2016/17

16 November 2016

DEVELOPMENT CONTROL COMMITTEE
A meeting of the Development Control Committee will be held on TUESDAY
29 NOVEMBER 2016 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at

2.00 pm.

David Hagg
Chief Executive
Please Note:
i. This meeting will be filmed for live or subsequent broadcast via the Council’s
internet site (www.stroud.gov.uk). By entering the Council Chamber you are
consenting to being filmed. The whole of the meeting will be filmed except
where there are confidential or exempt items, which may need to be considered
in the absence of the press and public.
ii. The procedure for public speaking which applies to Development Control
Committee is set out on the page immediately preceding the Planning Schedule.

AGENDA
1

APOLOGIES
To receive apologies for absence.

2

DECLARATIONS OF INTEREST
To receive Declarations of Interest in relation to planning matters.

3

MINUTES – 25 OCTOBER 2016
To approve and sign as a correct record the Minutes of the Development
Control Committee meeting held on 25 October 2016.

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.)
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4.1

BATH ROAD TRADING ESTATE, BATH ROAD, STROUD (S.16/1023/FUL)
The demolition of existing buildings and the erection of a Class A1 foodstore
with associated access, car parking and landscaping.

4.2

LAND AT CHESTNUT PARK, KINGSWOOD (S.16/1272/REM)
Approval of reserved matters layout, scale appearance, landscaping and
access from appeal decision for erection of up to 51 dwellings, ecological
mitigation land, landscaping and associated works.

4.3

THE FULL MOON, MOUNT PLEASANT, WOTTON-UNDER-EDGE
(S.14/2430/FUL)
Proposed demolition of existing public house and erection of 10 new
dwellings with access and parking.

PLEASE NOTE THERE WILL BE A BREAK IN PROCEEDINGS.
SCHEDULED ITEM 4.4 WILL COMMENCE AT 6.00 PM.
4.4

LAND NORTH EAST OF DRAYCOTT, CAM (S.15/2804/OUT)
A mixed use development comprising of up to 450 dwellings, 10.7 hectares of
employment land for Use Classes B1, B2 and B8 with associated parking and
servicing; open space and landscaping including riverside park; flood storage
ponds and infrastructure; creation of new vehicular accesses to Draycott
(A4135) and Box Road and supporting infrastructure and utilities.

4.5

UPPER HUNTINGFORD FARM, CHARFIELD, WOTTON-UNDER-EDGE
(S.16/2050/VAR)
Variation of condition 7: To extend the planning permission time limit to 40
years from the date electricity is first exported to the grid.

Members of Development Control Committee
Councillor Tom Williams (Chair)
Councillor John Marjoram (Vice-Chair)
Councillor Dorcas Binns
Councillor Chris Brine
Councillor Miranda Clifton
Councillor Nigel Cooper

Councillor Jim Dewey
Councillor Haydn Jones
Councillor Jenny Miles
Councillor Dave Mossman
Councillor Gary Powell
Councillor Mark Reeves
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DEVELOPMENT CONTROL COMMITTEE
25 October 2016
6.00 pm – 11.20 pm
Council Chamber, Ebley Mill, Stroud
Minutes
Membership
Councillor Tom Williams **
Councillor John Marjoram *
Councillor Dorcas Binns
Councillor Chris Brine
Councillor Miranda Clifton
Councillor Nigel Cooper
** = Chair

* = Vice Chair

P
P
P
A
P
P

Councillor Jim Dewey
Councillor Haydn Jones
Councillor Jenny Miles
Councillor David Mossman
Councillor Gary Powell
Councillor Mark Reeves
P = Present

A
P
A
P
P
P

A = Absent

Officers in Attendance
Planning Manager
Planning Officer
Principal Planning Officer

Team Manager
Solicitor
Democratic Services Officer

Other Members in Attendance
Councillors Steve Lydon, Norman Kay, Stephen Davies and John Jones.
DC.026

APOLOGIES

Apologies for absence were received from Councillors Chris Brine, Jim Dewey and Jenny
Miles.
DC.027

DECLARATIONS OF INTEREST

There were none.
DC.028

MINUTES – 20 SEPTEMBER 2016

RESOLVED That the Minutes of the meeting held on 20 September 2016 are
accepted as a correct record.
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DEVELOPMENT CONTROL PLANNING SCHEDULE
Representations were received and taken into account by the Committee in respect of
applications:
1 S.16/1023/FUL
2 S.16/1272/REM 3 S.16/1697/FUL 4 S.16/1809/FUL
5 S.16/1965/DISCON
DC.029

BATH ROAD TRADING ESTATE, BATH ROAD, STROUD, GLOS
(S.16/1023/FUL)

The Team Manager updated Members on the application, including a response from
Gloucestershire County Council (GCC) Highways Department in relation to highway
matters.
The Chair read out a statement from Councillor Prenter, the Ward Member for
Rodborough, which raised concerns relating to traffic, noise and employment.
Mr. Paul Gibson spoke on behalf of Rodborough Parish Council highlighting issues
regarding the loss of a skilled workforce, problems with traffic and highway issues.
Three people spoke in objection to the application:
(a)

(b)

(c)

James Griffin of Hunter Page Planning outlined reasons why this application was
contrary to the Local Plan quoting Policy EI1. Highlighting that there is an
alternative better site.
Mrs. King, a resident who had lived in the area for 50 years, highlighted that there
were enough supermarkets in the area, the traffic is already dangerous and raised
concerns about employment in the surrounding area.
A representative of SMP Sheet metal explained that it would be very difficult to
move the machinery and find somewhere else to accommodate this type of
business, she also commented that there were enough supermarkets in Stroud.

