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FIRE EVACUATION PROCEDURES 
FOR VISITORS AT EBLEY MILL 

 
•••• Upon hearing the fire alarm, visitors should immediately evacuate the 

building following the instructions given by the Chair at the start of each 
meeting. 

 
•••• DO NOT stay, or return, to collect personal belongings. 
 
•••• DO NOT use the lifts when the alarm is sounding.  
 
•••• Upon evacuation, visitors should go to the NB assembly point.  The 

assembly points are situated in the staff car park where a fire steward 
will be there to take a roll call. 

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

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

 
 30 January 2014 
 

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

 

David Hagg 
Chief Executive 

 
 

A G E N D A 
 

 

 

Please Note:  This meeting will be filmed for live or subsequent broadcast via the 
Council’s internet site (www.stroud.gov.uk).  The whole of the meeting will be 
filmed except where there are confidential or exempt items, which may need to be 
considered in the absence of the press and public.   
The images and sound recording may be used for training purposes within the 
Council. 

Whilst the public seating areas are not directly filmed, particular camera shots around the 
Chamber may capture persons seated in the public areas.  By entering the Council Chamber 
and using the public seating areas, you are consenting to being filmed and to the possible use 
of those images and sound recordings for webcasting and/or training purposes. 
If you have any queries regarding the above, please contact the officer named at the top of 
this agenda. 

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

To approve and sign as a correct record the Minutes of the Development 
Control Committee meeting held on 14 January 2014.  
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4. DEVELOPMENT CONTROL – PLANNING SCHEDULE  

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

 
 

 
DATE OF NEXT MEETING 

 
Tuesday, 11 March 2014  

 
The Committee Membership for 2013/14 Civic Year is as follows: 

 
Councillor Ken Stephens (Chair)  Councillor David Drew 
Councillor John Marjoram  (Vice-Chair)  Councillor Paul Hemming 
Councillor Liz Ashton Councillor Haydn Jones 
Councillor Dorcas Binns 
Councillor Rowland Blackwell 

Councillor Graham Littleton 
Councillor Stephen Moore 

Councillor Nigel Cooper Councillor Martin Whiteside 
  

 
 

The Chair’s briefing will take place on Tuesday , 11 February  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 l ocated to the rear of the 
Chamber and the door leading to the Roof Garden mar ked as Fire Exits. 
Proceed to the main car park and assemble by the Ne w Build sign (NB). 

 
 
 
 
 
 

If you require this agenda in large print format or a translation please contact 
Democratic Services � 01453 754351 or email: 

Public Speaking at Development Control Committee  
 
The Council have agreed to introduce public speaking at meetings of the 
Development Committee. The procedure to be followed is set out on the page 
immediately before the Planning Schedule. 
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2013/14 

 
 

DEVELOPMENT CONTROL COMMITTEE 
 

14 January 2014 
 

6.00 pm – 9.45 pm 
Council Chamber, Ebley Mill, Stroud 

 
Minutes 

3 
 
Membership : 
 
Ken Stephens** 
John Marjoram* 
Liz Ashton 
Dorcas Binns 
Rowland Blackwell 
Nigel Cooper 

P 
P 
P 
P 
P 
P 

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

P 
P 
A 
P 
A 
P 

 
** = Chair * = Vice-Chair  A = Absent P = Present 
 
Other Members in attendance  
 
Councillor Emma Sims Councillor Brian Tipper 
 
Officers In attendance  
 
Head of Planning   Legal Services Manager & Monitoring Officer 
Development Control Team Manager Senior Planning Officers 
Principal Planning Officer Democratic Services & Elections Officer 
 
DC.069 APOLOGIES 
 
Apologies for absence were received from Councillors Haydn Jones and Stephen 
Moore. 
 
The Chair referred to the Council’s public speaking scheme, as set out on page 2 of 
the Planning Schedule.  Speakers would be given a slot which could be shared 
between speakers totalling 3 minutes to emphasise comments and evidence already 
within the planning system.  
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DC.070 DECLARATIONS OF INTEREST  
 
Councillor  Application  No/ 

Agenda Item  
Nature of Interest 
(where disclosed)  

Action taken in 
respect of 
disclosure  

Dorcas Binns S.13/1140/106R 
Item 6 

A board member of 
Nailsworth 
Community 
Partnership  

Took no part in 
discussion and left 
the meeting 

David Drew S.13/1140/106R 
Item 6 

Vice-Chair of Forest 
Green Rovers FC 

Took no part in the 
discussion and left 
the meeting 

 
DC.071 MINUTES 
 
RESOLVED That the Minutes of the Development Contro l Committee meeting 

held on 10 December 2013 are accepted as a correct record. 
 
DC.072 PLANNING SCHEDULE  
 
Representations were received and taken into account by the Committee in respect 
of the following Applications:- 
 

1. S.13/2117/OUT 2. S.13/2327/FUL 3. S.13/1822/FUL 
4. S.13/2030/FUL 5. S.13/2150/FUL 6. S.13/1140/106R 

 
DC.073 ITEM 1 – OUTLINE PLANNING PERMISSION AT MAYOS LAND  

OFF A38, BRISTOL ROAD, HARDWICKE, GLOUCESTER 
(S.13/2117/OUT) 

 
The Senior Planning Officer presented the Application for residential development of 
up to 55 dwellings, vehicular access from Meerbrook Way, public open space, car 
parking and other associated infrastructure and engineering works.  Updates from 
the Local Education Authority and Gloucester City Council were in Late Pages.  
Discussions could be taking place between the two authorities regarding waste 
collection which were beyond the scope of this planning application.  A letter had 
been received from Mr and Mrs Radcliffe-Watts on behalf of all residents at 
Meerbrook Way outlining their concerns. 
 
Also the following corrections to page 10 were highlighted:- 

• Informatives: first line condition 4 should have read condition 5 
• paragraph 1.1., third line which should have read 2.28 ha and not 0.23 ha. 

County Councillor Blackburn spoke against the Application which he thought was not 
sustainable citing NPPF, paragraph 46.  He also raised concerns about the effect on 
local schools, the increase in traffic, highway safety and also the speed of vehicles. 
 
The Head of Planning confirmed it would not be possible to attach a condition to 
reduce the vehicle speed on the highway to 30 mph.  However, he would write to the 
County Council raising concerns and ask for these to be looked at in conjunction with 
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the Hunts Grove site.  He would also ask the County to reconsider the installation of 
a pedestrian crossing.   
 
Members were reminded that the Application was for outline planning consent and 
the plan was indicative.  A noise barrier had been included in Condition 5 and the 
positioning of the play area would form part of reserved matters. 
 
The local schools were full and extending them was under consideration.  The Head 
of Planning would also add Members’ concerns about the commencement of the 
building of the new school at Hunts Grove to his letter.  Concern was also raised 
about how the new residents without transport would get their children to the newly 
built school at Kingsway.  He would also request that the County consider installing 
bus stops. 
 
A Motion to ACCEPT the Officer’s recommendation, was proposed by Councillor 
Graham Littleton and seconded by Councillor John Marjoram. 
 
Members agreed that a Section 106 Agreement is negotiated by Officers and the 
Head of Planning send two letters to Gloucestershire County Council’s Highways and 
Education Departments, as outlined above. 
 
On being put to the vote, there were 8 votes for the Motion, 0 votes against and 2 
abstentions; it was declared CARRIED.  
 
RESOLVED To grant permission for Application S.13/2 117/OUT subject to the 

conditions set out in these Minutes. 
 
DC.074 ITEM 2 – FULL PLANNING PERMISSION AT VAYNOR, HIGHF IELD 

ROAD, WHITESHILL, STROUD (S.13/2327/FUL)  
 
The Senior Planning Officer presented the Application for the erection of three 
dwellings with associated access which had been visited by Members at Sites Panel.  
Two letters of objection had been received from Mr and Mrs Welsh raising objections 
in Late Pages.  An amendment to Condition 5 to make the Construction Method 
Statement site specific was proposed and an additional Condition regarding floor 
levels was also proposed. 
 
In the absence of Ward Councillor Philip Booth, Councillor John Marjoram read a 
prepared statement opposing the application. 
 
A Section 106 would cover the affordable housing provision in the District. 
 
A plan showing the site and a vehicle passing area was displayed. 
 
A Motion to ACCEPT the Officer’s recommendation, as amended, was proposed by 
Councillor David Drew and seconded by Councillor Graham Littleton. 
 
On being put to the vote, there were 9 votes for the Motion, 1 vote against and 0 
abstentions; it was declared CARRIED.  
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RESOLVED To grant permission for Application S.13/2 327/FUL, subject to the 
conditions set out in these Minutes. 

 
DC.075 ITEM 3 – FULL PLANNING PERMISSION AT LAND ADJOININ G 

SETWELL, WALKLEY WOOD, NAILSWORTH (S.13/1822/FUL)  
 
The Development Control Team Manager presented the Application for the erection 
of one detached dwelling (resubmission of S.12/2348/FUL).  He provided updates to 
amend conditions and emails received from Mr S Phillip raising concerns in Late 
Pages. 
 
Councillor Emma Sims, a Ward Councillor read out a statement requesting 
Committee to refuse the application because of the objections from families who 
would be affected by this development, traffic and parking issues. 
 
In the absence of another Ward Councillor Paul Carter, the Development Control 
Team Manager read out a statement, also requesting Committee to refuse the 
application on highway safety grounds.  If Committee granted permission he 
requested that consideration be given to local residents whilst the building works 
were being undertaken. 
 
Mr A Newport spoke on behalf of himself and the neighbours in opposition to the 
application. 
 
The County Records Office had confirmed that to the best of their knowledge the 
roads in the vicinity were Class 4 and under their jurisdiction.  If the road was blocked 
by a vehicle it would be a Police matter but any breaches to the conditions would be 
investigated by the Council’s Enforcement Team. 
 
A Motion to REFUSE the Application, as amended, was proposed by Councillor 
Dorcas Binns and seconded by Councillor Rowland Blackwell.  The reasons for 
refusal were Policy GE5, the severe impact on the highway and NPPF paragraph 32.  
Access to the site was very narrow, with adequate turning and remote parking.  
Councillor Blackwell concurred with the Proposer’s reasons adding that the site was 
not suitable. 
 
On being put to the vote, the Motion to REFUSE the Application was CARRIED 
unanimously. 
 
RESOLVED To REFUSE Application S.13/1822/FUL. 
 
DC.076 ITEM 4 – APPLICATION FOR FULL PLANNING PERMISSION AT 

20 TILSDOWN, CAM, DURSLEY (S.13/2030/FUL)  
 
The Development Control Team Manager presented the Application for the erection 
of a single dwelling and formation of new vehicular access (resubmission of 
S.13/0432/FUL) and updated Members. 
 
Councillor Brian Tipper, a Ward Member for Cam (East) objected to the application on 
the grounds of poor visibility, access and speed limits. 



Development Control Committee 5 Minutes 
14 January 2014  Subject to approval at next meeting 

 
Councillor Brian Whatling, Chair of Cam Parish Council drew attention to the County 
Highway’s original highway concerns regarding visibility problems and their 
subsequent change of views after cosmetic changes.  He requested Members look at 
the speed/traffic flow survey figures prior to making their decision.   
 
The Officer replied to Members’ questions on the Application regarding the speed 
survey. The splay met national standards.  Both County Highways and the Applicant 
had agreed to Condition 10. 
 
A Motion to ACCEPT the Officer’s recommendation, was proposed by Councillor 
Rowland Blackwell and seconded by Councillor Graham Littleton. 
 
On being put to the vote, the Motion was CARRIED unanimously. 
 
RESOLVED To PERMIT Application S.13/2030/FUL, as se t out in these Minutes. 
 
The meeting was adjourned at 8.00 pm and reconvened  at 8.10 pm. 
 
DC.077 ITEM 5 – APPLICATION FOR FULL PLANNING PERMISSION AT 

WHITE GATES FARM, COWCOMBE HILL, CHALFORD, STROUD 
(S.13/2150/FUL) 

 
The Development Control Team Manager presented the retrospective application for 
the erection of a farm implement store, tool shed/farm workshop.  Members 
expressed their disappointment that the application was retrospective.  Given the 
previous unauthorised development the building could readily be used for 
unauthorised purposes in the future.  Members requested that the Enforcement 
Team ensure periodic checks were undertaken.  
 
A Motion to ACCEPT the Officer’s recommendation, as amended, was proposed by 
Councillor Dorcas Binns and seconded by Councillor Rowland Blackwell. 
 
On being put to the vote, the Motion was CARRIED unanimously. 
 
RESOLVED To PERMIT Application S.13/2150/FUL, subje ct to the conditions 

set out in these Minutes. 
 
DC.078 ITEM 6 – APPLICATION FOR REMOVAL OR AMENDMENT OF 

SPECIFIED SECTION 106 OBLIGATIONS AT FOREST GREEN 
ROVERS FC, THE NEW LAWN, SMITHS WAY, FOREST GREEN 
(S.13/1140/106R) 

 
The Principal Planning Officer presented a request for the Section 106 Agreement 
associated with S.04/0096/FUL and S.04/0082/OUT to be removed/discharged.  He 
provided an update, as set out in Late Pages and also read out an email from Mrs 
Parker from 28 Highwood Drive raising concerns that this had not appeared on land 
searches prior to buying the property, noise levels would rise and a better site could 
be found such as Nailsworth Primary School.  An additional response from Mr. I. 
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Crawley was also read out.  A location site plan showed the nearest properties who 
would be affected. 
 
Councillor Emma Sims read out a statement on behalf of Councillor Paul Carter, a 
Ward Member, stating that the land should be used for the benefit of the local 
community and did not think there was justification to release the obligations. 
 
Councillor Emma Sims, another Ward Member, also raised her concerns about this 
community space and requested that Committee defer their decision. 
 
Town Councillor Norman Kay, representing Nailsworth Town Council, provided 
Committee with background information.  He suggested a way forward would be for 
Committee to refuse the application which would put pressure on the Applicant to 
consider a land swop or a local group to use the land for example, as allotments. 
 
Mr Trevor Saunders, Director of Forest Green Rovers Football Club spoke on behalf 
of the Applicant.  The multi-use games area (MUGA) in 2005 was an aspiration for 
the benefit of the local community and served no useful planning purpose.  The piece 
of land had been cleared, levelled and cleaned up and was presently used as a car 
park. 
 
The Principal Planning Officer provided Committee with the history of the site, the 
MUGA and various site plans and photos of the site.  Several Section 106 
Agreements had been drawn up to mitigate harm caused by the new schemes.  The 
background was complicated due to the number of agreements and variations 
involved.  The sum of £85,000, achieved from an adjacent development had been 
deposited with the District Council since 2005 for use on a MUGA or on other projects 
within Nailsworth and would remain unaffected by any decision reached by Members 
on the current application.  The relevant land owned by the Applicant was not a public 
open space, nor was there public access to it.  
 
In reply to questions it was clarified that if the Applicant did not use the area for car 
parking, the cars would park elsewhere in the vicinity which would affect the local 
community. 
 
A Motion to ACCEPT the Officer’s recommendation was proposed by Councillor Paul 
Hemming and seconded by Councillor Liz Ashton.  They were both of the opinion 
that the land may have been useful as a MUGA prior to the building of nearby 
houses but now would be better used for overflow car parking for the football club. 
 
Other Members thought that an opportunity would be lost and that the Applicant 
should be encouraged to submit a new application to remove the MUGA in return for 
some positive compromise in negotiations with the Town Council and the application 
should be refused. 
 
On being put to the vote, there were 2 votes for the Motion, 4 against; it was 
declared LOST. 
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A Motion to REFUSE the Officer’s recommendation, was proposed by Councillor 
Martin Whiteside and seconded by Councillor John Marjoram.  Both Members agreed 
that the obligations as written continued to serve a useful planning purpose. 
 
On being put to the vote, there were 4 votes for the Motion, 1 vote against and 1 
abstention; it was declared CARRIED.  
 
RESOLVED To REFUSE, for the reasons set out in the Minutes. 
 
The meeting closed at 9.45 pm. 
 
 
 
 
 
 
 
 

Chair 
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AMENDMENTS FOR DEVELOPMENT CONTROL COMMITTEE  
14 JANUARY 2014  

 
In addition to the amendments stated on the Late Pages. 
 

ITEM No: 1 Application:  
Address:  
Mayos land off A38, Bristol Road, Hardwicke 

 
Rewording of Informative 1: 
In relation to meeting noise condition 5, the applicant should give due 
consideration to the need for both passive ( trickle vents) and active (secondary 
mechanical ventilation) where necessary to ensure relevant noise standards can 
be met whilst still providing adequate ventilation, which may not be sufficiently 
delivered  in relation to trickle vents alone. 
 

ITEM No: 02 Application: 
S.13/2327/FUL 

Address:  
Vaynor, Highfield Road, Whiteshill 

 
Rewording of Condition 5: 
No development shall take place until a Construction Method Statement has 
been submitted to and approved by the Local Planning Authority. The approved 
Statement shall be adhered to throughout the construction period, until the 
occupation of the new dwelling. 
 
The Statement shall: 
i. provide for the parking of vehicles of site operatives and visitors within the 

application site; 
ii.  provide for the loading and unloading of plant and materials; 
iii.  provide for the storage of plant and materials used in constructing the 

development; 
iv.  provide for wheel washing facilities within the application site; 
v. provide measures to control the emission of dust and dirt during 

construction. 
 
Reason:  
To reduce the potential impact on the public highway and public amenity in 
accordance with Policies GE1 & GE5 of the adopted Stroud District Local Plan, 
November 2005. 
 
Additional Condition  (Condition 11, subsequent conditions then renumbered).  
No development shall take place until details of the existing ground levels, 
proposed finished floor levels of the dwellings and the proposed finished ground 
levels of the site, 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 
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proposed boundary treatments. The development shall be carried out in 
accordance with the details as approved.  
 
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. 
 

ITEM No: 03 Application: 
S.13/1822/FUL 

Address:  
Land Adjoining Setwell, Walkley Wood, Nailsworth 

 
Overturn officer recommendation and refuse for the following reason: 
 
The proposal is for a new dwelling on a site served by narrow lanes with 
challenging topography and lack of footways. The traffic generated by this 
proposal and the inevitable reversing movements, with limited visibility, would 
severely harm the safety of motorists and pedestrians. The proposal is contrary 
to Stroud District Local Plan November 2005 Policy GE5, Stroud District Local 
Plan Submission Draft December 2013 and the NPPF paragraph 32.   

 

ITEM No: 06 Application: 
S.13/1140/106R 

Address:  
Forest Green Rovers FC, The New Lawn, Smiths Way, Forest Green. 
 
REFUSAL: 
 
The obligations as written continue to serve a useful planning purpose. 
 

 



 

 

Stroud District
 

11

 

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 conside

Members have fully debated the issues arising.

 

 

 

 

 

 

 

 

 

 

Stroud District Council

Planning Schedule 
 

11
th

 February 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. 

