Chapter 7 of the NPPF also
emphasises the importance of quality design.
Policies BE5 and BE6 of the adopted Local Plan relate to development within or affecting the
setting of a conservation area, including alterations and extension to unlisted buildings, and are
supported by Chapter 12 of the NPPF, which seeks to conserve and enhance the historic
environment.
Policy ES10 of the Local Plan Draft Submission also seeks to protect our built heritage.
RESIDENTIAL AMENITY
The proposed two storey extension will extend beyond the rear wall of the original dwelling
house by 4 metres; with an overall height of 5.6 metres; and an eaves height of approximately
4.5 metres. Whilst the two storey extension will extend the width of the original kitchen /
bathroom outshot (3.2 metres), it will not extend the entire width of the original dwelling (4.9
metres):
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Overlooking / loss of privacy
Neither the proposed two storey extension, nor the single storey extension would create an
unacceptable level of overlooking or loss of privacy. All three of the proposed first floor
windows facing north (one in the proposed extension, two in the existing dwelling) will be
obscurely glazed, with one of them fixed shut and the other two partially opening and serving
bathrooms. The first floor window facing the adjoining property will be ‘false’ with mirrored
glass for effect. Views from the ground floor windows will be screened by existing boundary
treatments.
Impact on 2 Rodlea Villas
2 Rodlea Villas lies to the south of the site. The two storey extension will break the 45 degree
shadowing guideline; however the affected window serves a bathroom and not a habitable /
principal room. Furthermore, there are no windows at ground floor level only a small outhouse.
The east / west orientation of both dwellings will also prevent shadowing from the proposed
two storey extension. Whilst the proposed extension does have the potential to loom, its
subservient, stepped design will lessen its impact, and at the same time provide a degree of
privacy for the occupiers of both properties. On balance the two storey extension is considered
acceptable.
Due to the existing boundary treatment and the relationship between the host dwelling and 2
Rodlea Villas, the proposed single storey extension will not have any impact.
Impact on 2 Ashtead Villas
With regards to loss of daylight / sunlight, the most affected dwelling will be the host dwelling.
This is due to the east / west orientation of the properties and the extension’s location to the
south off the existing offshoot. Whilst the two storey extension will impact this is not
considered sufficient to warrant refusal. The extension is away from the common boundary and
has a stepped design. In fact, the rear of the both properties has a shared degree of
overshadowing. There is an assortment of different sized extensions to the rear of other
properties in the area, especially to the north of the site.
It must also be noted that a single storey extension measuring 3 metres (length) x 4 metres
(height) by 3 metres (eaves height) could be erected to the rear of the existing outshot without
the need for planning permission. If this extension was a metre less, the proposed single storey
extension would also constitute permitted development.
HIGHWAY SAFETY
Due to the proposed development’s location to the rear of the dwelling, there are no
implications on the frontage. There is no loss of off-road parking provision, or significant extra
need.
Comments comparing the impact of the proposed development with the erection of a new
dwelling are not appropriate. Furthermore, the Local Planning Authority is not able to control
the size of individual households or the number of vehicles owned by occupants.

40

DESIGN
Sufficient private amenity space will remain to the rear of the dwelling. The plot is large enough
to accommodate the proposed two storey extension without appearing cramped or
overdevelopment. The height, size and design of the proposed development are also in keeping
with the scale and character of the existing dwelling, and its wider setting. Despite being two
storeys, the stepped design of the two storey extension ensures subservience to the original
dwelling.
The single storey extension is also modest in its design and nature. The choice of materials is
appropriate. Thus, the character and appearance of the conservation will be preserved.
REVIEW OF CONSULTATION RESPONSES
Matters controlled under building regulations and other non-planning legislation such as
structural stability, sanitary pipe work, foul drains and sewers and matters covered by licences
etc, are not material planning considerations. Similarly, problems arising from the construction
period of any works such as noise, dust, construction vehicles, hours of work (covered by the
Control of Pollution Acts) are not relevant to the decision. However, a condition controlling
hours of construction can be recommended as a precautionary measure.
STATEMENT
The applicant’s agent engaged is pre-application discussions prior to the submission of a formal
application and as such the proposal was found to be largely self-contained requiring little
further dialogue.
CONCLUSION
The application complies with Policies GE1, GE5, HN16, BE5 and BE6 of the adopted Stroud
District Local Plan, November 2005, together with government guidance set out within the
NPPF and the relevant policies of the Local Plan Submission Draft.
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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