Councillor Norman Kay spoke on behalf of Nailsworth Town Council highlighting issues
relating to highways, employment and the accumulative impact of downturn in trade in
Nailsworth.
A representative of Stonehouse Town Council highlighted issues with employment and
struggling businesses in Stonehouse, also quoting Policy CP12 of the Local Plan.
Mr. Alan Williams, the planning agent for the application outlined the reasons why the
area would benefit from future investment if the application was approved, explaining that
the application was in accordance with National and Local Planning policy.
Members questioned issues in relation to highways, retail assessment, employment in
the surrounding areas of Stroud, Nailsworth and Stonehouse, the amount of
supermarkets within the vicinity of the application site and current businesses who would
need to relocate. Members also quoted paragraphs 24, 25 and 60 of the NPPF and
Policies the CP14 and ES10 of the Local Plan which they considered related to this
application.
The Team Manager explained that officers were awaiting confirmation from GCC
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loss of employment land and policies EI1 and EK25 of the Local Plan, were important
issues for Members to consider.
The meeting adjourned at 7.30 p.m. and resumed at 7.40 p.m.
A motion was proposed by Councillor Haydn Jones and seconded by Councillor Dorcas
Binns to DEFER the application to a future meeting to consider further information from
GCC Highways and the impact on employment on the site.
Members debated the application and discussed the impact on jobs in the surrounding
area and traffic.
On being put to the vote, it was unanimously
RESOLVED To DEFER application S.16/1023/FUL to a future meeting.
REASONS Committee was unable to make a decision without further information
from GCC Highways, also needed clarification of the impact on
businesses currently on the site.
DC.030

LAND AT CHESTNUT PARK, KINGSWOOD (S.16/1272/REM)

The Team Manager updated Members on the application, referring to the late and late
late pages.
Mr. David Rockey, Chair of Kingswood Parish Council spoke, highlighting concern over
the density of houses per hectare, the risk of siting the cricket nets in the current position,
shared space, maintenance of the drainage ditch and access to the playing field.
An objector spoke and expressed concern over issues surrounding housing styles,
density, layout, cricket nets, access, social housing, road safety, quoting paragraphs 32,
64 and 70 of the NPPF.
The Agent for the application spoke in support, explaining that there had been
discussions with officers, Natural England and the Cricket Club regarding the cricket
nets. A Natural England Licence has been granted for newts using the land set aside
mitigation.
During Member questions, issues raised were over road safety of the shared space,
particularly in relation to children walking to school and wheel chair users, issues with
parking, access to the playing fields and the village hall, siting of the cricket nets, density
and types of housing, open space, drainage, ecological mitigation, access to the site
during construction and the impact of this on local residents.
In reply to questions the Planning Manager and Team Manager explained that the appeal
Inspector had granted outline permission and this application only focussed on several
specific points including the cricket net, affordable housing siting. The layout was largely
led by the extent and shape of the ecological area. The highway access into the site had
been permitted by the appeal Inspector. The density needed to be considered in
conjunction with the open space being provided.
A motion was proposed by Councillor Dave Mossman and seconded by Councillor Nigel
Cooper to positively DEFER the application to a future meeting for discussion to take
Page 5 of
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siting footpath access to the village hall, ecological mitigation in relation to drainage, play
equipment and highway issues within the application site. Officers were asked to write to
GCC expressing concern about the nature of Chestnut Park in the road adoption
process.
Members debated the application.
On being put to the vote it was unanimously
RESOLVED To positively DEFER the application S.16/1272/REM until a future
meeting.
REASONS For officers to have discussions in relation to cricket nets, affordable
housing siting, footpath access to the village hall, ecological
mitigation in relation to drainage, play equipment and highway issues
both within the application site and writing to GCC about the
measures required in the adoption of the existing Chestnut Park.
DC.031

LAND PARCEL
(S.16/1697/FUL)

ADJACENT

TO

21

ROWLEY,

CAM,

GLOS.

The Chair outlined the application.
A representative of Cam Parish Council spoke explaining that this was a very narrow
lane and parking is a concern.
A representative from the local residents spoke expressing concern over flood risk,
parking spaces, overbearing nature of the dwelling and access into the narrow lane.
During Member questions issues were raised over the height of the building and
overlooking of neighbouring properties, parking, flooding and access.
The Team Manager explained that Members needed to consider whether the building
would be overbearing for the surroundings.
A motion was proposed by Councillor Tom Williams and seconded by Councillor Gary
Powell to delegate consent to officers and to seek confirmation on parking
implementation, suds scheme and site plan.
On being put to the vote there were 4 in favour, 3 against and 2 abstentions.
RESOLVED To DELEGATE CONSENT to officers for application S.16/1697/FUL.
REASONS To seek confirmation and condition on the application for parking
implementation, suds scheme and clarification on the site plan.
The meeting adjourned at 9.55 pm and resumed at 10.05 pm.
DC.032

LAND ADJOINING GREENACRES, OLD COMMON, MINCHINHAMPTON
(S.16/1809/FUL)

The Planning Officer updated Members on the conditions relating to parking and
manoeuvrability, explained that condition 3 had been reworded.
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The applicant spoke in support of this application explaining that it had been a family
home for 40 years. This application satisfied all the planning policies and urged
Members to approve it.
During Member questions issues raised were relating to highways land just outside the
application boundary and the dry stone wall. Members were also concerned that this
application had been brought to Committee.
A motion was proposed by Councillor Dave Mossman and seconded by Councillor Gary
Powell to GRANT PERMISSION for the proposal with an additional condition relating to
the dry stone wall and access.
On being put to the vote there were 7 in favour and 1 against.
RESOLVED To GRANT PERMISSION for application S.16/1809/FUL, as set out in
these Minutes.
DC.033