 

 

Council 

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 

ration on the application and a final decision is only made after 



Page 2 

DEVELOPMENT CONTROL COMMITTEE 

Procedure for Public Speaking 

The Council have agreed to introduce public speaking at meetings of the Development Control Committee. 

Public speaking is only permitted on those items contained within the schedule of applications. It is not permitted on any 

other items on the Agenda. The purpose of public speaking is to emphasise comments and evidence already submitted 

through the planning system. Speakers should refrain from bringing photographs or other documents as it is not an 

opportunity to introduce new evidence.  

The Chair will ask for those wishing to speak to identify themselves by name at the beginning of proceedings. There are 

four available slots for each schedule item:- 

Ward Councillor(s) 

Town or Parish representative 

Spokesperson against the scheme and  

Spokesperson for the scheme.  

Each slot (with the exception of Ward Councillors who are covered by the Council’s Constitution) will not exceed 3 

minutes in duration. If there is more than one person who wishes to speak in the same slot, they will need either to 

appoint a spokesperson to speak for all, or share the slot equally. Speakers should restrict their statement to issues 

already in the public arena. Please note that statements will be recorded and broadcast over the internet as part of the 

Councils webcasting of its meetings; they may also be used for subsequent proceedings such as an appeal. Names may be 

recorded in the Committee Minutes. 

The order for each item on the schedule is 

1. Introduction of item by the Chair 

2. Brief update by the planning officer. 

3. Public Speaking 

a. Ward Member(s) 

b. Parish Council 

c. Those who oppose 

d. Those who support 

4. Member questions of officers 

5. Motion 

6. Debate 

7. Vote 

 

A copy of the Scheme for Public Speaking at Development Control Committee meetings is available at the meeting. 
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Parish Application Item  Page 

 

Longney & Epney 

Parish Council 

1 Crib Cottages, Longney Crib, Longney. 04 49 

S.13/2615/HHOLD -  Side and rear extension.  (Revised drawings 

received 20.12.12) 

 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/2615/HHOLD 

 

 

Minchinhampton 

Parish Council 

Field Head, Littleworth, Amberley. 03 39 

S.13/2519/FUL -  Erection of a slate roofed single storey 2 bed 

dwelling with attendant services and removal of existing garage. 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/2519/FUL 

 

 

Nailsworth Town 

Council 

Ecohaus, Stroud Road, Nailsworth. 02 31 

S.13/0820/FUL -  Change of use from retail, factory and 

warehouse to retail units (part retrospective). Revised Plans 

received 16/08/13, 31/10/13 and 09/12/13. 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/0820/FUL 

 

 

Painswick Parish 

Council 

Site Of Property Formerly Known As Overdale, Slad Road, Slad. 05 56 

S.13/2461/FUL -  Revisions to approved scheme S.13/0779/FUL 

for erection of a dwelling; including omission of drop in 

ridgeline over lounge/bedroom; raise main ridge and eaves line 

by 150mm, addition of one dormer window in front elevation 

and two dormers in rear elevation;  alterations to fenestration 

and amend materials to natural stone on front and rear 

elevations. 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/2461/FUL 

 

 

Randwick Parish 

Council 

Land To The Rear Of 45, The Martins, Stroud. 06 65 

S.13/2545/FUL -  Convert existing garage into residential 

dwelling. 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/2545/FUL 

 

 

Upton St Leonards Bowden Hall Farm, Bondend Road, Upton St Leonards. 01 04 

S.13/1844/OUT -  Outline proposal for the construction of 15 

dwellings and associated vehicular access. 

  

Link to 

website 

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?

AppRef=S.13/1844/OUT 
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Item No: 01 

Application No. 

Site No. 

S.13/1844/OUT 

PP-02841579 

Site Address Bowden Hall Farm, Bondend Road, Upton St Leonards, Gloucester 

 

Town/Parish Upton St Leonards 

 

Grid Reference 386899,215134 

 

Application Type Outline Planning Permission 

 

Proposal Outline proposal for the construction of 15 dwellings and associated vehicular 

access. 

 

   

 

 

  

Applicant’s Details Mr Reino Kahkonen 

c/o Agent 

 

Agent’s Details Mr Ben Read 

Thornbury House, 18 High Street, Cheltenham, Gloucestershire, GL501DZ 

 

Case Officer Laura Humphries 

 

Application 

Validated 

04.09.2013 



Page 5 

 RECOMMENDATION 

Recommended 

Decision 

Resolve to Grant Permission 

Subject to the 

following 

conditions: 

 

 1. Approval of the details of the design and external appearance of the 

building(s), and  the landscaping of the site (hereinafter called "the 

reserved matters" shall be obtained from the Local Planning Authority in 

writing before any development is commenced. 

 

 Reason: 

 To comply with the requirements of Section 92 of the Town and Country 

Planning Act 1990 and Section 51 of the Planning and Compulsory 

Purchase Act 2004. 

 

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

Local Planning Authority before the expiration of three years from the 

date of this permission. 

 

 Reason: 

 To comply with the requirements of Section 92 of the Town and Country 

Planning Act 1990. 

 

 3. The development hereby permitted shall be begun either before the 

expiration of three years from the date of this permission, or before the 

expiration of two years from the date of approval of the last of the 

reserved matters to be approved, whichever is the later. 

 

 Reason: 

 To comply with the requirements of Section 92 of the Town and Country 

Planning Act 1990. 

 

 4. That no works shall be commenced until details have been submitted to 

and approved in writing by the Local Planning Authority of 2m wide 

pedestrian footway/footpath links between the northern access point 

and the local Primary School alongside that length of Bondend Road 

giving access to the northern part of the development and between the 

southern access point and the local Primary School alongside that length 

of Bondend Road giving access to the southern part of the development. 

The approved details to be completed prior to the occupation of the first 

dwelling. 

 

Reason:  

In the interests of providing safe pedestrian access in accordance with 

Policy GE5 of the adopted Stroud District Local Plan, November 2005 and 

Policy CP13, CP14, and EI12 of the Submission Draft Stroud District Local 

Plan, December 2013 and the guidance within the National Planning 

Policy Framework. 

 

 5. The buildings hereby permitted shall not be occupied until the vehicular 

parking and turning facilities have been provided in accordance with the 
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submitted plan P002, and those facilities shall be maintained available 

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 CP13, CP14, and EI12 of the Submission Draft Stroud 

District Local Plan, December 2013 and the guidance within the National 

Planning Policy Framework. 

 

 6. The development hereby permitted shall not be occupied until details of 

secure and covered cycle storage facilities for a minimum of one bicycle 

per dwelling have been made available in accordance with details to be 

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

The development shall then proceed in accordance with the approved 

details and maintained as such thereafter.  

 

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

promote cycle use in accordance with Policy GE5 of the adopted Stroud 

District Local Plan, November 2005 and Policy CP13, CP14, and EI12 of 

the Submission Draft Stroud District Local Plan, December 2013 and the 

guidance within the National Planning Policy Framework. 

 

 7. No works shall commence on site (other than those required by this 

condition) on the development hereby permitted until the first 10m of 

the proposed access roads, including the junction with the existing 

public road and associated visibility splays, has been completed to 

at least binder course level. 

 

 Reason: 

 To reduce potential highway impact by ensuring that there is a 

satisfactory access at the commencement of construction works in 

accordance with Policy GE5 of the adopted Stroud District Local Plan, 

November 2005 and Policy CP13, CP14, and EI12 of the Submission Draft 

Stroud District Local Plan, December 2013 and the guidance within the 

National Planning Policy Framework. 

 

 8. No dwelling on the development shall be occupied until the 

carriageways, including surface water drainage/disposal, vehicular 

turning heads and street lighting providing access from the nearest 

public highway to that dwelling have been completed to at least binder 

course level and the footways to surface course level. 

 

Reason:  

In the interest of highway safety; to ensure safe and suitable access has 

been provided for all people; and to safeguard the visual amenities of 

the locality in accordance with Policy GE5 of the adopted Stroud District 

Local Plan, November 2005 and Policy CP13, CP14, and EI12 of the 

Submission Draft Stroud District Local Plan, December 2013 and the 
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guidance within the National Planning Policy Framework. 

 

 9. No development shall commence on site until a scheme has been 

submitted to, and agreed in writing by the Council, for the provision of 

fire hydrants (served by mains water supply) and no dwelling shall be 

occupied until the hydrant serving that property has been provided to 

the satisfaction of the Council. 

 

Reason:  

To ensure adequate water infrastructure provision is made on site for 

the local fire service to tackle any property fire in accordance with Policy 

GE5 of the adopted Stroud District Local Plan, November 2005 and Policy 

CP13, CP14, and EI12 of the Submission Draft Stroud District Local Plan, 

December 2013 and the guidance within the National Planning Policy 

Framework. 

 

10. The development hereby permitted should not commence until a 

Drainage Strategy for the disposal of surface water, foul sewerage and 

services have been submitted to and approved by the Local Planning 

Authority. Such layout shall provide for the long-term retention of the 

trees. All development or other operations shall take place in complete 

accordance with the approved service/drainage layout scheme.  The 

Strategy should be supported by evidence of ground conditions and 

modelling of the scheme to demonstrate that they are feasible, and 

include details of the proposed management and maintenance of the 

Strategy. The Strategy shall be implemented in accordance with the 

approved details before the development is first brought into use. 

 

 Reason:  

 To ensure that the development is provided with a satisfactory means of 

drainage as well as to reduce the risk of creating or exacerbating a 

flooding problem and to minimise the risk of pollution, as well as 

ensuring the long term protection of the trees within the site, in 

accordance with Chapter 11 of the National Planning Policy Framework. 

 

11. 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 in accordance with the 

provisions of Circular 11/95. 

 

12. The development hereby permitted shall not be commenced until 

details of a scheme of hard and soft landscaping including details of the 

position, design and materials of boundary treatments for the site have 
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been submitted to and approved in writing by the Local Planning 

Authority. If the boundary treatment are to be erected within the root 

protection area of any retained tree, a Arboriculture Method Statement 

will be required for its installation. The development shall proceed in 

accordance with the approved details.  

 

 Reason: 

 In the interests of the visual amenities of the area and in accordance 

with Policy NE10 of the adopted Stroud District Local Plan, November 

2005 and Chapter 11 of the National Planning policy Framework. 

 

13. All planting, seeding or turfing comprised in the approved details of 

landscaping shall be carried out in the first complete planting and 

seeding seasons following the occupation of the buildings, or the 

completion of the development to which it relates, whichever is the 

sooner.  Any trees or plants which, within a period of five years from the 

completion of the development, die, are removed, or become seriously 

damaged or diseased, shall be replaced in the next planting season with 

others of similar size and species, unless the Local Planning Authority 

gives written consent to any variation. 

 

 Reason: 

 In the interests of the visual amenities of the area. 

 

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

and fenestration 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 in accordance with 

Chapter 6 of the National Planning Policy Framework. 

 

15. No development shall take place, including any works of demolition, 

until a Construction Method Statement has been submitted to, and 

approved in writing by, the Local Planning Authority. The approved 

Statement shall be adhered to throughout the construction period. The 

Statement shall:  

 

i. specify the type and number of vehicles; 

ii. provide for the parking of vehicles of site operatives and visitors; 

iii. provide for the loading and unloading of plant and materials; 

iv. provide for the storage of plant and materials used in constructing 

the development; 

v. provide for wheel washing facilities; 

vi. measures to control the emission of dust and dirt during construction 

 

 Reason:  

 To reduce the potential impact on the public highway in accordance with 
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Policy GE5 of the adopted Stroud District Local Plan, November 2005 and 

the National Planning Policy Framework Chapter 4. 

 

16. No development or other operations shall commence on site in 

connection with the development hereby approved, (including any tree 

felling, tree pruning, demolition works, soil moving, temporary access 

construction or widening, or any operations involving the use of 

motorised vehicles or construction machinery) until a pre-start meeting 

has commenced between the main contactor and the Local Authority 

Tree Officer. 

 

 Reason: 

 In the interests of ensuing the long term protection of the trees within 

the site, in accordance with the guidance within Chapter 11 of the 

National Planning Policy Framework.  

 

17. All works connected with the development shall commence on site in 

full compliance with the submitted Arboricultural implications 

assessment and method statement prepared by Tim Pursey dated 12th 

January 2014. 

 

18. Prior to any development taking place on site, a landscaping and 

ecological enhancement plan shall be submitted in writing for 

agreement by the Local Planning Authority. The plan shall detail and 

quantify the measures that will be taken to retain and enhance 

identified habitats and species on site, ecological management 

responsibilities and timescales for implementation. The development 

shall then proceed in accordance with the approved details.  

 

 Reason: 

 To recognise nature conservation importance in accordance with Policy 

NE4 of the Local Plan, Policies CP14 and ES6 of the Submission Draft 

Stroud District Local Plan, December 2013 and guidance with Chapter 11 

of the National Planning Policy Framework.  

 

Informatives: 

 

 1. The proposed development will involve works to be carried out on the 

public highway and the Applicant/Developer is required to enter into a 

legally binding Highway Works Agreement (including an appropriate 

bond) with the County Council before commencing those works. 

 

The applicant is advised that to discharge the above condition. that the 

local planning authority requires a copy of a completed dedication 

agreement between the applicant and the local highway authority or the 

constitution and details of a Private Management and Maintenance 

Company confirming funding, management and maintenance regimes. 

 

If the new road/roads are not to be offered for adoption the Developer 

is requested to erect a sign at the boundary of the new estate street 
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with the nearest public highway providing the Developer's contact 

details and informing the public that the County Council is not 

responsible for the maintenance of the street. 

 

 CONSULTEES 

Comments 

Received 

Development Coordination (E) 

Archaeology Dept (E) 

Severn Trent Water Ltd (E) 

The Environment Agency (E) 

Mr David Lesser 

Rob Weaver (Ecology) 

Policy Implementation Officer (E) 

Planning Strategy Manager (E) 

Arboricultural Officer (E) 

Crime Prevention Design Advisor (E) 

Parish / Town 

 

Not Yet Received Gloucestershire Education Dept (E) 

 

 CONTRIBUTORS 

Letters of 

Objection 

 

L Blackshaw, 87 Bondend Road, Upton St Leonards  

Mr And Mrs D J Stilwell, 89 Bondend Road, Upton St Leonards,   

R Hawkes, 2 Cannons Court, Upton St Leonards  

T Juby, 21 Staites Orchard, Upton St Leonards  

Mr Irvine, 59 Bondend Road,   

V P W & L M Cook, 73 Bondend Road, Upton St Leonards  

N Dodd, 61 Bondend Road,   

Mrs J Thorogood, TRITON, Bondend Lane, Upton St  Leonards   

Mr  And  Mrs M Kenyon, 40 Six Acres, Upton St Leonards  

J Wareham, Bondend Farm, Bondend Road  

J Heal, Jemima Cottage, Bondend Lane  

M Lucas, 101 Bondend Road, Upton St Leonards  

M Hamilton, Bowden Cottage, Nuthill  

L A Reade, Linter House, Bondend Road  

J Skinner, 81 Bondend Road, Upton St Leonards  

C Hall, 85 Bondend Road, Upton St Leonards  

R Trickett, 24 Twyver Close, Upton St Leonards  

RJ & I Pollit, 3 Twyver Bank, Upton St Leonards  

G Osburn, The Coppice, Nuthill  

J Wood, 93 Bondend Road, Upton St Leonards  

J Browne, 95 Bondend Road, Upton St Leonards  

A Jenner, 103 Bondend Road, Upton St Leonards  

J M Cowley, Garden Lodge, Nuthill  

A Wareham, Bondend Farm, Bondend Road  

S Guyatt, 61 Bondend Cottages, Bondend Road  

S Juby, Old Home Farmhouse, Bondend Road  

K Davies, 68 Woodland Green Upton St Leonards,   

Mrs D Cox, 4 Whornes Orchard, Upton St Leonards  

G M Harris, Home Farmhouse, Bondend Road  
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NC  And  RE Juby, Old Home Farmhouse, Bondend Road  

Mr  And  Mrs Long, Warnless Close, Bondend Lane  

C Evans, 61 Perry Orchard, Upton St Leonards,   

 

Letters of Support None 

 

Letters of 

Comment 

   

N Stilwell, C/o Lanika, 89 Bondend Road, Upton St Leonards,                    

N Moulder, 91 Bondend Road, Upton St Leonards               

S Hemming, ,    

Mr & Mrs GB Lovatt, Hilverstream, Bondend Road   

C Freshney, ,    

 

 OFFICER’S REPORT 

 

1. SITE 

1.1 The application site consists of a parcel of land of 0.72ha within Upton St Leonards adjacent to 

the defined settlement boundary of this village. The land is part of Bowden Hall Farm which is located 

to the east and the access to this property provides the boundary to the site. The land is circled with 

roads.  

1.2 The land is broadly level but drops away to the watercourse running along the west of the 

site. The site is surrounded by mature trees and hedges on sides, with 5 TPO protected trees sitting 

on the southern boundary.  

1.3 The site is not within the Area of Outstanding Natural Beauty. There are a number of listed 

buildings within proximity of the site, namely, Bondend Farm and Tudor Cottage to the north east. 

2. PROPOSAL 

2.1 The proposal is an application for Outline Planning Permission with matters of layout and 

access to be considered, and all other matters to be reserved. The development proposes 15 

dwellings providing 2x2 bedroom dwellings, 9x3 bedrooms dwellings, 3x4 bedroom dwellings and 1x5 

bedroom dwelling.  

2.2 The scheme includes the provision of 30% affordable housing, 5 units, and contributions 

towards recreation, and management of the open space areas.  

3. REVISED DETAILS 

3.1 Additional Arboricultural information received (13.1.2014) 

4.  RELEVANT PLANNING HISTORY 

4.1 There has been a number of planning applications and appeals on this site in the past. 

Application S.10789 (G.3804/Q) for 13 dwellings was refused permission and dismissed on appeal on 

29 October 1974.  
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4.2 A later application for one bungalow was refused permission and dismissed on appeal on 5 

March 1980, under reference number S.10789/J.  

4.3     There is no modern planning history for this site. The site was included in the 2011/12 SHLAA as 

being identified for approximately 34 dwellings and identified as potentially suitable for development 

subject to the resolution of the flood risk. 

5. CONSULTATION RESPONSES 

5.1 Public Representations: There have been a number of objections and comments made to this 

application covering issues including;  

Flooding 

Surface water issues in area 

Drainage  

Traffic 

Congestion with the school traffic 

Access details  

Wildlife impact 

Outside settlement boundary 

Need for additional houses in area and existing houses for sale in village  

Impact on tourism  

Loss of open space 

Landscape impact 

Impact on protected trees 

Construction disruption 

Loss grazing land 

Design 

Levels of affordable housing  

Privacy  

Impact on Listed Building (Bondend Farm) 

Incorrect reference to Bondend Road on plans. 