LAND WEST OF STONEHOUSE,
STONEHOUSE (S.16/1965/DISCON)

NASTEND

LANE,

NASTEND,

The Chair outlined the application.
The Team Manager asked Members to consider changing the recommendation to
resolve to grant, subject to the area master plan showing Nupend with a landscape
buffer, which had been agreed with the developer and architect.
The Principal Planning Officer explained that the outline application was granted in
January 2016 and legal agreements concluded in March/April this year. Condition 46
requires submission of area master plans. These form a bridge between the outline
consent and the detailed reserved matters submission. This is the first phase of the
development.
Councillor Stephen Davies, Ward Member for the Severn Ward spoke in relation to the
modification of the buffers around Nupend, these changes have been accepted and the
houses set back, this has achieved a good result.
Councillor John Jones, Ward Member for the Severn Ward read out a statement on
behalf of Eastington Parish Council which explained that the application had been
considered within the context of the evolving Neighbourhood Development Plan. He also
accepted that a lot of the issues raised by the Parish Council had been resolved.
Members questioned whether refusal of the application would jeopardise the Council’s
five year land supply. Concern was also expressed over the assumptions made by the
developer in relation to people with disabilities, affordable housing and parking.
A motion was proposed by Councillor Tom Williams and seconded by Councillor Gary
Power to DEFER the application to a future meeting.
On being put to the vote there were 4 in favour and 5 against. The motion was not
carried.
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A motion was put forward by Councillor Dave Mossman and seconded by Councillor
Nigel Cooper to accept officer’s recommendation to GRANT PERMISSION subject to a
condition being included regarding a landscape buffer at Nupend with no vehicle access.
During debate Members recognised that this was a contentious application, some good
work had been carried out on the application and it was important for the district as a
whole.
On being put to the vote there were 5 in favour and 4 against.
RESOLVED To GRANT PERMISSION for application S.16/1965/DISCON, as set out
in these Minutes.
The meeting closed at 11.20 pm.

Chair
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29th November 2016

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

Rodborough Parish
Council

Bath Road Trading Estate, Bath Road, Stroud.
01
S.16/1023/FUL - The demolition of existing buildings and the erection of a Class A1
foodstore (1,918 sq m gross floor area) with associated access, car parking and
landscaping.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.16/1023/FUL

Kingswood Parish Council Land At, Chestnut Park, Kingswood.
02
S.16/1272/REM Approval of reserved matters layout, scale, appearance,
landscaping and access from appeal decision APP/C1625/W/15/3011370
(S.14/1927/OUT) for erection of up to 51 dwellings, ecological mitigation land,
landscaping and associated works.
Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.16/1272/REM

Wotton Under Edge Town The Full Moon , Mount Pleasant, Wotton-Under-Edge.
03
Council
S.14/2430/FUL - Proposed demolition of existing public house and erection of 10
new dwellings with access and parking.
Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.14/2430/FUL

Cam Parish Council

Land North East Of, Draycott, Cam.
04
S.15/2804/OUT - A mixed use development comprising of up to 450 dwellings, 10.7
hectares of employment land for Use Classes B1, B2 and B8 with associated parking
and servicing; open space and landscaping including riverside park; flood storage
ponds and infrastructure; creation of new vehicular accesses to Draycott (A4135) and
Box Road and supporting infrastructure and utilities.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.15/2804/OUT

Alkington Parish Council

Upper Huntingford Farm, Charfield, Wotton-Under-Edge.
05
S.16/2050/VAR - Variation of condition 7: To extend the planning permission time
limit to 40 years from the date electricity is first exported to the grid.

Link to website

http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.16/2050/VAR
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Item No:

01

Application No.
Site No.
Site Address

S.16/1023/FUL
PP-04911807
Bath Road Trading Estate, Bath Road, Stroud, Gloucestershire

Town/Parish

Rodborough Parish Council

Grid Reference

383956,203940

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

The demolition of existing buildings and the erection of a Class A1
foodstore (1,918 sq m gross floor area) with associated access, car
parking and landscaping.

Aldi, Stores, Limited
C/O Agent
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Agent’s Details
Case Officer
Application
Validated

Planning Potential
13-14 Orchard Street, Bristol, BS1 5EH, ,
John Chaplin
12.05.2016

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Resolve to Grant Permission

1.

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

2.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Site Location Plan of 06/05/2016
Plan number = 130085 P(1)01
Site Plan Proposed of 16/09/2016
Plan number = 130085 P(1)03 B
Proposed floor plan of 06/05/2016
Plan number = 130085 P(1)04
Roof plan of 06/05/2016
Plan number = 130085 P(1)05
Proposed Elevations of 06/05/2016
Plan number = 130085 P(1)06
Section of 06/05/2016
Plan number = 130085 P(1)07
Plan number = 130085 P(1)08
Plan number = 130085 P(1)09
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.

No development comprising the erection of the building hereby
permitted shall take place until samples of all materials (includes
walling, roofing and joinery details) to be used in the construction
of the external surfaces of the buildings have been submitted to
and approved by the Local Planning Authority. The development
shall then be constructed in accordance with the approved
samples.
Reason:
In order to ensure a sympathetic form of development within the
conservation area in accordance with Policy ES10 of the adopted
Stroud District Local Plan, November 2015.

4.