Impact on wildlife 

Lack of details 

Noise and pollution  

 

5.2 Upton St Leonards Parish Council: The plans are erroneous in that they all show the side 

roads as Bondend Road, whereas they have been called Bondend Lane for a number of years. Over a 

number of years, and supported by the Parish Council, Stroud District Council and confirmed by the 

planning inspector when applications have gone to appeal, new developments has been restricted to 

a well defined village envelope. The piece of land to which this application applies lies outside this 

boundary and a previous application was turned down by the planning inspector on these grounds. 

Furthermore the land was not identified as potential building land in the recently adopted Stroud 

District Council Local Plan. Upton St Leonards Parish is able to supply their allocation of the new 

homes required over the next few decades, including those designated as affordable housing, by the 

developments at Cooper's Edge. 
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The application is supported by a drainage report indicating that this development will not have a 

significant impact on the potential flooding risk and suggest that the planners treat the flooding risk 

as "overestimated". The Council disputes this and asks that a technical investigation is undertaken by 

an expert appointed by SDC. The area has experienced three severe floods in recent years. There is 

evidence that more extreme weather patterns are likely on a global scale, thus increasing the 

likelihood of more localised flooding. Building the more houses with the associated roadways, 

concrete surfaces will reduce the infiltration rates, resulting in increased surface run off and hence 

exacerbate the problem with drastic effects on the surrounding area and existing properties. The site 

slopes down to the River Twyver and it is likely that should the application be approved by SDC the 

developers would seek to add drainage pipes into the River Twyver. Any increase in flow would be a 

cause for concern, in that the diameter of the pipes under the two bridges where Bondend Lane 

crosses the river are such that there is likely to be a build up of water leading to the river overflowing 

its banks.  

The Parish Council owns the land on both sides of the river and so any drainage work would be on 

this land and it is not certain whether the council would be prepared to allow this or to sell the land 

involved. This would also mean that a boundary treatment would be necessary if the plan is 

approved, in order that the houses do not access to the river. The vehicular access to the site would 

be by the single carriageway Bondend Lane. This road is already at capacity, taking as it does traffic 

including coaches to Bowden Hall Hotel, as well as the traffic generated by the nearby Upton St 

Leonards Junior school. Cars already park the entire length of Bondend Lane from the school to the 

hotel. This has resulted in the destruction of the verges and damage to the Parish owned Twyver 

Bank Green. The applicant has provided supporting evidence that there has not been any accidents 

or fatalities reported in this area. The Parish Council has been concerned with the traffic problem in 

this area for a number of years and the police have been involved in trying to ameliorate the 

situation. It is felt that there is a serious accident waiting to happen as there have been a number of ' 

near misses' in the past. The provision of fifteen extra houses on the site will add considerably to the 

risk to small children and parents alike. 

The Parish Council has been led to understand that the village sewage system is based on a nine inch 

pipe and that it is, or nearly at capacity. Severn Trent Water have already been called out at least 

twice this year for problems in Bondend Road with raw sewage lifting the manhole covers in the 

gardens of one of the properties on the south side of the proposed site. Any extra burden put on the 

existing sewage infrastructure should therefore be avoided.  

There are five cedar trees with Tree Preservation Orders lining Bondend Lane. Major development 

near these valuable trees could be detrimental to them. It is understood that they were planted by 

Dearman Birchall of Bowden Hall on the recommendation of Richard Marnock, one of the 

outstanding landscapers of the nineteenth century. Despite its proximity to Gloucester, Upton St. 

Leonards has constantly tried to maintain its village ethos and so the retention of areas of open green 

space as a haven for wildlife is seen as essential if its semirural environment is not to be spoilt. The 

most recent Parish Plan, for which there was a 85% response, saw this as of great importance when 

considering the future development of the village. This open space is a greatly appreciated amenity in 

the heart of the village and so should not be built on. 
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The Parish Council is under the impression that the development of more than ten dwellings has to 

be treated as a major application and therefore cannot be determined under delegated powers as is 

indicated in the weekly list. If SDC is mindful to give approval to this application the Parish Council 

asks that it is 'called in' and that the District Councillor Keith Pearson is fully involved and the 

outcome is determined at Committee." 

5.3 Environmental Protection Manager: raises no objection on environmental health grounds 

subject to conditions on construction hours and dust management, and in relation to land 

contamination issues, a condition is recommended.  

The Environmental Protection Manager has also considered to the impact on biodiversity and 

considered that the information provided in support of the application identified that there were not 

any major ecological constraints to the development. It was suggested that the landscaping of the 

site could provide opportunities to bolster the existing habitat such as hedge bolstering, as well as 

bat and bird boxes.  

5.4 SDC Water Resources Engineer has considered the information provided at raises no 

obejction subject to a condition requiring details of the proposed drainage to be provided.  

5.5 Policy Implementation Manager: The inclusion of 5 affordable housing units is welcomed, 

and the proposed size and tenure mix is acceptable, subject to control through the Section 106 

agreement and a further detailed scheme.  

5.6 Local Highway Authority: The LHA raises no objection to the development subject to 

conditions relating to footway improvements works, parking provision, cycle parking, completion of 

access roads, road water management, ongoing management of roads and fire hydrant details.  

5.7 Archaeological Officer: The site has been checked against the County Historic Environment 

Record and there is no known archaeology on this site and is likely to have a low potential for 

archaeology and accordingly no investigation or recording is required.  

5.8 Severn Trent Water: Raise no objection subject to conditions on drainage details to be 

provided. 

5.9 Gloucestershire Constabulary: provide comments on the layout of the site and the measures 

that could be incorporated to design out crime.  

ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 

6.  REASONS FOR DECISION - ARTICLE 31 

6.1 For the purposes of Article 31 of the Town and Country Planning (Development Management 

Procedure) (England) Order 2010, the following reasons for the Council's decision are summarised 

below together with a summary of the Policies and Proposals contained within the Development Plan 

which are relevant to this decision. 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 
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for Stroud District. Due weight should be given to policies in this plan according to the degree of 

consistency with the National Planning Policy Framework.  The Submission Draft Stroud District Local 

Plan was approved by the Council on 25 July 2013 for publication and then submission to the 

Secretary of State.  The Submission Draft Plan is therefore a material consideration in planning 

decisions. 

6.2 Local Plan Policy GE1 seeks to ensure that development does not have an adverse impact on 

neighbouring properties in terms of a loss of light, privacy or an overbearing effect. Policy GE2 seeks 

to minimise environmental pollution following development. Policy GE5 maintains highway safety 

including public rights of way. Policy GE7 considers existing levels of infrastructure, services and 

amenities. 

6.3 Local Plan Policies HN4 and HN5 consider the provision of affordable housing. Policy HN8 

provides guidance for development within the settlement boundary and seeks to ensure that 

development is appropriate to the landscape, is at the highest appropriate density and does not 

appear as an intrusion into the countryside. Policy HN10 seeks to restrict new residential 

development to within defined settlement boundaries unless for the purposes of agriculture or 

forestry workers. 

6.4 Local Plan Policy RL4 seeks to consider the development on amenity open space. Policy RL5 

considers the role of public outdoor play space facilities within residential developments.  

6.5 Local Plan Policy BE5, BE14 and BE12 establishes the importance of the historic environment 

including listed buildings, Conservation Areas and archaeology, and provides fundamentals for 

considering a development's impact on the historic environment. 

6.6 Local Plan Policies NE10, NE11 and NE12 highlight the need to protect landscape character, 

maintain rural housing and communities. It supports Local Plan Policy NE8, which places priority on 

the protection of the AONB.  

6.7 Local Plan Policies NE4, NE5, NE6 and NE7 seek to preserve the habitat and natural features 

seeks to protect and enhance the habitats of protected species and provides a framework for 

considering the impact on protected species. 

6.8 Local Plan Policies TR1, TR2, TR6, TR7 and TR12 aims to reduce car journeys and promotes 

sustainable locations and developments. 

6.9 The formal consultation process of the Stroud District Local Plan: Submission Draft finished in 

October 2013 and the plan has subsequently been formally submitted to the Inspectorate in 

December 2013 for formal examination. Regard should therefore be had to the relevant emerging 

Local Plan Policies, in so far as the weight that can be accorded to the plan at this submission stage. 

The relevant policies contained in the Stroud District Local Plan: Submission Draft December 2013 

(the Draft Plan) are: 

 CP1 Sustainable Development  

 CP3 Settlement Hierarchy  

 CP4 Place Making  

 CP5 Environmental Development Principles  
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 CP6 Infrastructure and Developer Contributions  

 CP7 Lifetime Communities 

 CP8 New Housing Developments 

 CP9 Affordable Housing  

 HC1 Residential Development  

 CP13 Demand Management and Sustainable Travel Measures 

 CP14 High Quality Sustainable Development  

 ES1 Sustainable Construction and Energy Efficiency  

 ES3 Quality of Life 

 ES4 Water Resources 

 ES5 Air Quality  

 ES6 Providing for Biodiversity and Geo-diversity  

 ES7 Landscape Character  

 ES8 Trees, Hedgerows and Woodlands 

 ES10 Historic Assets 

 ES12 Design of Places 

 ES13 Open Spaces 

 ES14 Provision of Semi Natural and Natural Green Space 

 ES15 Outdoor Play Space 

 ES16 Public Art Contributions  

 

6.10 The National Planning Policy Framework (NPPF) is a material consideration and the relevant 

chapters should be taken into account in considering this application. 

6.11 Chapter 1 'Building a strong, competitive economy' places the emphasis on sustainable 

development and proactive planning systems.  

6.12 Chapter 3 'Supporting a prosperous rural community' (Paragraph 28) and Chapter 11 

'Conserving and enhancing the natural environment' (Paragraphs 109-125) of the Framework apply 

to development in rural areas. It highlights the need to protect landscape character, maintain rural 

housing and communities and minimise impacts on landscapes and biodiversity. 

6.13 Chapter 4 'Promoting sustainable transport' (Paragraphs 29-41) of the Framework promote 

the need for sustainable transport.  It outlines Governments objectives with regard to offering people 

access to a real choice about how they chose to travel. It requires access to sustainable transport 

modes and recognises that sustainable transport solutions will vary from urban to rural areas. 

6.14 Chapter 5 'Supporting a high quality communication infrastructure' (Paragraphs 42-46) of the 

Framework requires high quality communications infrastructure as being essential for sustainable 

economic growth. 

6.15 Chapter 6 'Delivering a wide choice of high quality homes' (Paragraphs 47-55) of the 

Framework establishes Governments objectives for housing provision and allows for a rolling 5 year 

housing supply (plus 5% additional buffer).  It also considers the location of new housing in 

sustainable locations with the requirement for affordable housing provision. Paragraph 49 states that 

housing application should be considered in the context of the presumption in favour of sustainable 

development. Local Plan Policies are not considered up to date in the absence of a demonstrated 

housing land supply.  
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6.16 Chapter 7 'Requiring good design' (Paragraphs 56-68) of the Framework stresses the 

importance of quality design in the provision of sustainable development.  It stresses Governments 

objectives for inclusive design, innovation and raising design standards.  

6.17 Chapter 8 'Promoting healthy communities' (Paragraphs 69-78) of the Framework details how 

planning can play an important role in facilitating social interaction and creating healthy, inclusive 

communities.  It sets out objectives for the provision of high quality public spaces which encourage 

the active and continual use of public areas.  

6.18 Chapter 10 'Meeting the challenge of climate change, flooding and coastal change' 

(Paragraphs 93-108) of the Framework establishes Governments objectives in supporting the delivery 

of a low carbon future which would aid in reducing greenhouse gas emissions , minimise vulnerability 

and provide resilience to the impacts of climate change.  This chapter considers the implications of 

development on areas prone to flooding by virtue of proximity to watercourses or management of 

surface water.  

6.19 Chapter 11 'Conserving and enhancing the natural environment'  (Paragraphs 109-125) of the 

Framework details Governments objectives with regard to protecting and enhancing valued 

landscapes such as the AONB whilst minimising impacts of development on biodiversity. It requires 

assessment of noise generating developments or the location of development in noise sensitive 

environments.  It also considers pollution and land contamination. 

6.20 Chapter 12 'Conserving and enhancing the historic environment' (Paragraphs 126-141) of the 

Framework is of relevance when assessing proposals on sites designated as Conservation Areas, or 

listed buildings and their setting.  It establishes the importance of the historic environment, heritage 

assets and archaeology and provides guidance on conservation and enhancement.  

6.21 For the full content of the Stroud District Local Plan policies (adopted November 2005) above 

together with the preamble text and associated supplementary planning documents are available to 

view on the Councils website http://www.stroud.gov.uk/planning 

6.22 Full details of the Framework is available to view at 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf 

6.23 The application has a number of considerations which both cover the principle of 

development and the details of the proposed scheme. These considerations can be summarised as 

the following; 

* Principle of development 

* Affordable Housing  

* Highway implications 

* Ecology 

* Landscape impact 

* Flooding  

* Archaeology and historic environment 

* Residential Amenity, and  

* Conclusions.  
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7. PLANNING CONSIDERATIONS  

7.1 The submission is an Outline Application for Planning permission for up to 15 dwellings. The 

matters to be considered at this stage are the following:  

o Principle of development 

o Access 

o Layout 

With all other matters being subject to future consideration, if permission was granted.  

8. PRINCIPLE OF DEVELOPMENT 

8.1 The principle of this development is the key consideration for this application. The starting 

point is the Development Plan and Section 38(6) of the Planning and Compulsory Purchase Act 2004 

(P&CP Act) which requires that planning applications should be determined in accordance with the 

Development Plan (Local Plan) unless material planning considerations indicate otherwise. The 

Framework does not cancel this duty. 

8.2 The principal "other material consideration" is the Framework. The first place to go in the 

Framework is paragraph 215. This requires that:  

"due weight should be given to relevant policies in existing plans according to their degree of 

consistency with this framework. 

8.3 The consistency of the Local Plan with the Framework is important and the Framework states 

that Local Planning Authorities should be:  

"approving development proposals that accord with the development plan without delay; and where 

the development plan is absent, silent or relevant policies are out- of- date, granting permission 

unless:  

Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in this Framework taken as a whole; or specific policies in this 

Framework indicate development should be restricted."  [Para 14 of the Framework]. 

8.4 Whilst not set out in this formulation, it must be the case that development that conflicts with 

a 'present, vocal and up-to-date' Development Plan should not be approved. Conversely, if the Local 

Plan is absent, silent or out of date, planning permission should be granted unless the adverse 

impacts of doing so significantly and demonstrably outweigh the benefits or specific Framework 

policies indicate development should be restricted.  

8.5 To summarise the weight that should be afforded the Local Plan in this particular instance, the 

Local Plan is not absent as there is an adopted Local Plan. In terms of 'silence' this has to mean 'silent 

on a specific Framework issue'. There are policies covering most issues. Some policies that encourage 
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and permit housing to the extent that a five year supply is achieved so the Local Plan is vocal on 

housing supply. 

8.6 The requirement for a 5 year land supply is an important factor as it determines whether a 

Local Plan Policy such as HN8 and HN10 would be up to date. Paragraph 47 of the Framework 

requires local planning authorities to identify and update annually a supply of specific deliverable 

sites sufficient to provide five years' worth of housing with an additional buffer of 5%. That 5% should 

be increased to 20% where there has been a persistent under-delivery of housing.  

8.7 Importantly, in relation to the paragraph 14 formulation, paragraph 49 states that:  

"relevant policies for the supply of housing should not be considered up-to-date if the local planning 

authority cannot demonstrate a five-year supply of deliverable housing sites." 

If the Council cannot demonstrate a 5 year land supply, a policy such as HN10 would not be up to 

date and less weight should be afforded in the determination of planning applications. The Draft 

Local Plan has yet to be the subject of formal examination in public and therefore the housing figures 

are yet to be proven.  

8.8 Planning applications must be determined in accordance with the development plan unless 

material considerations indicate otherwise. The site was the subject of a dismissed appeal in 1980 

but little regard can be had to that appeal some 34 years ago and which predates the modern 

planning system and legislation. The most recent appeal decision at Elstub Lane, Cam  (9th January 

2014) is a material consideration and advises that as the housing figures of the Council are yet to be 

tested, the Inspector concluded that limited weight should be accorded to these figures and goes 

further to state: 

 "The Council cannot at this stage demonstrate with sufficient certainty that there is a 5 year 

land supply in the terms of the Framework [para 27] ...the housing requirement in the emerging Policy 

is not expressed as a ceiling which should not be exceeded [para 44]." 

8.9 This approach was also underlined in the further appeal at Swallowcroft, Eastington in 

allowing 30 dwellings (January 2014). The Inspector in allowing the Cam appeal concludes by stating: 

" I thus find no harm in permitted the proposed scheme just beyond the development plan boundary. 

Indeed to do so would accord with the requirement in the Framework to significantly boost the supply 

of housing [para 45]." 

8.10 In the light of recent appeal decisions regarding the ability of the Council to conclusively 

demonstrate a 5 years supply of housing until the housing figures in the Draft Local Plan are subject 

for formal examination, and given the objections which remain outstanding to the housing 

management policies contained within the emerging District Local Plan, officers of the Council 

consider that great weight should be given to the National Planning Policy Framework at para 14 

which states that local planning authorities should grant permission unless: any adverse impacts of 

doing so would significantly and demonstrably outweigh the benefits, when assessed against the 

policies in this Framework taken as a whole; or specific policies in this Framework indicate 

development should be restricted.   
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8.11 The Government is clear in its policy towards the promotion of development and the Growth 

Agenda and the role of the planning system in ensuring sustainable growth and jobs. This is implicit in 

the Framework in the promotion of sustainable sites as a key priority alongside the need for a 

demonstrable 5 year land supply and is a continuing objective being repeated in anticipated 

forthcoming legislation changes. This makes the consideration of sustainable growth and 

development a key priority.  

8.12 The location of the site is within a village but it is a village which is well served by local 

amenities including the school, the post office/shop and a very regular bus service. The Village is 

served by a frequent No.5 bus service which runs approx every 10-20 minutes 7 days a week 

providing access to both Gloucester City but also the surrounding suburbs of Abbeydale and 

Abbeymead which provide a wide range of facilities such as supermarkets, doctors, dentists, school 

(both primary and secondary) as well as restaurants and takeaways. The rural location of this village 

has to be seen in the wider accessibility to the neighbouring built area of Gloucester City, which is a 

Principal Urban Area of the County. 

8.13 The site itself is located within walking distance of the local facilities and the school and on 

accessible locations due to the lack of hills. The post office also serves the No.5 bus stop location 

which is approximately 450 metre from the centre of this application site. Given these factors, 

despite the site being outside of the settlement boundary, it is clearly an accessible site in a 

sustainable location, indeed far more than many rural villages in the Stroud District which are within 

a settlement boundary. The importance of sustainable locations, similar to this site, were important 

factors in the recent appeal decisions in Cam and Eastington.  