No development comprising the erection of the building hereby
permitted shall take place until details of a scheme of soft
landscaping for the site have been submitted to and approved by
the Local Planning Authority.
Reason:
In the interests of the visual amenities of the area in accordance
with Policies CP14 and ES10 of the adopted Stroud District Local
Plan, November 2015.

5.

The approved landscaping scheme shall be implemented so that
planting can be carried out during the first planting season
following the occupation of the building(s) or the completion of the
development whichever is the sooner. All planting shall be
maintained for five years and any trees or plants removed, dying,
being damaged or becoming diseased within that period shall be
replaced in the next planting season with others of similar size and
species to those originally required to be planted unless otherwise
approved by the Local Planning Authority.
Reason:
In the interests of the visual amenities of the area in accordance
with Policies CP14 and ES10 of the adopted Stroud District Local
Plan, November 2015.

6.

No more than 1,254sq m total net retail sales area shall be
provided on site.
Reason:
To limit the retail impact on the health of, vitality and viability and
investment within nearby town and district centres in accordance
with Policies CP12 and EI9 of the adopted Stroud District Local
Plan, November 2015.

Page 14 of 112

Development Control Committee Schedule
29/11/2016
7.

The development shall be carried out in accordance with the
approved plans and at no time shall there be sub-division of
approved building into individual units.
Reason:
To limit the retail impact on the health of, vitality and viability and
investment within nearby town and district centres in accordance
with Policies CP12 and EI9 of the adopted Stroud District Local
Plan, November 2015.

8.

No more than 20% of the net tradable floorspace (251sq m) shall
be used for the sale of comparison goods.
Reason:
To limit the retail impact on the health of, vitality and viability and
investment within nearby town and district centres in accordance
with Policies CP12 and EI9 of the adopted Stroud District Local
Plan, November 2015.

9.

The premises shall not be open for customer business between
the hours of 2200 and 0800 hours on Monday to Saturday and
1700 and 1000 on Sundays.
Reason:
To protect the amenity of the locality, especially for people living
and/or working nearby, and to limit the retail impact of the scheme
in accordance with Policies ES3 and EI9 of the adopted Stroud
District Local Plan, November 2015.

10.

No development shall take place, including any works of
demolition, until a Construction Method Statement for all phases of
the development has been submitted to, and approved by the
Local Planning Authority. The approved Statement shall be
adhered to throughout the phases and 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, which shall be used by
every lorry and van prior to leaving the site on every occasion;
vi.
specify the intended hours of construction operations;
vii.
measures to control the emission of dust and dirt during
construction and demolition works;
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viii.
provide details of the site access during the construction
period.
Reason:
To protect the amenity of the locality, especially for people living
and/or working nearby, and reduce the potential impact on the
public highway in accordance with Policy ES3 of the adopted
Stroud District Local Plan, November 2015.
11.

No development shall take place until a scheme of external lighting
has been submitted to and approved by the Local Planning
Authority. The submitted scheme shall include full details as to the
location, design, hours of illumination and lux of all external lighting
including security lighting. No other external lighting of any
description shall be erected on the site unless in accordance with
the approved lighting scheme.
Reason:
In order to safeguard the amenities of the occupiers of the
surrounding properties and to ensure a sympathetic form of
development in accordance with Policies ES3 and ES10 of the
adopted Stroud District Local Plan, November 2015.

12.

The level of noise from fixed plant at the site shall not exceed 43
dB LAr,1 hr as measured or determined at the external boundary
of any residential property between the hours of 07:00 to 23:00.
The LAr (Rating Level) shall be calculated in accordance with
British Standard 4142:2014.
Reason:
To protect the amenity of the locality, especially for people living
and/or working nearby, in accordance with Policy ES3 of the
adopted Stroud District Local Plan, November 2015.

13.

The level of noise from fixed plant at the site shall not exceed 37
dB LAr,15 min as measured or determined at the external
boundary of any residential property between the hours of 23:00 to
07:00. The LAr (Rating Level) shall be calculated in accordance
with British Standard 4142:2014.
Reason:
To protect the amenity of the locality, especially for people living
and/or working nearby, in accordance with Policy ES3 of the
adopted Stroud District Local Plan, November 2015.
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14.

The development hereby permitted shall not begin until a scheme
to deal with ground contamination, controlled waters and/or ground
gas has been submitted to and approved by the Local Planning
Authority.
The scheme shall include all of the following measures, unless the
Local Planning Authority dispenses with any such requirement
specifically in writing:1. A Phase I site investigation carried out by a competent person
to include a desk study, site walkover, the production of a site
conceptual model and a human health and environmental risk
assessment, undertaken in accordance with BS 10175:2011
Investigation of Potentially Contaminated Sites – Code of Practice.
2. If identified as required by the above approved Phase 1 site
investigation report, a Phase II intrusive investigation report
detailing all investigative works and sampling on site, together with
the results of the analysis, undertaken in accordance with BS
10175:2011 Investigation of Potentially Contaminated Sites –
Code of Practice. Where required, the report shall include a
detailed quantitative human health and environmental risk
assessment.
3. If identified as required by the above approved Phase II intrusive
investigation report, a remediation scheme detailing how the
remediation will be undertaken, what methods will be used and
what is to be achieved. A clear end-point of the remediation should
be stated, such as site contaminant levels or a risk management
action, as well as how this will be validated. Any ongoing
monitoring should also be outlined. No deviation shall be made
from this scheme without prior written approval from the Local
Planning Authority.
No part of the development hereby permitted shall be occupied
until:4. Any previously unidentified contamination encountered during
the works has been fully assessed and an appropriate remediation
scheme submitted to and approved the Local Planning Authority.
5. A verification report detailing the remediation works undertaken
and quality assurance certificates to show that the works have
been carried out in full accordance with the approved methodology
has been submitted to, and approved by, the Local Planning
Authority. Details of any post-remedial sampling and analysis to
show that the site has reached the required clean-up criteria shall
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be included, together with the necessary documentation detailing
what waste materials have been removed from the site.
For further details as to how to comply with this condition, please
contact Katie Larner, Senior Contaminated Land Officer – tel:
(01453) 754469.
Reason:
To protect the health of future users of the site from any possible
effects of contaminated land in accordance with the guidance
within the NPPF, in particular, paragraph 120.
15.

Finished Floor levels should be set no lower than 38.80 metres
Above Ordnance Datum (600mm above the predicted 1 in 100
year flood level including an allowance for climate change) unless
otherwise approved by the local Planning Authority.
Reason:
To protect the development from flood risk for the lifetime of the
development.

16.

There shall be no raising of ground levels within that part of the
site liable to flood as defined by the level of 38.00m AOD(N) as
shown on the topographic survey drawing 130085 P(1)02
submitted on 6 May 2016.
Reason:
To ensure that there will be no increased risk of flooding to other
land/properties due to impedance of flood flows and/or reduction of
flood storage capacity.

17.

Prior to commencement of development, evidence of Severn Trent
Water company consent, sufficient to accommodate the maximum
permitted discharge rate, shall be submitted to and approved by
the Local Planning Authority. If the proposed rate of discharge is
not accepted by the water company, an alternative drainage
strategy shall be submitted to and approved by the Local Planning
Authority prior to commencement of the development.
Reason:
To prevent an increased risk of flooding in accordance with Policy
ES4 of the adopted Stroud District Local Plan, November 2015. It
is important that these details are agreed prior to the
commencement of development as any works on site could have
implications for drainage in the locality.
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18.

Prior to the commencement of development details of surface
water attenuation/storage works shall be submitted to and
approved by the Local Planning Authority. The volume balance
requirements should be reviewed to reflect actual development
proposal, agreed discharge rate and the extent of impermeable
areas and runoff to be generated. It is important to confirm
dimensions and depth of proposed tank to the Local Planning
Authority once discharge rate is agreed by Severn Trent. The
scheme shall subsequently be completed in accordance with the
approved details before the development is first brought into
use/occupied.
Reason:
To prevent an increased risk of flooding in accordance with Policy
ES4 of the adopted Stroud District Local Plan, November 2015. It
is important that these details are agreed prior to the
commencement of development as any works on site could have
implications for drainage in the locality.

19.

No development shall take place until a SUDS maintenance plan
for all SUDS/attenuation features and associated pipework, in
accordance with The SuDS manual (CIRIA, C753), has been
submitted to and approved by the Local Planning Authority. The
approved SUDS maintenance plan shall be implemented in full in
accordance with the approved terms and conditions.
Reason:
To ensure the continued operation and maintenance of drainage
features serving the site and avoid flooding in accordance with
Policy ES4 of the adopted Stroud District Local Plan, November
2015. It is important that these details are agreed prior to the
commencement of development as any works on site could have
implications for drainage in the locality.

20.

Before any of works of demolition hereby approved is carried out,
written documentation showing that the Contract for the full redevelopment of the site in compliance with planning permission,
S.16/1023/FUL has been let and the date of commencement of
work under that contract, [that shall be within 2 months of the date
of submission of the written documentation] shall be submitted to
and approved by the Local Planning Authority.
Reason:
To ensure that there is no unnecessary delay in replacing the
demolished buildings and to safeguard the character and
appearance of the Conservation Area in accordance with Policy
ES10 of the adopted Stroud District Local Plan, November 2015.
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Informatives:
1.

Article 35 (2) Statement - Pre-application discussions took place
on this project, and the case officer has during the application
been in regular contact with the agent and the community, acting
in a positive and proactive manner. Dialogue and negotiations
have included the design, ecological, retail and highways issues
and result in the improvements in the scheme.

2.

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

CONSULTEES
Comments
Received

Not Yet
Received

Archaeology Dept (E)
Mr David Lesser
Flood Resilience Land Drainage
Natural England (E)
Historic England SW
Environmental Health (E)
Contaminated Land Officer (E)
Arboricultural Officer (E)
Stroud Town Council
Stonehouse Town Council
Nailsworth Town Council
Cainscross Parish Council
Planning Strategy Manager (E)
Parish / Town
The Environment Agency (E)
Karen Colbourn
Stroud Town Council
Development Coordination (E)
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CONTRIBUTORS
OFFICER’S REPORT
UPDATE FOR THE 29th NOVEMBER DCC
This application was deferred from the October 25th DCC to look at the employment
implications. Various plans showing the extent of occupied buildings, the condition of
buildings and the extent of demolition have been requested and are expected very soon.
Officers have also had ongoing discussions with GCC Highways.
HIGHWAYS
The unresolved highways issues related to the highway capacity at the nearby junctions and
the assessment of the pedestrian crossing impact.
The Dudbridge Road/Bath Road junction is a known constraint on the existing local highway
network and has very limited opportunity for improvement. The proposed development would
have limited impact on the junction in the weekday peak hours due to the low net trip rate of
the development compared to the existing use of the application site as light industrial use.
The resultant modelling has estimated an increase in queues on Dudbridge Road of
approximately 6 vehicles in the evening peak, there is also likely to be a reduction in the
morning peak however the exact number has not been quantified.
The relative impact of the development would be higher during the Saturday peak due to the
high demand for the proposed development at this time combined with the low level of
vehicle trips associated with the existing industrial use. The submitted modelling shows that
the impact of development traffic would take the junction from just under theoretical capacity
to just over resulting in an increased in queued vehicles on Dudbridge Road of approximately
7 vehicles. Potential mitigation options have been requested by GCC that would highlight the
presence of the junction to vehicles on the Bath Road.
The pedestrian crossing options may also have a secondary benefit of breaking traffic flows
and allowing vehicles to exit the junction.
The impact of the development on the `Golden Cross` traffic lighted junction of Bath Road,
Walkley Hill and Dudbridge Hill has also been considered by GCC Highways using junction
modelling software. GCC Highways are satisfied with the level of impact of the development
on this junction in the weekday peak hours. However, the assessment of the Saturday peaks
hours shows that the practical reserve capacity (PRC) of the junction would be reduced from
approximately 11% to approximately 2% in 2019 with the development scenario. Having
given this further examination this includes some background traffic growth unrelated to the
development. The County Highways Officers therefore consider that this level of impact
would not be considered severe in terms of paragraph 32 of the NPPF and Policy CP13 of
the Stroud District Local Plan.
Following discussions regarding the pedestrian crossing options, the agent is currently
undertaking the assessment and design of a pedestrian crossing solution for Bath Road
Page 21 of 112