8.14 Taking account of the above, in respect of both the Framework and the Local Plan, as well as 

the Draft Local Plan, an assessment of the application must consider the positive aspects of the site 

and weigh these against any identified harm and the level of significance of that harm, in accordance 

with the Framework and the guidance with both the adopted Local Plan and the Submission Draft 

Stroud District Council, December 2013. 

8.15 The consideration of sustainable development requires evaluation of a number of strands of 

sustainability and whether the positive benefits of the scheme outweigh the negative harm resultant 

from the scheme. The strands of sustainability include the economic, social and environmental 

consideration of a scheme and are considered individually in more detail below.  

9. AFFORDABLE HOUSING 

9.1 In terms of affordable housing, the relevant affordable housing Policy HN4 of the adopted 

Local Plan and CP9 of Emerging Local Plan 2014, seeks affordable housing provision for schemes of 

more than 0.2ha and/or more than 4 units. This site is well above the threshold and provides 30% 

affordable housing, secured by a Section 106 agreement. The specific location of the affordable 

housing has not been provided as this in an application for outline permission and will be determined 

in any subsequent detailed reserved matters application.  

9.2 The provision of affordable housing is a benefit of the proposed development has should be 

considered as material to the application, and afforded weight accordingly.  
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10. LANDSCAPE IMPACT  

10.1 The site is located outside of the  Area of Outstanding Natural Beauty (AONB) but in proximity 

to its western escarpment and regard has to be had to the wider landscape impact of the 

development of this site.   

10.2 The AONB is a wider landscape designation and consideration has been to be given on the 

impact on its setting. The mature trees provide a reasonable level of buffering which coupled the 

distance to the AONB and its elevated views, would have a less than significant impact on the special 

qualities of the AONB. There is no significant evidence that the scheme would result in a significant 

impact or harm on the landscape and the wider AONB which could be successfully defended on 

appeal.  

10.3 The area of land is a privately owned space for which there is no public access so there is not 

substantive argument that the loss of this space would be the loss of open space for the community. 

However, its position outside of the settlement boundary, requires consideration of the role the 

space plays to the local landscape character and what level, if any, harm would result from the 

development of that site. This was the approach in recent appeal decisions. 

10.4 Policy HN10 seeks to restrict residential development with one of the objectives being the 

protection of the landscape, this is coupled with Local Plan Policy NE10 which seeks to protect 

landscape characteristics. The protection of the landscape character is further supported in the 

Submission Draft Local Plan Policy ES7 where it states that 'The Stroud District Landscape 

Assessment' will be used when determining applications for development in rural areas. Chapter 11 

of the Framework also provides guidance on the importance of the landscape.  

10.5 In terms of landscape the land and immediate locality is defined as 'Rolling Agricultural Plain' 

(Escarpment Foot Slopes) in the Stroud District Landscape Assessment and as such would make the 

wider area susceptible to inappropriate development which could undermine existing landscape 

quality. Following on from this, consideration has to be specific about identifying what impact the 

development would have on this site and accordingly the level of harm. The Framework makes it 

clear that any harm must be demonstrable and significant to be considered unacceptable.  

10.6 This site marks the transition of the settlement after which it  begins the bleed out into the 

countryside. Piecemeal development starts after this site which leads to the wider open and rural 

landscape. The site itself borders the village edge, similar to that in the case of the aforementioned 

Cam and Eastington appeal decisions (section 8.8 and 8.9) and the Inspector's conclusions on the 

landscape impact on that site should be taken into account.  

10.7 The character of the site is defined in the locality by the location of the site on the edge of the 

settlement but also by the existing landscaping and built form. There are houses on the southern and 

western boundaries of the site and the eastern boundary end of the site is demarcated by Bowden 

Hall Farm. This forms the definitive edge of the site, after which the character of the settlement 
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transitions to a more rural setting. It can be seen that this field provides limited contribution to this 

character.  

10.8 In considering character, the prominence of the site is also an important factor. The views of 

this site, by virtue of the topography, are localised and contained largely to the immediate location of 

the site rather than from a variety of significant public vantage points at long and short range views. 

As noted at 10.2 there would be no significant impact on the qualities of the AONB and when viewing 

the site, the impression is that of part of the village rather than the open countryside.  

10.9 The development of this site, at the proposed very low density (21dph) would not 

fundamentally shift the character of the area as a transition to the open countryside. The layout of 

the dwellings demonstrates a broadly double aspect frontage with dwellings largely facing the two 

access points. This type of development reflects the existing street character emphasis on Bondend 

Lane.  

10.10 The development of this site would undoubtedly have an impact on the local character and 

landscape but this impact is considered to be limited and contained to the immediate locality, and is 

it not considered to be significant or detrimentally harmful.  This lack of significant harm was 

fundamental to the Inspectors allowing the aforementioned appeals.  

10.11 The Framework states that any landscape impact must be substantial, significant and 

demonstrable to substantiate a refusal on landscape grounds. Whilst is acknowledged the 

development would change the appearance of the immediate area,  Officers do not consider that the 

impact is substantial and detrimental, therefore, there would not be sufficient grounds to refuse this 

development on landscape merit. 

11. IMPACT ON TREES 

11.1 The landscape of the site is dominated by five mature trees; subject of Tree Preservation 

Orders. The  Local Plan Policy as well as the Framework requires consideration of this impact on these 

trees as part of the evaluation of the application. Whilst the application is in outline, the issue of 

layout is to be considered at this stage and regard should be had to the impact on these trees.  

11.2 The plans indicate one of the accesses between the two areas of the TPO trees. The access 

road and associated pathways do pass near the tree canopies of these protected trees. However the 

SDC Tree Officer has been consulted and considers that the scheme would not prejudice the 

preservation of these protected trees subject to conditions requiring the specific technical details to 

be approved, which are attached.  

12. LAYOUT DESIGN  

12.1 The layout of the site is a matter put forward as part of this Outline Planning Application. 

Whilst the matter of layout is difficult to divorce from matters of principle and impact on the 

landscape, consideration should also be given to the merits of the proposed physical layout of the 

site.  

12.2 The site as proposed to be developed is at a relatively low density (21dph) which is reflective 

of the wider Upton St Leonards area, if not specifically the immediate surroundings which are at a 
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much lower density given the transitional nature to the open countryside and the historic sporadic 

developments. Conversely, it is significantly lower that the centre of the village where density is 

higher.  

12.3 The use of the proposed two access points enables the layout the effectively respond to the 

two roads that surround the site. There are large areas of open space within the site containing the 

mature protected trees and leading to the watercourse. These open space areas are protected in 

their own right but also provide visual space within the development and glimpses through the 

development, breaking up the massing and amount of built form. This keeps the transitional 

character of the wider area. The dwellings would have reasonable sized gardens and the 

development would not appear as cramped. 

12.4 Overall, the mix of dwellings and massing, although indicative only, responds to the layout of 

the site and the proposed layout is not considered to be out of keeping with the character of the 

wider area.   

13. HIGHWAY SAFETY  

13.1 The consideration of the highway access and safety is an important matter for this site, as part 

of the principle of development on this site and the specific access points under consideration with 

this current application.  

13.2 Gloucestershire County Council as LHA have been consulted and comment as follows;  

"The development is located within the arc of a loop to the north east of Bondend Road that is 

approximately 400 m in length, presents a rural character, is of restricted width and subject to a 20 

mph speed limit that extends along the frontage of Upton St. Leonards Primary School on Bondend 

Road to beyond the southern arm of the loop. The loop provides access to 10 other properties and a 

local hotel on the outside of the arc. The end of the northern arm provides access to a car park for the 

Primary school which is situated to the west of Bondend Road. 

Access - the site is provided with 2 points of access. One from the northern arm of the loop serving 11 

dwellings, with the second from the southern arm serving the remaining 4 dwellings. Visibility splays 

are proposed at the northern access of 2.4x49 m to the east and of 2.4x41 m to the west, and 2.4x31 

m in both directions at the access from the Southern arm. Both are commensurate with a stopping 

distance for a speed in excess of the permitted maximum at the points of access.  

A pedestrian link is to be provided across the western edge of the development to connect the 

southern access to the northern access. 

Access to Local facilities and Public Transport - Upton St. Leonards School is situated approximately 90 

m to the west of the northern access. Visitor parking can be accessed from the approach to the 

development with a pedestrian access with tactile paving is provided to allow pedestrian access 

across Bondend Road to the school. 
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Upton St.Leonards is serviced by a regular bus service with stops on Churchfield Road that will involve 

a 450 m walk from the proposed development. Churchfield Road also provides the location for the 

local shops. 

Internal Layout - the main access is from the northern arm of the loop of Bondend Road and consists 

of a 6 m wide shared surface terminating in a turning head with a continuous arm leading into a 

private court-yard that provides access to allocated off-road parking spaces. The access from the 

southern arm of the loop consists of a shared private drive giving access to four dwellings with 

associated dedicated off-road parking. The northern access is off sufficient size to allow for the 

turning of service and emergency vehicles. The southern access has provision for a hard surfaced bin 

collection area at the entrance. However this is located in excess of recommended 30 m for some of 

the residents to carry their domestic waste.  

Parking - the development is for 2*2 bed, 9*3 bed, 3*4 bed and 1*5 bed property, giving a parking 

requirement for 34 vehicles including visitors. The provision of 2 allocated parking spaces per 

dwelling, Garage parking spaces for the six larger dwellings with 5 visitor parking spaces, satisfies the 

predicted demand specified by the Local Authority." 

13.3 In terms of sustainability, the site is adjacent and within walking distance of the village of 

Upton St Leonards, where there are a limited range of facilities including shops and services. Overall, 

the development of the site is located in a relatively sustainable and accessible location, as contained 

in the LHA comments.  

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

has to be given to the level of harm and whether this harm is significant and results in a severe 

impact, as detailed by the Framework.  

13.5 Moreover, the view of the LHA and having regard for paragraph 32 of the Framework is that 

the development would not result in a severe impact on highway safety, and that subject to a 

number of conditions, would not object to the development. Whilst it is for the LPA to reach the final 

conclusion, the position of the LHA is a fundamental consideration for whether there is a severe 

impact on the highway and ultimately whether any harm identified could be substantiated in any 

appeal. 

14. IMPACT ON HERITAGE ASSETS  

14.1 There are two listed properties located to the north east of the site and separated by 

Bondend Road. The development of this site would be seen in association with these listed buildings 

by virtue of their location to the site, however, the separation created by Bondend Road and the 

distance between the heritage assets and the site, means that there would not be significant harm 

caused to the setting of these listed buildings.  

14.2 The curtilage and the views into and out of these buildings would not be significantly or 

detrimentally affected as to cause harm to the setting of these listed buildings. Accordingly, it can be 

concluded that the development would accord with Local Plan Policy BE12, Submission Draft Local 

Plan Policy ES10 as well as detailed in Chapter 12 of the Framework.  
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14.3 The County Archaeologist has considered the potential impact on the archaeology and has 

commented that the potential for impact is low. In view of the low potential for impact, it can be 

concluded that the site has limited impact and would accord with Draft Local Plan Policy ES10 as well 

as detailed in Chapter 12 of the Framework.  

15. ECOLOGY  

15.1 As part of the application submission an Extended Phase 1 Habitat Survey was undertaken in 

June 2013. In this report, it identifies the potential impact of the development on protected species 

and habitat and makes a number of recommendations. The site itself is a field predominately used as 

pasture land and therefore has been subject to long term grazing which has diminished its habitat 

potential and biodiversity. There are no records of protected species such as bats, badgers, dormice, 

water voles, otters, reptiles or mammals in close proximity to the site.  

15.2 The edges of the site are made of some mature trees and a mixed native hedgerow in various 

conditions around the site. It is this boundary which offers the most in habitat potential and is 

proposed to be retained and enhanced to increase the habitat potential. The scheme also includes 

ecological enhancements such as bat boxes and bird boxes as well as construction phase 

management.  

15.3 The hedgerow also offers some potential habitat for amphibians due to the location of a 

number of ponds in proximity to the site and a Great Crested Newt Habitat Suitability Index 

Assessment was undertaken. This concludes that the site offers limited opportunities for newts and 

no specific mitigation is required.  

15.4 The water course to the west of the site has been investigated and was considered to be too 

shallow to offer water vole habitat and the absence of any linkage to other water reduces the 

likelihood of otters using the stream.  

15.5 Overall, the application has demonstrated that the development would not have a 

detrimental impact on biodiversity and makes positive enhancements. This has been considered by 

the Environmental Protection Manager who concludes that development would be acceptable 

subject to details on the landscape/ecology bolstering. The application is considered to comply with 

Local Plan Policies NE3, NE4, NE5, NE6, NE7 and NE12, Draft Local Plan Policies CP14 and ES6 and 

Chapter 11 of the Framework.  

16. FLOODING 

16.1 The issue of flooding is a major issue raised by the Parish Council and by public objections to 

the scheme and there is evidence of flooding issues in the area. The site itself is bounded to the 

western boundary by the River Twyver. The Flood Plain maps partially identify the western edge of 

this site as Flood Plain Zone 2 - this is not the functional flood plain which is considered by the 

Environment Agency to be medium probability with between a 1 in 100 and 1 and 1000 annual 

probability of river flooding. The majority of the site is within Flood Zone 1, the lowest risk category.  
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16.2 In Flood Zones 1 and 2, the Framework does not prohibit residential development subject to 

consideration of the water management of this site and whether this makes the flooding issues of the 

area significantly worse. Existing flooding issues cannot be resolved by this application, rather the 

proposal should not make it any worse.  

16.2 As noted above, the site has a watercourse (River Twyver) running along the western 

boundary of the site where the land drops down to the watercourse with the development site being 

fairly level. The planning considerations focus on the risk of,  the site and the proposed houses from 

flooding as well as the impact of additional houses on this site on flooding - this is terms of fluvial and 

pluvial flooding.  

16.3 The application has been accompanied by a Flood Risk Assessment (FRA) which demonstrates 

the water flows across the site and the level of historic flooding incidents on the site, also taking 

account of the Environment Agency requirement for a 8m maintenance buffer strip. This has 

informed the positioning of the proposed development away from the areas known to flood and 

therefore outside of Flood Zone 2 and in area which lies within Flood Zone 1 (lowest risk). The 

Framework and Technical Guidance seeks to ensure that such development is located outside of 

Flood Zone 3, and this is achieved with the proposed layout.  

16.4 The development is proposed to be positioned entirely outside of the historic flood maps, and 

additionally, the dwellings will be built at least 300mm higher than historical date which would afford 

additional protection for extreme weather events. Safe entrance and exits out of the historic flood 

map are also provided.  

16.5 The application in the submitted Flood Risk Assessment does acknowledge pre-existing issues 

in the area by commenting;  

"As recommended within the Atkins Report (instructed by GCC Highways), it is imperative that the 

watercourse channel and bridge/culvert structures on Bondend Road are maintained free of debris 

and blockages to prevent the River Twyver overtopping its banks. It is understood that the bridge and 

culvert structures are the responsibility of GCC. The River Twyver, an ordinary watercourse at this 

location would be the responsibility of the riparian owners (to be confirmed). However, the proposed 

residential use of the site should assist in ensuring that the watercourse channel and the bridge and 

culvert structures are kept clear of debris and blockages as the residents would look after these 

themselves and report any issues." Para 3.16 submitted Flood Risk Assessment) 

It should be noted that the existing situation is outside the consideration of this application, but the 

proposal should not exacerbate the problem.  

16.6 In terms of pluvial flooding, the Framework requires that the development manages the 

water run off to a level as it would exist on a Greenfield site (taking account of storm events including 

1 in 100 year flood events) with an extra 30% capacity to take account of climate change. The 

principles of this drainage are outlined in the submitted FRA and propose that the water is collected 

on site and discharged by two hydrobrakes into the River Twyver at Greenfield rates. This would be 

likely to be adopted by Severn Trent, who have raised no objection to the scheme.  
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16.5 As part of the application consultation has been undertaken with the SDC Water Resources 

Engineer regarding the proposed water management, and he is satisfied with the principle of the 

water management of the site subject to detailed information being submitted, which could be 

controlled by condition. His comments are:  

"The FRA states that surface water discharge from the site will be restricted to 7.0l/s in to the River 

Twyver.  

The FRA also states that this would be achieved by attenuating runoff in underground storage tanks. 

While this method is not uncommon it is always preferable to keep attenuation storage above 

ground, in swales and balancing ponds, for the purposes of long term maintenance and for simple 

determination that capacity is not compromised by siltation. It is noted that the FRA proposes further 

rainwater saving and reuse techniques. All of the above is currently lacking detail and so any 

permission should be consented with the following: 

Condition: The development hereby permitted should not commence until drainage plans for the 

disposal of surface water and foul sewerage have been submitted to and approved by the Local 

Planning Authority.  Plans should be supported by evidence of ground conditions and modelling of the 

scheme to demonstrate that they are feasible. The scheme shall be implemented in accordance with 

the approved details before the development is first brought into use. 

Reason: To ensure that the development is provided with a satisfactory means of drainage as well as 

to reduce the risk of creating or exacerbating a flooding problem and to minimise the risk of 

pollution." 

16.6 The Environment Agency have been consulted but the scale of the development falls outside 

their remit. The Environment Agency provides Standing Advice on such schemes and this scheme has 

been considered in relation to the Standing Advice and is considered to comply with EA guidance.  

16.7 Therefore, given the above, the consideration of this application should evaluate whether the 

development of this site would be at risk of flooding or whether it would increase the existing 

flooding issues. The application has demonstrated that the development of the site would not 

increase flooding in the area nor are the dwellings proposed at significant risk of flooding. Whilst 

existing issues are fully noted, they are not grounds to refuse this application and the application 

accords with the Framework and its associated Technical Guidance. Officers conclude that there is no 

evidence to demonstrate that the development of this site would increase flooding either to the site 

or other sites in the area, and subject to conditions requiring technical drainage, is acceptable in 

planning terms. 

17. RESIDENTIAL AMENITY  

17.1 The proposed development relates to the provision of 15 dwellings on a greenfield site. 

Bondend Road and Bondend Lane provide the separation to neighbouring properties and this 

coupled with the level of development and the layout means that there would not be a substantial 

impact on neighbouring properties in terms of privacy. The distances between existing and proposed 

properties are within the Council's adopted Residential Design Guide requirements.  
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17.2 As discussed above, the layout of the site and its positioning to neighbouring properties 

ensures that there is no adverse impact resulting from overbearing or loss of light. The proposal 

meets the requirements of Policy GE1 of the Local Plan, Policy ES3 of the Draft Local Plan and the 

Framework.  

18. CONCLUSION  

18.1 The position of the site outside the defined settlement boundary requires the careful 

consideration of sustainable development and the balance of positive contributions versus harm that 

would result from the proposed development.  

18.2 The development of this site, whilst outside of the defined settlement boundary, would result 

in additional new housing in a village location with reasonable access to a variety of services and 

facilities.  