Development Control Committee Schedule
29/11/2016
close to the site access. This will also be subject to a Road Safety Audit. Once this
information has been provided further comment/technical assessment from GCC Highways
will be reported to Members.
RETAIL IMPACT
As outlined below, Officers have sought the specialist independent advice of our retail
consultant to assist in the assessment and provide a robust conclusion to the consideration
of this issue. Without repeating what's below, with this advice Officers suggest that retail
impact would not be a robust reason for refusal.
Members, Parish/Town Councils and local residents have concerns about the impact on jobs
in the existing town centres like Stroud, Nailsworth and Stonehouse. However, the direct
correlation between the negative impact on existing centres and jobs is difficult to quantify.
The impact will depend upon a range of variables such as rental values, car parking costs
and the national economic situation. It will vary according to the type of goods too; some
businesses will have stronger and/or more reliable turnovers than others. The research does
follow the established assessment techniques are in accordance with national Planning
Policy Guidance (NPPG) and shows that the total negative impact will be limited.
Comparison goods (special purchases non-food like clothes, electricals etc.) provides a
limited impact from existing centres, Stroud town centre -0.7%, Nailsworth -0.4% and
Stonehouse town centre -0.2% of predicted turnover by 2020.
Given the nature of the proposal the majority of the impact come from convenience goods
(frequent purchases like bread, milk etc.). Whilst there is an impact the majority of this comes
from the larger existing supermarkets eg -8.5% from Sainsbury's Dudbridge store and -8.3%
from Tesco Stratford Rd store which are out of the town centre and not protected by the town
centre policy.
A larger part of the retained turnover and impact of the proposed store would be provided
from claw-back or leakage of spending from outside the district. In particular Aldi and Lidl
have a very strong presence throughout Gloucester including Bristol Road and Quedgeley.
The total impact would be limited eg Stroud -1%, Stonehouse -2% and Nailsworth -1%. This
is the solus (individual) impact of this proposed store. These levels of impact are lower than
the consented scheme at Avocet.
The difference in the various predicated figures that Members noted last committee is
appreciated. A direct comparison or combination is not appropriate given that they indicate
different scenarios and slightly different data/prices predictions eg the individual (this
proposal only) and including the Avocet (Dudbridge Road) commitment/permission. However,
consideration of the cumulative impact is required by paragraph 26 of the NPPF.
The vast majority of the impact comes from the Avocet (Dudbridge Road) commitment as a
mainstream retailer eg Morrison. There will be an element of cross-competition with
customers using this proposal instead of the Avocet (Dudbridge Road) commitment, which is
increased if a discount foodstore occupies the site, however, there would still be a cumulative
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impact on the existing centres/stores. The adverse impact is appreciated but given that the
majority of this is convenience sector and is mainly on the larger stores the overall impact on
the town centre health and investment will not be so severe either individually or cumulatively
to fail the policy test of the NPPF which outlines that applications should only be refused on
retail impact if there is a 'significant adverse' impact to town centre vitality and viability and
investment.
The proposed scheme is considered acceptable in sequential and retail impact terms.
THE DANIELS PROPOSAL
As discussed at the last committee meeting a new outline application for the redevelopment
of the Daniels Industrial Estate has been submitted and is still at an early stage of
consideration (S.16/2152/OUT). The scheme seeks to provide a mixed use redevelopment
comprising a new foodstore, retail unit and up to 50 residential dwellings.
This site is located in a close proximity to the application site and has similar characteristics
being no better connected or more accessible given that it is also an out-of-centre site and is
considered to be sequential neutral. The Daniels site has a history of highway objections and
the last supermarket proposal was not supported.
The proposal involving Aldi is a full application and they are specifically named as the
operator. The application was submitted in May.. The current Daniels proposal is in outline
with no details of the provider with the application being relatively new still undergoing
consultation and consideration.
It is therefore considered that it would be unjustifiable to delay determination of this
application for the Daniels proposal.
EMPLOYMENT
As previous outlined and discussed the site is within the Bath Road Trading Estate which is
protected employment land. The Trading Estate as a whole is protected for employment B
class uses by Policy EI1.
However, our own Employment Land Study (2013) whilst retaining the bulk of the Trading
Estate, as this proposal does, also outlined that vacant land should be considered for retail
uses if there is the demand. This would allow a greater density of employment also
encouraged by Core Policy CP11 which highlights the opportunities and benefits of enabling
development to facilitate this improvement. The scheme will provide both a financial
investment and physical improvement to the Trading Estate which will facilitate other
regeneration of empty and aging units and parts of the Trading Estate.
In addition, against a Local Plan employment land requirement of 58 hectares of B class
uses, as at 1 April 2016 in the Council's Employment Land Availability Study, the identified
land supply in Stroud District was 73 hectares, a surplus of 15 hectares.
Paragraph 22 of the NPPF is also relevant and seeks to avoid long term protection of site for
employment use where there is no reasonable prospect of the site being used for that
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purpose. This requires a degree of flexibility and that allocations should be regularly reviewed
with applications being treated on their own merits and the relative need of different land
uses to support sustainable local communities.
The Planning Strategy Manager advises:
“Core Policy CP11 safeguards existing employment sites unless new proposals intensify the
employment use of the site, supported by enabling development and subject to detailed
criteria. Bath Road Industrial Estate is identified as a key employment site in Delivery Policy
EI1, where B Class uses will be retained and redevelopment for alternative uses or changes
of use from employment use will not be permitted.
The Estate was surveyed as part of the Employment Land Study (2013) which recommended
to “retain the bulk of the land as a local employment area for B1/B2/B8 uses. Any
vacant/poorly used land should be considered for retail uses, reflecting the identified
demand.”
The proposal would involve the redevelopment of 1.03 ha of the Estate, which totals 3.34 ha
in area. The existing site is partly vacant and the proposal envisages relocation of the
existing Stroud Auctions elsewhere within the Estate. Whilst retail uses would be strictly
contrary to Policy EI1, the development would bring approximately 50 new local jobs, thereby
intensifying employment uses on the site. The proposal would also appear to be broadly in
accordance with the recommendations set out in the Employment Land Study.”
I would add that as at 1 April 2016, against a Local Plan employment land requirement of 58
hectares of B class uses, the identified land supply in Stroud District was 73 hectares, a
surplus of 15 hectares.
In conclusion, the proposal is not in strict accordance with Policy EI1 of the Local Plan but the
evidence base and land supply are material considerations that may justify a contrary
decision.
In terms of retail matters, my original policy comments identified that in order to satisfy retail
policy requirements, the applicants needed to 1/ demonstrate that there are no sequentially
preferable sites available; and 2/ demonstrate that impacts on town centres are not
significantly adverse. At that time, expert retail advice was recommended and I am content to
rely on this expert advice to confirm whether or not the proposal conforms with retail policy
set out in the Local Plan”.
These comments from the Planning Strategy Manager suggest that the principle of retail use
could be regarded as acceptable. Officers have also had discussions with the applicant.
The proposed scheme is located on part of the Trading Estate and only redevelops 1.03 ha.
Lightpill House the tower has been empty for many years, K1, K1C K2/3, K4B and K4A are
also empty. Out of the total floor space affected 55,340 sq ft only 10,566 sq ft are currently
occupied. This includes SMP Sheet Metal, Stockyard Vintage Ltd and Stroud Auctions.
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Stroud Auctions (3,610 sq ft) is already a sui generis use which does not provide traditional B
use class employment. The agent and landlord have confirmed they are in discussions
regarding relocating within the estate.
The agent and landlord have also been in discussions with SMP Sheet Metal (2,945 sq ft) to
assist in relocation. To this end the landlord has offered to extend their contract to allow
further time for this to take place. However, the contractual position does have to be
appreciated that the landlord can and has served notice to ask them to leave.
Stockyard Vintage Ltd occupies a small unit (4,011 sq ft). Assistance and consideration of
other units within the estate has been offered by the Landlord but has not been taken up or
raised as an issue. Officers are not aware of objections or comments from this business that
they are finding it hard to relocate.
The proposed store will provide 50 jobs, this is based on similar stores of this size operated
by the applicant. The potential number of jobs created by the investment in the wider Trading
Estate is harder to quantify but also has to be acknowledged as a benefit.
As discussed elsewhere in the report a balancing exercise is required to maintain the
employment land status but also demonstrating a flexible approach as required by national
planning guidance. On face value the proposal would be contrary to Policy EI1 as the
proposal does not provide B class use employment, however, the evidence base, land supply
and situation at the Trading Estate are material considerations that justify a decision on the
face of it contrary to the Local Plan but supported by paragraph 22 of the NPPF.
Whilst the impacts on SMP Metal and the other 2 existing businesses are appreciated,
proactive assistance and dialogue has been offered with options to relocate within the
Trading Estate.
Therefore, Officers consider, following advice from strategy colleagues, that an appropriate
level of flexibility is provided within the Local Plan to support the proposal. Employment
opportunities are provided on the site and the regeneration and investment in the Trading
Estate will not undermine the overall employment status of the allocation or the Local Plan
employment strategy as a whole. The negative impact on the existing businesses, mitigated
to a degree by the assistance, does not outweigh the wider employment benefits of the
scheme.
It is therefore recommended that Members 'RESOLVE TO GRANT PERMISSION' subject to
GCC Highways formal advice.
The report to the 25th October DCC meeting follows:
This application was called to Planning Committee (DCC) for consideration by Rodborough
Parish Council.