18.3 Taking this on board and the lack of certainty over the sole reliance on the application of 

Policy HN10 as well as the objections received to the housing policies of the Draft Plan at the time of 

making the decision, and similar recent appeal decisions, consideration has to be given to the harm 

that would result from this proposal.  

18.4 The underlying purpose of the local plan housing policies is to restrict development outside of 

the settlement boundary for the purposes of sustainable development and to protect the character 

of the open countryside and landscape. The Framework places a priority on sustainable development 

and requires an assessment of the associated benefits of the development weighed against the 

identified harm. In this respect both the Local Plan and the Framework are requiring similar 

objectives.  

18.5 The site is on the edge of the settlement, with access to facilities so there is no substantive 

argument that the site is unsustainable.  

18.6 Given the site's position, reading as part of the village rather than open countryside, also 

means that the development of this site would not have a significant and demonstrably harmful 

impact on the landscape. There is some impact but this loss is not substantial.  

18.7 There are highway concerns raised by the public representations regarding the safety of the 

access but the Local Highway Authority has considered the scheme and raised no objections subject 

to conditions.  

18.8 Ecologically, the proposed development would not be detrimental to ecological habitats.  

18.9 Overall, the proposal has been identified to result in limited harm and provides a number of 

planning benefits including additional housing provision, 30% affordable housing, open space and 

other CIL compliant contributions, and the associated New Homes Bonus, all of which can be 

considered to outweigh any harm identified. The site is in a sustainable location with good access to 

facilities and services.  

18.10 The proposal is in conflict with the strict application of Policy HN10 in that it is positioned 

outside of a defined settlement boundary but as identified in the above report, regard should be had 
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to Paragraphs 14 and 49 of the Framework which seeks to promote sustainable development and is 

also highlighted in the emphasis behind Policy HN10 which also seeks to promote sustainable 

development and protect the environment.  

18.11 Accordingly, it has been identified that the benefits associated with the proposed 

development outweigh any harm resulting from the proposal, and that the scheme reflects a 

sustainable form of development with minimal impact on the landscape. Suitable planning conditions 

have been attached to ensure that the detailed reserved matters ensure that the scheme proceeds in 

an acceptable manner.  

18.12 Therefore having had regard to national and local planning policy and guidance, the proposed 

development would accord with the National Planning Policy Framework.  

19.  REVIEW OF CONSULTATION RESPONSES 

19.1 The responses of the public objections, Upton St Leonards Parish Council along with other 

consultees have been reviewed and given full regard in the consideration of the above application 

and the evaluation of the proposal.  

20.  RECOMMENDATION 

20.1 The proposed development is considered to be a sustainable form of development and is 

recommended that it is RESOLVED TO GRANT PERMISSION for the scheme, subject to conditions and 

the completion of a Section 106 agreement to secure the affordable housing and other CIL compliant 

contributions.  

20.2 The proposal is considered to comply with the provisions of Policies GE1, GE5, GE7, HN4, HN5, 

NE4, NE5, NE6, NE10, NE11, NE12, RL4, RL5, TR1, TR2 and TR12 of the adopted Stroud District Local 

Plan, November 2005, the relevant policies of the Submission Draft Stroud District Local Plan, 

December 2013 as well as National Planning Policy Framework. The proposal also accords with the 

guidance laid out in SPG Residential Design Guide (2000), SPG Residential Development Outdoor Play 

Space Provision, SPG Stroud District Landscape Assessment, SPD Affordable Housing (Nov 2008), SPD 

Housing Needs Survey (2008) SDC Strategic Flood Risk Assessment (2008) and SPA Renewable Energy. 

1. The site contributes towards the 5 year land supply. The site is a sustainable location for 

additional housing. The density is appropriate to the character and grain of the existing 

settlement. The design, scale, mass, materials and layout are considered to be acceptable. The 

scheme makes a contribution of 30% affordable housing to the District and provides 

contribution for recreational facilities and other contributions.  

2. The proposal will not result in a significant impact on light levels, loss of privacy of an 

overbearing effect. The proposal does not result in unacceptable levels of pollution.  

3. The site would be visible from some public viewpoints, however, the impact on the landscape is 

acceptable and will not adversely affect the longer range AONB or important landscape/habitat 

features.  
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4. The protected species and their habitats on site have been suitably assessed and the 

environments enhanced and mitigation measures provided for the construction phase.  

5. The scheme is not considered to have a significantly detrimental effect on highway safety and 

the access is considered to be appropriate for the development. The site is within a sustainable 

location with reasonable access to local facilities. The scheme includes sufficient levels of car 

parking provision for each dwelling.  Gloucestershire County Council as Highway Authority was 

consulted and has raised no objection subject to conditions. 

6. The presence of archaeology has been appropriately considered and there are no other 

heritage assets which would be affected by the development.  

7. Considerable note was taken of the content of the numerous responses from statutory and non 

statutory consultees. Having considered and balanced these responses both supporting and 

opposing the proposal, it was considered that none justified permission being refused. 

8. National policy was considered, including the following; 

a) Chapter 1 of the Framework promotes the building of a strong and competitive economy. In 

accordance with the Framework, the proposal results in the development of a site in a 

sustainable location.  

b) Chapter 3 (Paragraph 28) and Chapter 11 (Paragraphs 109-125) of the Framework apply to 

development in rural areas. It highlights the need to protect landscape character, maintain 

rural housing and communities and minimise impacts on landscapes and biodiversity. 

c) Chapter 4 (Paragraphs 29-41) of the Framework promote the need for sustainable transport.  It 

outlines Governments objectives with regard to offering people access to a real choice about 

how they chose to travel. It requires access to sustainable transport modes and recognises that 

sustainable transport solutions will vary from urban to rural areas. Gloucestershire County 

Council has raised no objection to the transport implications of this development and it is 

considered to be a sustainable location with a number of transport modes.  

d) Chapter 6 (Paragraphs 47-55) of the Framework establishes Governments objectives for 

housing provision and allows for a rolling 5 year housing supply (plus 5% or 20% additional 

buffer).  It also considers the location of new housing in sustainable locations with the 

requirement for affordable housing provision. This application would contribute to the land 

supply for the Stroud District and provides a sustainable development in a sustainable location.  

e) Chapter 7 (Paragraphs 56-68) of the Framework stresses the importance of quality design in the 

provision of sustainable development.  It stresses Governments objectives for inclusive design, 

innovation and raising design standards.  

f) Chapter 10 (Paragraphs 93-108) of the Framework establishes Governments objectives in 

supporting the delivery of a low carbon future which would aid in reducing greenhouse gas 

emissions, minimise vulnerability and provide resilience to the impacts of climate change.  This 

chapter considers the implications of development on areas prone to flooding by virtue of 

proximity to watercourses or management of surface water. The site to be developed is located 
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within Flood Zone 1 and as such is not at risk of flooding and surface water management is 

controlled by conditions. The areas of the site at higher risk of flooding are not developed.  

g) Chapter 11 (Paragraphs 109-125) of the Framework details Governments objectives with regard 

to protecting and enhancing valued landscapes such as the AONB whilst minimising impacts of 

development on biodiversity. It requires assessment of noise generating developments or the 

location of development in noise sensitive environments.  It also considers pollution and land 

contamination. These factors have been considered and conditions attached.  

h) Chapter 12 (Paragraphs 126-141) of the Framework is of relevance when assessing proposals on 

sites designated as Conservation Areas, or listed buildings and their setting.  It establishes the 

importance of the historic environment, heritage assets and archaeology and provides guidance 

on conservation and enhancement.  There are no listed buildings or other heritage assets 

located on the site and the consideration of the impact on the setting of neighbouring listed 

buildings is not considered to be significant. The issue of potential archaeology has been 

considered in association with the County Archaeologist.  

21.  SI 2274 STATEMENT 

21.1 Following discussions with statutory consultees, the case officer contacted the agent and 

negotiated additional technical information which has enhanced the overall scheme; these have been 

detailed above. 

22. HUMAN RIGHTS 

22.1 In compiling this recommendation we have given full consideration to all aspects of the 

Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or 

affected properties.  In particular regard has been had to Article 8 of the ECHR (Right to Respect for 

private and family life) and the requirement to ensure that any interference with the right in this 

Article is both permissible and proportionate. On analysing the issues raised by the application no 

particular matters, other than those referred to in this report, warranted any different action to that 

recommended. 

Item No: 02 

Application No. 

Site No. 

S.13/0820/FUL 

 

Site Address Ecohaus, Stroud Road, Nailsworth, Stroud 

 

Town/Parish Nailsworth Town Council 

 

Grid Reference 384833,199955 

 

Application Type Full Planning Permission 

 

Proposal Change of use from retail, factory and warehouse to retail units (part 

retrospective). Revised Plans received 16/08/13, 31/10/13 and 09/12/13. 
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Applicant’s Details Mr Stephen Luff 

C/O Ecohaus, Stroud Road, Nailsworth, Stroud, Gloucestershire 

GL6 0BE 

 

Agent’s Details Mr Dan Stainer-Hutchins 

5 Bridge Street, Nailsworth, Stroud, Gloucestershire, GL6 0AA 

 

Case Officer Ian Pople 

 

Application 

Validated 

19.04.2013 

 RECOMMENDATION 

Recommended 

Decision 

Permission 

Subject to the 

following 

conditions: 

 

 1. The development hereby permitted shall be carried out in all respects in 

strict accordance with the approved plans listed below: 

 

 Proposed Lower Ground Floor Plan received on 17/04/2013 

 Plan number = 1807/06F 

 

 Proposed Ground Floor Plan received on 17/04/2013 
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 Plan number = 1807/07G 

 

 Proposed First Floor Plan received on 17/04/2013 

 Plan number = 1807/08G 

 

 Proposed Mezzanine Plan/Section received on 17/04/2013 

 Plan number = 1807/09E 

 

 Proposed Site Plan received on 09/12/2013 

 Plan number = 1807/10    Version number = H 

 

 Proposed Elevations received on 17/04/2013 

 Plan number = 1807/11C 

 

 Propose Traffic Management Plan received on 09/12/2013 

 Plan number = 1807.16B    Version number = B 

 

 Reason: 

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

approved plans and in the interests of good planning. 

 

 2. The remaining units shall not be occupied until car parking and turning 

facilities have been provided in accordance with the approved plans and 

that area shall not thereafter be used for any other purpose other than 

for the parking and manoeuvring of vehicles. 

 

 Reason: 

 To ensure that adequate off road parking and turning space is provided, 

in the interests of highway safety in accordance with Policy GE5 of the 

adopted Stroud District Local Plan, November 2005. 

 

 3. No further development shall take place until detailed plans have been 

submitted to and agreed in writing by the Local Planning Authority, of 

the method of disposal of surface water within the curtilage of the site.  

The agreed method shall then be brought into use within 6 calendar 

months from the date the details are agreed and shall be maintained as 

such thereafter. 

  

 Reason: 

 To provide the development with a suitable method of disposing of 

surface water and to prevent the incidence of flooding in accordance the 

National Planning Policy Framework. 

 

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

accordance with the approved floor plans and shall be maintained as 

such thereafter. 

 

 Reason: 

 To ensure that the Local Planning Authority is able to retain control over 

the future use of the site, in the interests of highway safety and to 
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maintain the viability and vitality of the nearby town centre in 

accordance with Policy GE5 of the adopted Stroud District Local Plan, 

November 2005 and Paragraph 19 of the National Planning Policy 

Framework. 

 

 5. No further units shall be occupied until cycle storage facilities indicated 

on the approved Site Plan (1807/10H) have been provided and made 

available for use.  This provision shall be maintained as such thereafter. 

 

 Reason: 

 To ensure that suitable cycle storage is provided in accordance with 

Policy TR1 of the adopted Stroud District Local Plan, November 2005, 

Paragraph 35 of the National Planning Policy Framework and Core Policy 

CP14 of the emerging Stroud District Local Plan. 

 

 7. The premises shall not be open for the trade or business hereby 

permitted other than between the hours of 07:30 - 18:30 Monday to 

Friday, 08:00 - 18:00 on Saturdays, and 09:00 - 17:00 on Sundays, Bank 

or Public holidays. 

 

 Reason: 

 In the interests of the amenities of the occupiers of nearby residential 

property and to comply with Policy GE1 of the adopted Stroud District 

Local Plan, November 2005. 

 8. Before any other units are occupied, the access facilities necessary to 

serve the site shall be laid out, constructed and thereafter maintained 

free from obstruction in accordance with the approved plans. 

 

 Reason: 

 In the interests of highway safety and to comply with Policy GE5 of the 

adopted Stroud District Local Plan, November 2005. 

 

 

 

 CONSULTEES 

Comments 

Received 

Parish / Town 

Planning Strategy Manager (E) 

Development Coordination (E) 

 

Not Yet Received SDC Water Resources Engineer (E) 

 

 CONTRIBUTORS 

Letters of 

Objection 

None 

 

Letters of Support None 

 

Letters of 

Comment 

None 
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 OFFICER’S REPORT 

SITE 

The application is by the A46 Bath Road, on the edge of Nailsworth.  It is a large, detached building 

formally used as a conservatory company as their main showroom and assembly workshop.  The 

building dates from the 1960s and is largely finished in render under a corrugated metal roof and has 

been altered extensively in the past.  More recently the building has been converted into a number of 

individual units.  A showroom has been retained to the northwest end of the building.  Parking and 

manoeuvring space is present to the front and sides of the building, with access taken directly from 

the A46.  The site is located at the edge of the Dunkirk Mill and Watledge Conservation Area. 

PROPOSAL 

The application is made for the conversion of the building into 14 commercial units for both retail 

and office use.  Changes are also proposed to the existing access and parking layout.  The application 

is part retrospective as a number of the units have already been occupied. 

REVISED DETAILS 

Revised plans have been received which have amended the parking arrangement, the access and 

incorporated lorry parking. 

MATERIALS 

Roof: Steel roof tiles as existing 

Walls: Render and painted brick/block work as existing  

Fenestration: Upvc, timber and aluminium as match existing  

RELEVANT PLANNING HISTORY 

The application has an extensive, varied planning history, with the most recent application being 

S.10/1003/FUL for the extension to an existing showroom.  This was approved in July 2010. 

CONSULTATION RESPONSES 

The Town Council responded as no observations. 

- Gloucestershire County Highways have requested further information. 

- Planning Strategy comment that the application does not include sufficient information to justify 

the loss of traditional employment floor space and the increase in retail floor space. 

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 
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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 Policies EM4, BE5, BE12, GE1, GE5 and TR1 of the 

adopted Stroud District Local Plan, November 2005 have been taken into consideration.  The 

principles contained within the National Planning Policy Framework (NPPF) are also relevant in this 

instance.  These aim to retain the character and amenity of the site and that of neighbouring 

properties while preserving the character and appearance of the adjoining Conservation Area, the 

setting of nearby heritage assets and maintaining highway safety. 

An emerging draft Stroud District Local Plan was approved by the Council on 25 July 2013 for 

publication and then submission to the Secretary of State.  The plan is therefore a material 

consideration in planning decisions.   The most relevant Policies from this document include Policies 

SO2, CP12, EI3, EI9, EI12, ES3, ES4, ES10 and ES12. 

PRINCIPLE OF DEVELOPMENT 

The application would result in the creation of 14 units to accommodate both A1 (retail), A2 (financial 

services), A3 (cafe), B1 (office), and B8 (storage).  As part of it's previous use as a building for the 

assembly and display of conservatories, a large proportion of this space (760sqm) was taken up by a 

retail showroom, with approximately 535sqm given over to B2 general industrial and B8 storage.  The 

current proposal would result in the loss of 286sqm of B1 floor space and 215sqm of B8 floor space.  

This is as a result of the existing conservatory company relocating its assembly workshop to 

elsewhere in the district. 

Local Plan Policy EM4 seeks to protect existing employment land that is not protected by specific 

designation.  This is acknowledged, however the overall level of traditional employment floor space 

lost is minimal in the context of the site as a whole.  Furthermore, the additional units created would 

effectively balance the level of employment lost against that gained.  It is also noted that the 

employment space is being relocated and so is not technically being lost. 

Policy EI9 of the emerging Local Plan requires that any proposed retail floor space over 500sqm 

should be accompanied by a Retail Impact Assessment to ensure that any adverse harm can be 

assessed.  This is echoed in the NPPF where Local Planning Authorities are encouraged to adopt a 

sequential approach to assessing suitable sites for additional retail uses.  Whilst such information has 

not been provided the scheme only proposes approximately 300sqm of Use Class A1 floor space and 

a Retail Impact Assessment is therefore not required.   

With regard to a sequential assessment, the site can be categorised under paragraph 24 as being 

'edge of centre' and therefore preference should be given to accessible sites that are well connected 

to the town centre.  In this instance, the site is within the defined settlement boundary and is within 

280m of the town centre boundary.  In this respect, the requirements of the sequential test would be 

met. 
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At the heart of the NPPF is a presumption in favour of sustainable development, underpinned by a 

necessity to promote economic growth. Paragraph 19 specifically states that 'significant weight 

should be placed on the need to support economic growth through the planning system'.  With this in 

mind, it is noted that there are very few vacant retail units available in the adjacent town centre and 

this situation has not changed greatly since the introduction of the new units.  Indeed, this would 

increase retail capacity in the area. It is therefore considered that the development makes a positive 

contribution to the viability and vitality of Nailsworth and the wider economic growth of the District. 

Furthermore, it is noted that a number of the units have already been in operation since 2012.  

During this time, other than the initial enforcement investigation, no further complaints have been 

received with regard to the impact of the development on the adjoining town centre.  Indeed, there 

is no substantive evidence to prove that any detrimental harm has been caused. 

On balance, taking account of the loss of traditional employment floor space measured against the 

opportunity to promote further economic growth in the area, it is considered that the principle of the 

development complies with central government aims outlined in the NPPF.  

DESIGN IMPLICATIONS 

The proposal involves only minor alterations to the external appearance of the building, most notably 

additional garage openings at ground-floor to the northwest elevation and additional doors and 

windows to the northeast and southeast elevations.  Windows are well detailed. 

Bearing in mind the minimal changes proposed, the building is largely unchanged. Indeed the main 

physical changes would be made to the side and rear elevations, not directly visible from public view.  

The main change to the front elevation includes the removal of the existing conservatory and the 

inclusion of new signage to the central portion of the building at first-floor level and to the existing 

Ecohaus showroom. 

The overall footprint of the building would not be increased as part of the application and as such the 

existing built form would remain the same.  This would ensure that the site would not appear 

cramped or overdeveloped.  This combined with the minimal scale of the alterations proposed 

indicates that the proposal would be compliant with the design criteria contained within the NPPF 

and emerging Local Plan Policy ES12. 

HERITAGE IMPLICATIONS 

The application site bounds the Dunkirk & Watledge Conservation Area to the north and southeast, 

with part of the revised parking provision within this designation.  The minimal changes that are 

proposed would not detract from the character and appearance of the Conservation Area, 

particularly as the majority of changes would remain largely hidden from view.  The proposed parking 

area to the southeast  already exists and its inclusion as part of the proposal would help to ensure 

that it is suitably maintained.   

The site is also within 50m of a listed structure on the opposite side of the road; however given the 

limited changes that are proposed within the vicinity of this structure, any harm would be minimal.  

As such, the proposal is compliant with Policies BE5 and BE12, together with paragraph 131 of the 

NPPF and emerging Local Plan Policy ES10.  
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FLOOD RISK 

The site abuts the Nailsworth Stream to the northeast, which is identified as a main river.  The river at 

this point is retained by a steep wall, with the site being at a much higher level.  As a result, the site is 

actually located outside of the adjacent Flood Zones 2 & 3.  This combined with the absence of any 

significant alterations to the building and the fact that the vulnerability class would not change, 

signifies that the proposal poses no increased flood risk.  It is also noted that additional hard standing 

shown on the submitted plans is detailed as being SUDs compliant.  The technical guidance 

accompanying the NPPF is therefore satisfied, together with Policy ES4 of the emerging Local Plan. 

HIGHWAY SAFETY AND SUSTAINABILITY 

The existing access arrangements on site currently involve vehicles being able to enter and exit from 

two points along the frontage, with the space in between marked by a raised tarmac pavement.  This 

arrangement has resulted in the refusal of applications for expansion in the past, particularly because 

of the restricted visibility available to those using the southern access point.  This access also serves 

adjacent properties, creating a potential point of conflict, although it is noted that this situation has 

existed for many years. 

The latest revised plans indicate amendments to the existing access, which includes a continuation of 

the pavement at the southern-most corner of the site.  This would ensure that vehicles using this 

access would have improved sight of any other vehicles emerging.  It would also have the benefit of 

providing enhanced visibility when exiting onto the A46.  The access to the northwest of the site 

already benefits from good visibility and would remain available for use without requiring major 

modification.  The raised pavement in between these access points would also ensure adequate 

separation.  Based on the current provision, this is seen as an improvement. 

The scheme shows provision for 32 parking spaces, together with space to unload an articulated lorry 

at the front of the site.  This provision represents a significant improvement on the current provision, 

which is somewhat haphazard in its arrangement.  The increased parking provision and improved 

access would ensure that the impact to highway safety would be minimal. 

Gloucestershire County Highways have estimated the average daily vehicle movements for the 

existing site to be approximately 1230 trips a day, with the proposed development equating to 

approximately 1523, an increase of 293.  The improvements to the parking layout and access 

arrangements indicate that this increase could be safely accommodated without detriment to the 

surrounding road network. 

It is also noted that the site is in a highly accessible location inside the settlement boundary and is 

within approximately 280m of the town centre boundary.  As such, the proposal would be deemed 

sustainable.  The amended plans make provision for cycle parking as part of the development, further 

enhancing its sustainable credentials. 

Gloucestershire County Highways have asked for further minor changes to be made, the details of 

which will be provided to Members in Late Pages.  Subject to the requested details being to be 

submitted, the proposal would be compliant with Policies GE5, TR1 and TR12, together with 

paragraph 35 of the NPPF and emerging Policy EI12. 
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RESIDENTIAL AMENITY  

The proposed alterations to the building are such that they would not lead to any increased loss of 

light or overbearing effect, especially as there would be no change to the scale of the building.  The 

additional windows would not create any greater level of overlooking, particularly as doors and 

windows already exist in these elevations.  As such, the privacy of neighbouring residents would not 

be affected.  While it is noted that the use of the building has been intensified and with it the 

potential for additional noise disturbance, it is noted that the extant use could be intensified with 

potentially greater consequences.  In this respect, it is considered that the proposal would be 

compliant with Policy GE1 and emerging Policy ES3 

REVIEW OF CONSULTATION RESPONSES  

PARISH: 

Nailsworth Town Council raise no observations 

NEIGHBOURS: 

No comments have been received. 

CONSULTEES: 

Planning Strategy comment that the application does not include sufficient information to justify the 

loss of traditional employment floor space and the increase in retail floor space.  The comments are 

acknowledged and are addressed in the report above. 

CONCLUSION 

In light of the above, it is considered that the proposal complies with the Policies outlined. 

SI 2274 STATEMENT 

The case officer contacted the agent and negotiated changes to the design which has enhanced the 

overall scheme; these have been detailed above. 

HUMAN RIGHTS 

In compiling this recommendation we have given full consideration to all aspects of the Human Rights 

Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or affected properties.  

In particular regard has been had to Article 8 of the ECHR (Right to Respect for private and family life) 

and the requirement to ensure that any interference with the right in this Article is both permissible 

and proportionate. On analysing the issues raised by the application no particular matters, other than 

those referred to in this report, warranted any different action to that recommended. 

Item No: 03 

Application No. 

Site No. 

S.13/2519/FUL 

PP-03008067 

Site Address Field Head, Littleworth, Amberley, Stroud 

 

Town/Parish Minchinhampton Parish Council 
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Grid Reference 384827,201576 

 

Application Type Full Planning Permission 

 

Proposal Erection of a slate roofed single storey 2 bed dwelling with attendant services 

and removal of existing garage. 

 

  

   

 

 

 

  

Applicant’s Details Mr Brian Bertram 

Field Head, , Littleworth, Amberley, Stroud, Gloucestershire 

GL5 5AG 

 

Agent’s Details Mr Luke Copley-Wilkins 

5 Bridge Street, Nailsworth, Gloucestershire, GL60AA,  

 

Case Officer Miss Rebecca Russell 

 

Application 

Validated 

21.11.2013 

 RECOMMENDATION 

Recommended Permission 
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Decision 

Subject to the 

following 

conditions: 

 

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

of three years from the date of this permission. 

 

 Reason: 

 To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

 

 2. The development hereby permitted shall be carried out in all respects in 

strict accordance with the approved plans listed below: 

 

             Proposed plans, sections and elevations received on 19/11/2013 

             Plan number = 1852/14C     

 

             Design & Access Statement received on 19/11/2013 

 

 

 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 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 

Policy HN8 of the adopted Stroud District Local Plan, November 2005 

and the provisions of the National Planning Policy Framework. 

 

 4. The development hereby permitted shall not be commenced until 

details of a scheme of hard and soft landscaping for the site has been 

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

 

 Reason: 

 In the interests of the visual amenities of the area and to comply with 

Policy HN8 of the adopted Stroud District Local Plan, November 2005. 

 

 5. All planting, seeding or turfing comprised in the approved details of 

landscaping shall be carried out in the first complete planting and 

seeding seasons following the occupation of the buildings, or the 

completion of the development to which it relates, whichever is the 

sooner.  Any trees or plants which, within a period of five years from the 

completion of the development, die, are removed, or become seriously 

damaged or diseased, shall be replaced in the next planting season with 

others of similar size and species. 



Page 42 

 

 Reason: 

 In the interests of the visual amenities of the area and to comply with 

Policy HN8 of the adopted Stroud District Local Plan, November 2005. 

 

 6. The development hereby permitted shall not be commenced until 

detailed plans have been submitted to and agreed in writing by the Local 

Planning Authority, of the method of disposal of surface water within 

the curtilage of the site.  The development shall not be brought into use 

until that agreed method has been provided and is available for use. 

 

 Reason: 

 To provide the development with a suitable method of disposing of 

surface water and to prevent the incidence of flooding in accordance the 

National Planning Policy Framework. 

 

 7. The dwelling hereby permitted shall not be occupied until car parking 

and turning facilities have been provided in accordance with the 

approved plans and that area shall not thereafter be used for any other 

purpose other than for the parking and manoeuvring of vehicles.  

 

 Reason: 

 To ensure that adequate off road parking and turning space is provided, 

in the interests of highway safety in accordance with Policy GE5 of the 

adopted Stroud District Local Plan, November 2005. 

 

 8. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (or any order revoking 

and re-enacting that order with or without modification), no 

development permitted under Article 3, and described within Classes A - 

E; of Part 1 of Schedule 2, shall take place. 

 

 Reason: 

 In the interests of the amenities of the area and comply with Policies 

HN8 and GE1 of the adopted Stroud District Local Plan, November 2005. 

 

 9. Prior to the commencement of the development hereby permitted, 

details and plans showing the finished slab level of the dwelling hereby 

permitted, including cross sections through the site, showing the 

relationship with adjoining land or highway and referenced to a fixed 

datum point outside the site, shall be submitted to and approved in 

writing by the Local Planning Authority.  The development hereby 

permitted shall then only be carried out in accordance with those 

approved details. 

 

 Reason: 

 In the interests of the amenities of the area and to accord with Policy 

HN8 and GE1 of the adopted Stroud District Local Plan, November 2005. 

 

10. No construction site machinery or plant shall be operated, no process 
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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 or Bank or Public Holdidays.  

 

Reason:  

To protect the amenity of the locality, especially for people living or 

working nearby, in accordance with Stroud District Council Localplan 

Policy GE1. 

 

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 Mr Robert Weaver, Environmental 

Protection Manager on 01453 754489 

 

 CONSULTEES 

Comments 

Received 

Parish / Town 

 

Not Yet Received Cotswolds Conservation Board (E) 

 

 CONTRIBUTORS 

Letters of 

Objection 

 

B And I Andrews, High Pleck, Littleworth  

Mrs J Bill, Bentley Cottage, Littleworth  

E Bourne, Johns Cottage, Amberley  

A Belmont, Chapel End, Littleworth  

Dr S Handel, Dynevor, St Chloe,, Amberley,  

M Brash, Lamb Inn Cottage, Littleworth  

P Fong, Thorbury House, 18 High Street  

V Pride, Chapel Hill Cottage, Amberley  

P Finn, Lilac Cottage, Amberley  

J Panadine, Lilac Cottage, Amberley  

B Witcombe, Bradstone House, Amberley  

P Fong, Thornbury Houe, 18 High Street  

P And D Myatt, West Cottage, Littleworth  

J Dixon, The Old Chapel House, Amberley, Stroud,   

F McBryde, Old Lamb Inn, Littleworth, Amberley,   
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N Voss, The Black Horse,   

Mr And  Mrs M Page., Hillview, Littleworth  

N Schmiegelow, Whitemoor, Amberley  

Mr A G Clay FRICS, Th Old Farmhouse, St Chlooe Green  

Mrs J Wood, Ivy Cottage,, Littleworth,  

R Goulding, The Corner, Amberley  

A Belmont, Chapel End , Littleworth  

I Bourne, Johns Cottage, Amberley  

J McIlroy, Ramillies, Littleworth, Amberley, Stroud.,   

C McIlroy, Ramillies, Littleworth  

H Demuth, The Old Bakery, Littleworth  

 

Letters of Support  

J P Rowley, Greenmarley, Pinfarthings  

V Moss MRICS, Hillside, Littleworth, Amberley  

 

Letters of 

Comment 

        

P And D Myatt, ,             

C Barnes, Hawthorns, Lower Littleworth      

Mrs J Bill, Bentley Cottage, Littleworth                

 

 OFFICER’S REPORT 

 

SITE 

The application site is part occupied by a garage and part garden which currently relates to Fieldhead 

which is a large detached stone house with a slate roof. The garage is accessed by a short length of 

lane. It is 245sqm in area.   

The site is within the Amberley Conservation Area and the Area of Outstanding Natural Beauty.    

PROPOSAL 

The demolition of the existing garage and its replacement with a slate roofed single storey 2 bed 

dwelling. Parking and access would be provided to the side. 

REVISED DETAILS 

None. 

MATERIALS 

Wall: Cotswold stone and lime render. 

Roof: Slate. 

Windows: Conservation rooflights and aluminium windows and door. 

Timber gate.  
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RELEVANT PLANNING HISTORY 

S.06/0472/FUL PER Erection of a garage extension.   

S.10/0168/TCA CONSENT Removal of Lime Tree (TCA 2).   

S.10/1906/HHOLD PER Installation of 12 PV solar panels and 1 panel of 20 solar tube.   

CONSULTATION RESPONSES 

Minchinhampton Parish Council object to the proposal on the grounds that the proposed dwelling 

would harm the character and appearance of the Conservation Area and the AONB. 

There have been 35 letters of objections to this application. Objections include the principal of having 

a dwelling on this site, the modern design and scale of the dwelling, access of the proposed dwelling. 

These concerns are considered below. 

There have been 2 letters of support for this proposal. 

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 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 prevents an 

unacceptable level of noise, general disturbance, smell, fumes, loss of daylight or sunlight, loss of 

privacy or an overbearing effect. Paragraphs 56-68 of the National Planning Policy Framework (NPPF) 

stress the importance of quality design. Policy GE5 maintains highway safety including public rights of 

way.  

Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. It highlights the need to 

protect landscape character, maintain rural housing and communities and minimise impacts on 

biodiversity. It supports Local Plan Policy NE8, which places priority on the protection of the AONB, 

whilst Policy NE10 conserves the distinct landscape types in the District.     

Paragraphs 126-141 of the NPPF is of relevance when assessing proposals on sites designated as 

Conservation Areas, or listed buildings and their setting. Local Plan Policy BE10 provides guidance on 

alterations and extensions to listed buildings.  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 characteristic value, and 

maintains important views in/out. Policy BE5 provides guidance on development affecting 

Conservation Areas. 
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Policy HC8, ES6, ES7 and ES3 for the Stroud District Local Plan: Submission Draft December 2013. 

Relevant to this particular application is the need for high quality design, protect the amenity of 

existing and future occupants and maintain highway safety. 

DESIGN/APPEARANCE/IMPACT ON THE AREA  

The proposal seeks to create a new dwelling on a plot of land to the South East of Field Head. The site 

is within a Conservation Area and the Area of Outstanding Natural Beauty but is within the 

Settlement Boundary. 

The proposed dwelling will infill an area of land that to the East of Field Head and the land is enclosed 

within a stone boundary wall. This wall is an important feature of the Conservation Area. The 

proposal seeks to build a single storey dwelling off this boundary. During the construction stage, the 

wall will be removed and rebuilt using the original stone to form the external walls of the new 

dwelling. Once rebuilt, the external visual appearance of the wall will remain the same. Due to the 

topography of the area, at its highest point, it will be one metre above the existing as stone boundary 

wall. It should also be noted that the immediate area surrounding the proposed site, is characterised 

by large two storey properties. As such, the scale of the proposed single storey dwelling would not 

look out of place. Due to the topography and the stone wall that encloses the site, the proposed 

dwelling will be shielded and will not be overbearing to the nearby neighbours. Any neighbouring 

properties would only see one metre of the proposed dwelling above the height of the wall.  

The proposed dwelling is a modern design. This has been raised as a concern in the objection 

comments. It would provide a contrast between the more traditional architectural style within the 

area. It is felt that this would be a positive contrast. The modest scale of the building and the use of 

natural materials and the innovative use of the boundary wall suggest that it should sympathise with 

the character of the area and equally not appear prominent.  

The alternative would be to create a dwelling on this site that followed the more traditional 

vernacular architecture of the area. This however would create a building that was much larger in 

size and scale to fit in with its surroundings. This would have the potential to be more visually 

obtrusive than the proposed single storey dwelling.  

The division of the plots as defined would provide adequate garden ground for both the existing and 

the proposed dwelling. The layout of the plot would also allow for sufficient open space to remain so 

as not to cause the site to appear cramped or overdeveloped. Furthermore, it is noted that the 

redevelopment of the site would not result in a loss of any open space that is important to locality, 

particularly in this built up part of the AONB.  

The proposal is of appropriate design in accordance with the Policy HN16 of the Stroud Local Plan, 

November 2005 and emerging policy CP14. 

HERITAGE IMPLICATIONS 

The proposed dwelling would be located within close proximity to a Listed Building. However, due to 

the low height of the building, the use of sympathetic materials and the fact that the dwelling would 
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be set into the site indicates that there would be no impact to the setting of the nearby listed 

building. 

The existing dwelling would remain a prominent feature in the street scene and would still be visible 

through the curtilage of the new dwelling.  The relatively small scale of the development also signifies 

that the wider impact on the character and appearance of the surrounding Conservation Area would 

be minimal.  Policies BE12 and BE5 would be satisfied, together with the principles contained within 

the NPPF and emerging Policy ES10 and Policy BE5 of the Stroud District Local Plan, 2005. 

HIGHWAY SAFETY 

The proposed development would be accessed via a small side road that leads onto the main road. 

Concern has been raised over the impact that another dwelling will have on this road and how much 

additional traffic it will cause. Highways confirm  this  as a category 4 highway and state that the 

standard guidance should be applied to this application. The comments raised areacknowledged, 

however, it is felt that one additional dwelling will not significant increase the of traffic along this 

road. One letter of support states that the increase in traffic caused by the proposed development 

may have arisen anyway if the existing garage was bought back into use. 

The proposal would result in the loss of the existing garage from the site. The proposed development 

would still allow for adequate parking facilities to the side of the building. 

Comments have also been made in respect of the potential impact to pedestrians using the adjacent 

footpath.  These concerns are acknowledged, although it is noted that the nature of the highway at 

this point is such that traffic speeds would be very low.  Coupled with the visibility that would remain, 

the risk to pedestrians would be minimal.  Highway safety and sustainability would be preserved in 

accordance with Policies GE5 and GE1 with the advice contained within the NPPF. 

RESIDENTIAL AMENITY  

Taking account of separation distances between existing houses and the new dwellings, coupled with 

the relatively low height of the dwelling, it is evident that no significant overbearing or loss of light 

would be experienced by neighbouring properties. 

The orientation of the dwelling would not directly face windows to nearby neighbours. One 

neighbouring property has raised concerns about windows on their boundary facing onto the plot of 

land where the development is proposed. Although there will be a window on the south elevation of 

the proposed dwelling, due to the change in floor levels this will not impact greatly upon the 

neighbouring property. Sufficient distance will remain between the proposed dwelling and the 

neighbouring property.  

The new dwelling would also be off-set from the line of the existing house and as such no loss of 

privacy would be caused to this building.  Residential amenity would be preserved in accordance with 

Policy GE1. 
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An informative is also proposed advising the applicant/successors in title to minimise potential 

disturbance during the construction phase. 

REVIEW OF CONSULTATION RESPONSES  

PARISH: 

The Parish Council object to the application citing concerns that the incorporation of the stone wall 

into the dwelling would alter the appearance of the Conservation Area. Members also felt that this 

was the overdevelopment of the site. These comments are acknowledged and are addressed above. 

NEIGHBOURS: 

- 35 Letters of objection have been received raising issues in respect of potential overlooking, the 

scale of the development, disruption caused during the construction process, impact on the 

Conservation Area, potential harm caused to the boundary Cotswold stone wall, the design of the 

proposed dwelling, impact on the footpath and potential overdevelopment of the site. 

- One comment of objection raises concern over the gravel to be used on the proposed driveway and 

the noise implications it may have. As it currently stands, the owner of Field Head could cover the 

existing driveway with gravel under permitted development rights and it is felt that the proposed 

development on this site would not add any greater level of disturbance than could be allowed 

without planning permission. 

- Two letters of comment raise concerns over the impact of the dwelling on the Conservation Area 

and nearby Listed Building. Concern has also been raised over the choice of roofing materials and the 

position of the proposed dwelling. 

- Two letters of support have been received.  

These comments are noted and are addressed in the report above. 

CONSULTEES: 

-  Gloucestershire County Highways do not object to the proposal and state that the proposal should 

be dealt with under the standard guidance as this is a Category 4 road. 

- Environmental Health raise no objections to the proposal subject to conditions relating to 

minimising disruption during the construction phase.   

RECOMMENDATION 

The proposal has been recommended for permission. 

The proposal, owing to scale design, finishes and location on the host property, would not have any 

significant adverse impact on the character or appearance of the property or area, would not harm 

visual or residential amenities and parking provision would be unaffected.  The proposal would 

accord with appropriate policies and permission is recommended subject to conditions 
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SI 2274 STATEMENT 

There was a pre - application discussion on this application and the submitted proposal reflected the 

pre application discussion.  

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. 

Item No: 04 

Application No. 

Site No. 

S.13/2615/HHOLD 

PP-03020542 

Site Address 1 Crib Cottages, Longney Crib, Longney, Gloucester 

 

Town/Parish Longney & Epney Parish Council 

 

Grid Reference 376269,211682 

 

Application Type Householder Application 

 

Proposal Side and rear extension.  (Revised drawings received 20.12.12) 
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Applicant’s Details Ms Louise Everett 

Crib Cottages, , Longney, Gloucester, GL2 3SJ,  

 

Agent’s Details David Austin & Associates 

The Warehouse Old Market, Nailsworth, GL6 0DU, Gloucestershire,  

 

Case Officer Gemma Davis 

 

Application 

Validated 

02.12.2013 

 RECOMMENDATION 

Recommended 

Decision 

Permission 

Subject to the 

following 

conditions: 

 

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

of three years from the date of this permission. 

 

 Reason: 

 To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

 

 2. The development hereby permitted shall be carried out in all respects in 

strict accordance with the approved plans SD 240 D EW and SD 201 D 

EW.  

 

 Reason: 

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

approved plans. 

 

 3. No development shall take place until samples of the brickwork and 

timber cladding to be used in the construction of the external surfaces of 

the building works hereby permitted have been submitted to and 

approved by the Local Planning Department.  Development shall then 

only be carried out in accordance with the approved details. 

 

 Reason: 

 In the interests of the visual amenities of the area. 

 

 4. No additional openings other than any windows shown on the approved 

plans shall be formed in the Eastern elevation of the extension hereby 

permitted.   

 

 Reason: 

 In the interests of the amenities of the occupiers of adjoining residential 

properties to accord with Policy GE1 of the adopted Stroud District Local 

Plan, November 2005.   

 

Informatives: 
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 1. The applicant should take all relevant precautions to minimise the 

potential for disturbance to neighbouring residents in terms of noise, 

dust, smoke/fumes and odour during the construction phrases of the 

development. This should include not working outside regular day time 

hours, the use of water suppression for any stone or brick cutting, not 

burning materials on site and advising neighbours in advance of any 

particularly noisy works. It should also be noted that the burning of 

materials that gives rise to dark smoke or the burning of trade waste 

associated with the development, are immediate offences, actionable 

via the Local Authority and Environment Agency respectively.  

Furthermore, the granting of this planning permission does not 

indemnify against statutory nuisance action being taken should 

substantiated smoke, fume, noise or dust complaints be received.  For 

further information please contact Mr Robert Weaver, Environmental 

Protection Manager on 01453 754489. 

 

 CONSULTEES 

Comments 

Received 

Mr David Lesser 

Parish / Town 

 

Not Yet Received The Environment Agency (E) 

 

 CONTRIBUTORS 

Letters of 

Objection 

 

MRahman, 2 Crib Cottages, Longney Crib  

Longney And Epney Parish Council, (of Clerk)  Sheldon Cottage, Epney, 

Gloucester,   

S Hughes, ,   

 

Letters of Support  

 

Letters of 

Comment 

    

M Rahman, 2 Crib Cottages,    

Mr And  Mrs D Hughes, River Cottage, Epney Road   

P.Robbins, Woolthorpe, ARLINGHAM,    

 

 OFFICER’S REPORT 

 

SITE 

The application site consists of an end terrace dwelling that is located on The Crib on the banks of the 

River Severn in Longney.  The terrace has three red brick dwellings all of which have been extended 

to the rear, southern elevation.  The property is located within a fairly reasonable sized plot which is 

surrounded by agricultural fields.   

The site does is not within any landscape designation.   

PROPOSAL 



Page 52 

The application seeks permission for the erection of a first floor side and rear extension.   

REVISED DETAILS 

Revised elevations and floor plans were received on the 20.12.13 reducing the size, scale and design 

of the extension. 

MATERIALS 

Roof: tiles - sample to be provided by condition 

Walls: Brick and timber cladding 

Fenestration: Powder coated aluminium  

RELEVANT PLANNING HISTORY 

2013/2460/WIG - Top floor extension to house. - Planning advice given  

CONSULTATION RESPONSES 

Public: Three letters of comment, one letter of objection 

Parish: Object 

EHO: Standard informatives 

Water resources engineer: No comment / objection  

 

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 as well as Policies GE1, GE5 and HN16 of the adopted Stroud District Local Plan, 

November 2005 and policies HC8 and ES3 of the Stroud District Local Plan: Submission Draft 

December 2013.  Both policies accord with the NPPF and can still be given weight.   

 

Relevant to this particular application is the need for high quality design, protect the amenity of 

existing and future occupants, conserve and enhance the natural environment and maintain highway 

safety. 
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Policy HN16 of the Stroud District Local Plan, November 2005 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 prevents an unacceptable level of noise, general disturbance, smell, fumes, loss of daylight 

or sunlight, loss of privacy or an overbearing effect.  

Policy GE5 refers to highway safety and parking provision.   

Paragraphs 28, 109-125 of the NPPF apply to development in rural areas. It highlights the need to 

protect landscape character, maintain rural housing and communities and minimise impacts on 

biodiversity. 

Paragraphs 56-68 of the National Planning Policy Framework (NPPF) stress the importance of quality 

design. 

DESIGN/APPEARANCE/IMPACT ON THE AREA  

The application seeks permission for a first floor side/rear extension to increase the size of the 

kitchen and living area.  To accommodate the extensions, the existing single storey roof pitch is to be 

altered.  The extension to the side elevation measures approximately 2.6m in width and extends the 

overall length of the extended property.  From the rear wall of the original property, the rear addition 

protrudes approximately 5m by 6.7m in width with an overall height of 4.6m.    The rear extension is 

proposed up to the rear balcony of the neighbouring property.   

The plot size is large enough to accommodate the development without appearing cramped as there 

will be no additional increase in footprint since the extensions are at first floor level. 

The revised drawings, are considered to address concerns about the height, size and design.   

Revised drawings have been received that reduce the overall size and scale of the extension.  

Following receipt of the revised drawings, the main roof ridge line would be maintained with the 

extension below. It   therefore would appear as a subservient addition to the rear of the house which 

is considered as acceptable.   

The extensions are a contemporary addition rather than a replication of the existing character. It has 

been designed to utilise the available space and also would not be highly visible from public view.   

It is acknowledged that the style of dwelling forms part of a wider coherent design, however all 

properties have been altered by way of extension to the front, side and rear elevations all of a varied 

design and scale.   

 

It is proposed to construct the extension from matching brick and timber cladding.  Whilst it is 

recognised that the property does not have timber cladding, it is on the adjoining neighbouring 

property.  Moreover, the Longney and Epney Parish Plan considers both brickwork and timber to be 

sympathetic materials.   

The proposed scheme would not have any impact on parking provision or access. 
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The site is located within flood zones 2 and 3. However the works are proposed at first floor level, 

and therefore should not create any increased flood risk.   

RESIDENTIAL AMENITY  

The main issue is the potential impact on the neighbouring property known as No. 2 Crib Cottages 

which is adjoining the application property.  It is acknowledged that the proposed extension may 

have some impact in terms of loss of light and appear somewhat overbearing, however the potential 

impact is not considered great enough to warrant refusal of the application, particularly as the 

potentially affected room is a bedroom, which is not considered as a principle room.   

The 45 degree rule, a rule of thumb used by Local Authorities to prevent excessive daylight loss, has 

been applied.  This proposal broadly complies with this rule.   

In terms of privacy, an expanse of glazing has been proposed to the eastern and southern elevation 

of the extension.  To the eastern elevation, privacy would not be impaired as the aspect is open 

fields.  On the southern elevation, it is considered that there would not be any greater  loss of privacy 

following construction of the extension as the host property already benefits from first floor southern 

elevation windows.   

Construction of the extension will provide some screening towards the neighbouring balcony.  A 

condition restricting any additional openings has also been recommended as part of the planning 

application to safeguard the neighbouring properties private amenity. 

REVIEW OF CONSULTATION RESPONSES  

Letters of objection and comment have been received with regards to the superseded and revised 

schemes.   

Longney and Epney Parish Council have objected to both schemes on the basis of Local Plan Policy 

GE1 - Longney and Epney Parish Council considers that the extension would lead to an unacceptable 

loss of sunlight, loss of privacy and have an overbearing affect on to neighbouring property known as 

No.2 Crib Cottages. The revised drawings show that the extension should not create a significant 

overbearing effect or a significant level of privacy loss that would warrant refusal of the application.   

The immediate adjoining neighbour at No.2 Crib Cottages has also objected to both schemes on the 

basis of loss of light and overbearing effect, damp / flooding and design of the extensions. It is 

acknowledged that the proposal would create a degree of loss of light to the ground floor bedroom, 

however this effect currently arises from the objectors first floor balcony.  In terms of flooding, the 

erection of a first floor extension would not create any increase in flood risk.  With regards to damp, 

this is not a matter that is assessed as part of a planning application.  It has been acknowledged as 

part of the report that the design of the extension is not wholly in keeping with the host property 

however it would not warrant refusal of the application.   

One letter of comment received from a resident within Arlingham expressing concerns regarding the 

design of the extension.   
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One letter of comment received from neighbouring property known as River Cottage outlining 

concerns regarding the size and design of the extension, the potential loss of privacy, loss of light, 

loss of view, drainage issues and barrier of selling their property.  With regards to the comments 

made, the extension has been scaled back considerably from the original submission. The loss of light 

and the potential overbearing effect, have been reduced. With regards to view, there is no right to a 

view and the potential barrier of selling the property in the future, also is not a planning 

consideration.   

The Councils Water Resources Engineer has no comments or objections to make on the proposed 

application.   

The Councils Environmental Protection Manager has recommended that a combined burning and 

noise and dust control informative is attached to the planning permission.   

A copy of all correspondence is available to view in full on the Councils website.   

CONDITIONS  

Standard three years 

In accordance with 

Sample of materials 

No east facing fenestration  

SI 2274 STATEMENT 

Preapplication advice was sought on this project and it was considered that the principle of a first 

floor extension was acceptable, however concerns were raised with regards to privacy loss.  On 

submission of the application, these concerns were not addressed and therefore the case officer 

contacted the agent to inform that it would not be considered favourable in terms of privacy loss and 

potential overbearing effect.  Following conversation with the agent, a revised scheme was submitted 

omitting the side facing glazing that overlooked the neighbouring property and the extension was 

scaled back to reduce the potential level of overbearing effect.    

RECOMMENDATION 

The proposal is considered to comply with the provisions of Policies GE1, GE5 and HN16 of the 

adopted Stroud District Local Plan, November 2005 and the National Planning Policy Framework.   

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. 

S.13/2461/FUL 

 

Site Address Site Of Property Formerly Known As Overdale, Slad Road, Slad, Gloucestershire 

 

Town/Parish Painswick Parish Council 

 

Grid Reference 387425,208065 

 

Application Type Full Planning Permission 

 

Proposal Revisions to approved scheme S.13/0779/FUL for erection of a dwelling; 

including omission of drop in ridgeline over lounge/bedroom; raise main ridge 

and eaves line by 150mm, addition of one dormer window in front elevation and 

two dormers in rear elevation;  alterations to fenestration and amend materials 

to natural stone on front and rear elevations. 

 

  

   

 

 

 

  

Applicant’s Details Mr P Blakey 

Site Of Property Formerly Known As Overdale, Slad Road, Slad, Gloucestershire,  

 

Agent’s Details None 
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Case Officer John Longmuir 

 

Application 

Validated 

18.11.2013 

 RECOMMENDATION 

Recommended 

Decision 

Permission 

Subject to the 

following 

conditions: 

 

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

of three years from the date of this permission. 

 

 Reason: 

 To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

 

 2. The development hereby permitted shall be carried out in all respects in 

strict accordance with the approved plans listed below: 

 

 Proposed ground floor and block plan received on 10/01/2014 

 Plan number = PAD 1.1     

 

 Proposed first floor plan received on 10/01/2014 

 Plan number = PAD 1.2     

 

 Proposed second floor plan received on 10/01/2014 

 Plan number = PAD 1.3     

 

 Proposed roof plan received on 10/01/2014 

 Plan number = PAD 1.4     

 

 Proposed SE Elevations received on 10/01/2014 

 Plan number = PAD 1.5     

 

 Proposed SW Elevations received on 10/01/2014 

 Plan number = PAD 1.6     

 

 Proposed NE Elevations received on 10/01/2014 

 Plan number = PAD 1.7     

 

 Proposed NW Elevations received on 10/01/2014 

 Plan number = PAD 1.8     

 

 Proposed Section received on 10/01/2014 

 Plan number = PAD 1.9     

 

 Reason: 

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

approved plans and in the interests of good planning. 
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 3. Prior to the commencement of any walling, sample panels of one square 

metre of the proposed render and natural stone  shall be constructed on 

site and shall be approved in writing by the Local Planning Authority.  

The works shall then be carried out to match the approved panel, which 

shall be maintained in situ for the duration of the works.  

  

 Reason: 

 In the interests of the visual amenities of the area and in accordance 

with Policy NE8 of the Stroud District Local Plan, November 2005. 

 

 4. No development shall take place until samples of the roofing materials 

to be used in the construction of the external surfaces of the building 

works hereby permitted have been submitted to and approved in 

writing by the Local Planning Authority.  Development shall then only be 

carried out in accordance with the approved details. 

 

 Reason: 

 In the interests of the visual amenities of the area and to accord with 

Policy NE8 of the local and to accord with Policy NE8 of the Stroud 

District Local Plan, November 2005. 

 

 5. The development hereby permitted shall not be brought into use until 

the vehicle parking, turning and manoeuvring areas shown on the 

approved plans are made available for use.  The dwelling shall be 

provided with parking spaces in accordance with the Local Planning 

Authority's adopted vehicle parking standards.  This provision shall be 

maintained as such, free of obstruction, thereafter. 

 

 Reason: 

 To ensure that sufficient parking and turning space is made available in 

accordance with Policy GE5 of the Stroud District Local Plan, November 

2005. 

 

 6. The gradient of the driveway shall not be steeper than 1 in 15 within 4.5 

metres of the edge of the existing carriageway, and shall thereafter not 

be steeper than 1 in 7. 

 

 Reason: 

 In the interests of highway safety and to accord with Policy GE5 of the 

Stroud District Local Plan, November 2005. 

 

 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 

Monday 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 
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working nearby, in accordance with Stroud District Council Local Plan 

Policy GE1 and in accordance with the provisions of Circular 11/95. 

 

 8. No development shall take place, including any works of demolition, 

until a Construction Method Statement has been submitted to, and 

approved in writing by the Local Planning Authority. The approved 

Statement shall be adhered to throughout the construction period with 

all construction related storage and parking areas provided prior to the 

commencement of development. The Statement shall provide for: 

 

 - loading and unloading of plant and materials 

 - storage of constructed related plant and materials 

 - site operatives car parking facility 

 - wheel washing facilities 

 - measures to control the emission of dust and dirt during construction 

  

 Reason:  

 To minimise disruption, congestion and hazards on the public highway in 

the interests of highway safety and to protect local residential amenity 

in accordance with Policies GE1 and GE5 of the adopted Stroud District 

Local Plan, November 2005 and the NPPF. 

 

 9. No development of any kind shall take place until a soft landscaping plan 

has been submitted to and approved by the Local Planning Authority. 

The submitted plan shall include details of all trees which are to be 

retained on the site together with new planting proposed. 

 

 Reason: 

 In order to safeguard the rural character of this part of the Cotswold 

Area of Outstanding Natural Beauty and to safeguard the retention of 

the existing protected trees in accordance with Policies NE8 and NE11 of 

the adopted Stroud District Local Plan, November 2005. 

 

10. All planting, seeding or turfing comprised in the approved details of 

landscaping shall be carried out in the first complete planting and 

seeding seasons following the occupation of the buildings, or the 

completion of the development to which it relates, whichever is the 

sooner.  Any trees or plants which, within a period of five years from the 

completion of the development, die, are removed, or become seriously 

damaged or diseased, shall be replaced in the next planting season with 

others of similar size and species.  

 

 Reason: 

 In the interests of the visual amenities of the area. 

 

11. No development of any kind shall take place until a scheme of external 

landscaping including all surface finishes has been submitted to and 

approved in writing by the Local Planning Authority. The submitted 

scheme shall include the use of geo-textile materials or similar for 

landscaping works proposed in the vicinity of the protected trees and 
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those shown to be retained in compliance with the conditions attached 

to this permission. The development shall then be carried out in 

accordance with the approved scheme prior to the first occupation of 

the dwelling hereby permitted and shall be maintained as such 

thereafter. 

 

 Reason: 

 In order to safeguard the rural character of this part of the Cotswold 

Area of Outstanding Natural Beauty and to safeguard the retention of 

the existing protected trees in accordance with Policies NE8 and NE11 of 

the adopted Stroud District Local Plan, November 2005. 

 

12. Notwithstanding the submitted plans, no development of any kind shall 

take place until further details of the proposed driveway and parking 

arrangements have been submitted to and approved in writing by the 

Local Planning Authority. The submitted scheme shall include details of 

all level alterations (indicated by existing and proposed spot levels), 

associated retaining structures (indicated by full elevations, construction 

and foundation details) and include the use of geo-textile materials or 

similar for works proposed in the vicinity of the protected trees and 

those shown to be retained in compliance with the conditions attached 

to this permission. The development shall then be carried out in 

accordance with the approved plans and no other retaining structures or 

land level alterations shall take place. 

 

 Reason: 

 In order to safeguard the rural character of this part of the Cotswold 

Area of Outstanding Natural Beauty and to safeguard the retention of 

the existing protected trees in accordance with Policies NE8 and NE11 of 

the adopted Stroud District Local Plan, November 2005. 

 

13. Prior to the commencement of the development hereby permitted 

details of the specification and positioning of fencing and of any 

measures to be taken for the protection of any retained tree from 

damage before or during the course of the development (Tree 

Protection Works) shall be submitted to and approved in writing by the 

Local Planning Authority. The details shall include fencing that complies 

with Figure 2 of BS5837:2012: 'Trees in Relation to Design, Demolition 

and Construction. Recommendations'. For the avoidance of doubt a 

retained tree means an existing tree that is to be retained in compliance 

with the conditions attached to this permission. 

 

 Reason: 

 In the interests of the health and amenity of the trees and to comply 

with Policy NE11 of the Stroud District Local Plan, November 2005. 

 

14. No excavations for services, storage of materials or machinery, parking 

of vehicles, deposits or excavation of soil or rubble, lighting of fires or 

disposal of liquids shall take place within any area designated as being 

fenced off or otherwise protected in the approved tree protection works 



Page 61 

scheme. 

 

 Reason: 

 In the interests of the health and amenity of the trees and to comply 

with Policy NE11 of the Stroud District Local Plan, November 2005. 

 

15. No development or other operations shall commence on site in 

connection with the development hereby approved, (including any tree 

felling, tree pruning, demolition works, soil moving, temporary access 

construction and or widening, or any operations involving the use of 

motorised vehicles or construction machinery) until a pre-start meeting 

with the Local Authority tree officer and the main contractor has been 

agreed and taken place. 

 

 Reason: 

 In the interests of the health and amenity of the trees and to comply 

with Policy NE11 of the Stroud District Local Plan, November 2005. 

 

16. No operations shall commence on site in connection with the 

development hereby approved (including any tree felling, tree pruning, 

and demolition work, soil moving, temporary access construction and/or 

widening or any operations involving the use of motorised vehicles or 

construction machinery) until the Tree Protection Works approved in 

compliance with condition 13 of this permission have been erected in 

strict accordance with the approved scheme. These works shall then be 

maintained for the duration of the development. 

 

 Reason: 

 In the interests of the health and amenity of the trees and to comply 

with Policy NE11 of the Stroud District Local Plan, November 2005. 

 

 CONSULTEES 

Comments 

Received 

Parish / Town 

 

Not Yet Received Natural England (E) 

Cotswolds Conservation Board (E) 

County Strategic Planning 

Gloucestershire Wildlife Trust (E) 

Forestry Commission England (E) 

 

 CONTRIBUTORS 

Letters of 

Objection 

 

R And T Clifford, Little Orchard , Slad   

T Langford And  J Hicklin-Bailey, Mayfaire, Slad, Stroud,   

 
Letters of Support  

 

Letters of 

Comment 

    

 

 OFFICER’S REPORT 
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SITE 

The application site is a domestic plot, located on the outskirts of Slad that until recently was 

occupied by a bungalow which has now been demolished. Neighbouring properties border the 

northeast and southwest boundaries and form part of a number of domestic plots that lie to the 

northwest of this section of Slad Road. The dwellings are set back and elevated in relation to the 

adjacent highway. The site has been largely cleared and some earth works have taken place. Three 

substantial Beech trees are positioned alongside the front boundary stone wall. There is an existing 

vehicular access to the front of the site. It is within the Area of Outstanding Natural Beauty.   

PROPOSAL 

The application seeks changes to the recently permitted scheme for the erection of a detached 

dwelling, with integral double garage. The dwelling would have a similar siting, footprint and access, 

but use natural stone on the frontage instead of render. A dormer is proposed one to the frontage in 

a central position and another on   side (north) instead of a rooflight and a pair of dormers to the 

rear. A 150mm break in the roofline would be eliminated.   

MATERIALS 

Walls:   Natural stone frontage/rear, render finish elsewhere  

Roof:   Slate 

Fenestration:  Powder coated aluminium 

RELEVANT PLANNING HISTORY 

Planning permission was granted in July 2007 under application S.07/1210/FUL for the erection of 

extensions to the existing dwelling. Following subsequent investigations on site it has emerged that 

those elements retained were not capable of accommodating the proposal without considerable 

underpinning or replacement.  

Planning permission was then granted in October 2009 under application S.09/1590/FUL to demolish 

the whole of the building and replace it with a structure exactly the same in scale and appearance to 

that of the earlier approved scheme (S.07/1210/FUL). In the absence of any pre-commencement 

conditions, the demolition of the bungalow took place thereby commencing development and this 

permission remains extant.  

Application S.13/0346/FUL for erection of a dwelling was withdrawn prior to a decision being made. 

S.13/0779/FUL for a new house and garage was approved on 19/8/13 by DCC.  

REVISED PLANS 

The front dormer has been reduced in size and simplified.  

 

CONSULTATION RESPONSES 
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Two letters of objection have received. The increase in height/size is not welcome. The side dormer 

will overlook the property. The dormers to the rear are not a problem and the use of stone is 

encouraged. 

 Painswick Parish Council: 

Object:"Concern about the height, dormer and additional room. The proposal will be overbearing and 

not in keeping with the surrounding properties".  

Environmental Protection Department 

Recommend standard conditions for construction hours and dust scheme and landfill informative. 

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:  

ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 

PLANNING CONSIDERATIONS 

In considering this application national guidance including the National Planning Policy Framework 

and the provisions of the relevant Policies of the adopted Stroud District Local Plan, November 2005, 

as detailed below, have been considered. 

PRINCIPLE OF DEVELOPMENT AND IMPACT ON AONB 

There is a recent permission for the replacement dwelling and therefore a revised scheme can be 

considered under Policy HN14. This policy seeks to allow replacement dwellings outside settlement 

boundaries provided they are similar in size and do not detract from the local character of its 

surroundings. 

Policy NE8 seeks to ensure that development within or affecting the setting of the Cotswolds Area of 

Outstanding Natural Beauty is permitted only where the nature, scale, siting, design and materials 

etc... are acceptable and sympathetic to the landscape. In addition Chapter 7 of NPPF stresses the 

importance of good design and this is also one of the core planning principles outlined in paragraph 

17 of the NPPF. 

The proposal introduces the following changes to the building: dormer to front, dormer to side 

instead of a rooflight, a pair of dormers to the rear, the elimination of  the step in the roofline by 

raising it 150mm and the use of natural stone to front and rear. 

New dormer to side 

This is positioned at mid point in the gable which would not be particularly prominent.  It is fairly 

modest scale. Consequently it would be difficult to argue that it spoils the roofscape because it will 

not be particularly prominent or bulky.  

New dormer to front 
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The revised plans show a much reduced and simpler design. It would be in the centre of the roof and 

would be difficult to argue that it is inappropriate. It is not bulky or unwieldy against the size of the 

roof. It would not compete with the rest of the house.  

Absence of break in ridge 

Breaks in rooflines are only essential when there is a large stretch of roof and then there may be a 

need to relieve the dominating expanse. This is not the case here. Moreover the height difference of 

150cm is small and would be barely perceptible from the lower public view from the Slad Road .  To  

The dormer now proposed  reinforcesthe symmetrical appearance. 

Materials 

The use of natural stone is entirely appropriate. 

AMENITY 

Policy GE1 seeks to ensure there is no unacceptable impact on the living conditions of neighbouring 

residents due to general disturbance, loss of light, loss of privacy or overbearing effect.  

The most significant element is the dormer to the side. Due to the juxtaposition and degree of 

separation window to window overlooking should not be significant. There would be some 

overlooking to the neighbouring garden, but some private space would remain.  

The other changes relate to the front and rear elevations and would not increase overlooking. 

Similarly the modest increase in roofline would not cause significant shadowing or overbearing. 

HIGHWAY SAFETY 

Policy GE5 prevents development that would be detrimental to highway safety or any user of the 

highway or public right of way.  

This would not be changed from the extant permission. 

ECOLOGY 

Chapter 11 of the NPPF sets out guidance on conserving and enhancing the natural environment. The 

GCER report is noted however it relates largely to species recorded within the nearby Frith Wood 

(SSSI). The site is a domestic plot that has already been cleared. The changes should not have any 

significant implications. 

REVIEW OF CONSULTATION RESPONSES 

The objections are acknowledged, however the changes not felt to be substantial and do not 

jeopardise the approved design. Whilst the concerns about overlooking are understandable, the 

impact would not be significant enough to justify a refusal. 

SI 2274 STATEMENT 

The case officer contacted the agent and negotiated changes to the design which has enhanced the 

overall scheme; these have been detailed above 
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RECOMMENDATION 

The application is considered to comply with the relevant policies and is therefore recommended for 

conditional permission.  

HUMAN RIGHTS 

In compiling this recommendation we have given full consideration to all aspects of the Human Rights 

Act 1998 in relation to the applicant and/or the occupiers of any neighbouring or affected properties. 

In particular, regard has been had to Article 8 of the ECHR (Right to Respect for private and family 

life) and the requirement to ensure that any interference with the right in this Article is both 

permissible and proportionate. On analysing the issues raised by the application no particular 

matters, other to those referred to in this report, warranted any different action to that 

recommended. 

Item No: 06 

Application No. 

Site No. 

S.13/2545/FUL 

 

Site Address Land To The Rear Of 45, The Martins, Stroud, Gloucestershire 

 

Town/Parish Randwick Parish Council 

 

Grid Reference 382657,205919 

 

Application Type Full Planning Permission 

 

Proposal Convert existing garage into residential dwelling. 
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Applicant’s Details Mr Jeremy Hancock 

71 Bristol Road, Gloucester, GL1 5SB, ,  

 

Agent’s Details Mr Adam Titley 

AMT Studio, Freemans Cottage, Hartley Bridge, Horsley, Stroud 

Gloucestershire GL6 OQB 

 

Case Officer Sarah Carruthers 

 

Application 

Validated 

21.11.2013 

 RECOMMENDATION 

Recommended 

Decision 

Permission 

Subject to the 

following 

conditions: 

 

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

of three years from the date of this permission. 

 

 Reason: 

 To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

 

 2. The development hereby permitted shall be carried out in all respects in 

strict accordance with the approved plans listed below: 

 

 Proposed plans, sections and elevations received on 21/11/2013 
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 Plan number = 263.110    Version number = 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 development hereby permitted shall not be brought into use until 

provision is made for the parking of two vehicles on a properly made-up 

surface, within the curtilage of the site.  This provision shall be 

maintained as such thereafter. 

 

 Reason: 

 To ensure that sufficient parking spaces are made available in 

accordance with Policies GE5 and TR1 of the Stroud District Local Plan, 

November 2005. 

 

 4. The garage area of the development hereby permitted shall only be used 

for domestic purposes incidental to the enjoyment of the approved 

dwelling, and not for any independent use or commercial/business use. 

 

 Reason: 

 In the interests of the amenities of occupiers of the residential property 

and to accord 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 

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. No additional window openings or roof alterations other than those 

shown on the approved plans shall be formed in the dwelling hereby 

permitted. 

 

 Reason: 

 In the interests of the visual amenities of the area and protect the 

amenities of the occupiers of the adjoining residential property, in 

accordance with Policies HN8 and GE1 of the Stroud District Local Plan, 

November 2005. 

 

 7. The development hereby permitted shall not be commenced until 

details of a landscaping scheme (including surfacing and boundary 

treatments) for the site have been submitted to and approved in writing 

by the Local Planning Authority. The hard landscaping shall then be 
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implemented in accordance with the approved details before the 

development is brought into use. 

 

 Reason: 

 In the interests of the visual amenities of the area and to accord with 

Policy HN8. 

 

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 Mr Robert Weaver, Environmental 

Protection Manager on 01453 754489. 

 

 CONSULTEES 

Comments 

Received 

Parish / Town 

 

Not Yet Received  

 CONTRIBUTORS 

Letters of 

Objection 

 

S.Goodfield, 47 The Martin,, Westrip,  

R S Ferrier, Copsend, The Martins  

S Dowden, Sandaland, The Martins  

E G Legg, 53 The Martins, Stroud  

Mrs B Stafford, Induna, The Martins  

R Ferrier, Copsend, The Martins  

J A Bullock, 8 Westrip Place, Stroud  

D Dowden, Sandaland, The Martins  

Dr H Gregory, Lassington,, 20 Westrip Place,  

 

Letters of Support  

 

Letters of 

Comment 

         

S Robertshaw     

 

 OFFICER’S REPORT 

 

 

SITE 
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The site comprises of a pitched roofed garage block and an area of associated hard-standing situated 

to the west of number 45 The Martins but not within the ownership of that property. The site is a 

corner plot bounded by a residential property to the east, a parking area to the north and with the 

highway forming a curving south-western boundary. The site occupies a sloping position with the 

land falling generally to the south with a cross fall to the east. The surrounding area is primarily 

residential in nature. 

 

PROPOSAL 

The proposal is the conversion of the garage into a residential dwelling, involving the addition of two 

dormer windows in the south elevation and retaining one of the garage spaces.  

 

MATERIALS 

Walls: Recon stone to match existing 

Roof: Tiles to match existing 

 

RELEVANT PLANNING HISTORY 

S.05/1165/OUT was an outline application for the demolition of the existing garage block and the 

erection of one dwelling and the formation of parking spaces which was refused. 

 

S.06/0233/OUT was a resubmission for the demolition of the existing garage block and the erection 

of a single dwelling and the formation of parking spaces. This was refused and subsequently 

dismissed at appeal. 

 

S.09/0793/FUL for the demolition of three garages and erection of two replacement garages was 

permitted subject to conditions. 

 

S.10/0988/DISCON was for the approval of materials as required by condition two of S.09/0793/FUL. 

 

S.10/2073/FUL for submission of revised plans of permitted application S.09/0793/FUL - Demolition 

of three garages and erection of two replacement garages.  Retrospective application. Additional 

information received 1/12/10 and 15/12/10 was refused and subsequently dismissed at appeal for 

reasons of overbearing and appearance. 

 

S.11/2474/FUL for 'Minor alterations to application S.09/0793/FUL. Including roof pitch, floor slab, 

increased masonry and 3 x rooflights' - Refused and subsequently dismissed at appeal for similar 

reasons to above. 

 

Since the refusal of S.11/2474/FUL, the ridgeline has been lowered and there are no outstanding 

enforcement issues on the site.  

 

CONSULTATION RESPONSES 

 

Parish Council 

- Object: 

- loss of parking 

- out of keeping with surrounding properties 

- refers to Appeal Inspectors comments with regard to its unacceptable impact on neighbouring 

properties. 

 

Public 
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8 letters of objection and 1 letter of comment have been received. Valid planning objections include: 

- loss of parking 

- not in keeping with surrounding properties 

- impact on neighbours amenity, increased traffic and impact on highway safety, scale is overbearing 

and loss of privacy. 

 

Issues of land ownership have also been raised regarding a small piece of land to the rear of the 

building. 

 

Other objections raised: building was never intended to be a garage, the site has not been in use and 

left as an eyesore for the past two years, damage to pavement, fire risk, planning permissions have 

not been complied with, planning system is being manipulated, enforcement issues still outstanding.  

 

Consultations 

EHO - construction hours of operation condition and burning informative. 

 

ARTICLE 31 STATEMENT – REASONS FOR RECOMMENDATION 

 

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 

In considering this application, the provisions of the National Planning Policy Framework (NPPF) have 

been considered as well as Policies GE1, GE5 and HN8 of the adopted Stroud District Local Plan, 

November 2005. 

 

The relevant emerging policies in The Stroud District Local Plan Submission Draft December 2013 

(HC1 and ES3) have also been considered. 

 

DESIGN AND IMPACT 

Policy HN8 and emerging Policy HC1 set out a number of criteria for development within settlement 

boundaries, including that the housing is of scale, layout, design, density, compatible with the local 

character and appropriate amenity, access and parking provision. In addition Chapter 7 of NPPF 

stresses the importance of good design and this is also one of the core planning principles. 

 

The site lies within the defined Settlement Boundary where there is a presumption in favour of 

residential development subject to design, amenity and access considerations. In terms of design, the 

proposal relates to an existing building and the only external alterations are the addition of two 

dormer windows and glazed double doors on the front elevation and a rooflight on the rear roof 

slope. These alterations would not appear out of keeping with the host building or its residential 

location. The design is considered acceptable. 

 

The modest unit will contribute to the mix of residential development within the area and fits 

comfortably within its surroundings, without causing harm to the appearance of the street scene. An 

appropriate level of parking and amenity area can be provided within the site. 

 

 

AMENITY 
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Policy GE1 and emerging Policy ES3 seek to ensure there is no unacceptable impact on the living 

conditions of neighbouring residents due to general disturbance, loss of light, loss of privacy or 

overbearing effect.  

 

A 25m distance exists between the proposed windows in the front elevation and those in the nearest 

facing properties on the opposite side of the road, this distance is in accordance with the Council's 

adopted SPG, 'Residential Design Guide' and therefore there will be no unacceptable privacy impact 

on neighbouring occupiers. 

  

As the proposal relates to an existing building there would be no shadowing or overbearing impact on 

neighbouring occupiers. Similarly the domestic use proposed is compatible with the area.  

 

HIGHWAY SAFETY 

Policy GE5 and emerging Policy ES3 prevent development that would be detrimental to highway 

safety or any user of the highway or public right of way.  

 

The garage building is used independently and there are no planning conditions controlling the 

parking facilities in relation to another site. Therefore, the loss of the garage facility is unlikely to lead 

to an increase in on street parking in the area. 

 

The vehicle movements associated with one small dwelling would be similar to those undertaken by 

the existing use and would not lead to a significant increase in traffic movements in the area that 

would be adverse to highway safety. 

 

The site has  adequate  access  and there is parking for at least two vehicles. 

 

REVIEW OF CONSULTATION RESPONSES 

The neighbour's objections have been noted and the valid planning considerations have been 

addressed in the main body of the report. 

 

With regard to the Parish Councils objections, the existing garage is not designated for any 

neighbouring or even local use and can be sold or rented to individuals from outside the area. The 

building already exists; it is primarily the residential use and the alterations that are to be considered. 

Since the Appeal decision, the height of the building has been lowered and there are no outstanding 

enforcement issues at the site. 

 

With regard to land ownership, the site plan has been cross referenced with the plan showing the 

land under SDC ownership and it appears not to include the SDC land. 

 

SI 2274 STATEMENT 

Pre-application enquiry was undertaken. Once the application was submitted, it was found to be self 

contained and required no further dialogue with the applicant. 

 

RECOMMENDATION 

The application is considered to comply with the relevant policies and is therefore recommended for 

permission.  

 

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. 
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In particular, regard has been had to Article 8 of the ECHR (Right to Respect for private and family 

life) and the requirement to ensure that any interference with the right in this Article is both 

permissible and proportionate. On analysing the issues raised by the application no particular 

matters, other to those referred to in this report, warranted any different action to that 

recommended. 
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