Page 25 of 112

Development Control Committee Schedule
29/11/2016
SITE
The application site is 1.03ha located within part of the Bath Road Trading Estate adjacent to
the junction between the Dudbridge Road and Bath Road (A46). The site includes the current
auction house building, the row of industrial buildings to the rear and the vacant 1960's office
tower.
The remainder of Bath Road Trading Estate is made up of a mix of light industrial, office and
warehouse space. With the site being approximately 1.5km from the defined town centre
boundary, and within the Stroud Urban Area.
The site is within the Industrial Heritage Conservation Area and the grade II Listed Lightpill
Mill which is part of the Trading Estate is located to the South of the site.
The site is located just outside the Cotswolds Area of Outstanding Natural Beauty but with
the intervisibility of the steep Stroud Valleys the site is visible especially from Selsley and
Rodborough Commons.
PROPOSAL
The proposal is for a Class A1 foodstore (1,918 sq m gross floor area). ALDI are the
applicant and the store has been designed to meet the particular needs of a deep discounter,
which has a different business model compared, with main stream larger supermarkets like a
Sainsbury or Asda.
The proposed building has a mono pitched overhanging roof which drops away from
Dudbridge Road. The main customer facing elevation (South) has a large amount of glazing
and a canopy with the other elevations mainly broken up by different colour cladding.
The scheme includes a car park and landscaping. Alterations to the access shared with the
Bath Road Industrial Estate are also part of the proposal. Demolition of the existing buildings
on the site is also included.
REVISED DETAILS
Additional ecology, noise and air quality information/assessments submitted.
The retail sequential test as updated.
Further revised highway and layout details are anticipated to be submitted shortly which will
take account of the GCC Highway comments and consolidate other minor alterations.
MATERIALS
Walls: Grey and silver cladding, Terracotta rainscreen cladding, Dark grey brick plinth.
Roof: Grey composite panels
Fenestration: Grey powder coated aluminium
RELEVANT PLANNING HISTORY
There is an extensive planning history that relates to the wider industrial site but has limited
relevance to this proposal.
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Other supermarket site/scheme update.
Brunsdons Yard S.15/2590/FUL Pending
Brunsdons Yard S.13/1498/FUL Appeal withdrawn
Daniels 4. S.16/2152/OUT Pending
Daniels 3. S.15/1517/FUL Withdrawn
Daniels 2. S.14/1905/FUL Refused
Daniels 1. S.13/2284/FUL Appeal withdrawn
Avocet S.14/0677/FUL Approved
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view on
the electronic planning file. A summary of the consultation responses and public
representations also appears below.
Rodborough Parish Council: Nether support or object While appreciating ALDI's own pre-application consultation showed most respondents to be
in favour of this proposal, Rodborough Parish Council would wish to express the following
concerns:
- Displacement and disruption of long established businesses and the ability of any that will
have to move to re-locate their heavy plant
- The effects on a highly skilled workforce with the potential loss of said skilled jobs caused
by the displacement of businesses
- Traffic congestion and safe access from the estate onto the A46
- The Parish Council believes that if this development is granted, it is essential that the highly
dangerous A46 Dudbridge Road/A46 Bath Road junction is re-prioritised and safety concerns
addressed
Stroud Town Council: Supports Stroud District Council's policy of only 1 further out of town
supermarket and no more.
Cainscross Parish Council: Would prefer to see any supermarket development at the Stroud
Metals site at Dudbridge.
Stonehouse Town Council: Object - concern about the predicted impact of this development
on the retail economy of Stonehouse. The cumulative impact of 14.21% for Stonehouse
given in para. 6.44 in the Planning and Retail Statement submitted with the application is
greater than the impact on other nearby towns or on other supermarkets within Stroud. If
Stroud District Council consider a robust methodology has been used for the retail impact
assessment, the negative impact on Stonehouse's economy should be an important
consideration when determining the application.
Nailsworth Town Council: Object - Concerned about the traffic on the A46 and effect on road
network. Believe the development would lead to a net loss of employment on this
employment site. Concerned about loss of trade and therefore employment in Nailsworth.
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A survey of local retailers and caterers carried out in the town in 2014 indicated that a 5%
drop in local trade would lead to a loss of some 42 jobs, whilst a 10% drop would lead to a
loss of 125 jobs. It is estimated that 40% of the jobs lost would be full-time posts.
Historic England: Recognise historic setting within IHCA and historic mill setting. Urge an
attempt at a more bespoke design in appropriate materials with sensitive signage.
GCC Archaeology: I advise that I have checked the proposed development area against the
County Historic Environment Record and there is no archaeology known at this location.
In my view this development proposal has low potential to have an adverse impact on any
significant archaeological remains.
Therefore, I recommend that no archaeological investigation or recording should be required
in connection with this development proposal.
Natural England: No objection
SDC consultant Ecologist: No objection
Environment Agency: No objection - Recommends conditions
GCC LLFA: No objection to the surface water management proposals recommends
conditions
SDC Water Resource Engineer: Major application dealt with by GCC LLFA
GCC Highways: To be reported
SDC Environmental Health: Recommends conditions and informatives.
SDC Senior Contaminated Land Officer: Recommends full contaminated land condition.
Local Residents:
35 Support comments received
Reduce travelling to Gloucester, need for discounter, lower prices and great quality, create
competition and choice, difference shopping experience, create jobs and employment.
Good reputation as an employer and pay good rate to their staff. Will not compete with Town
Centre but other supermarkets.
Bring back into use a disused building. Removal of old and disused building will help the
appearance. Investment in a brown field site. Stroud falling behind in its regeneration.
Traffic improvements to the A46 are a bonus.
21 Objection comments received
Force existing small businesses to relocate or close. Change the nature of the industrial
estate to a retail park. Not compatible uses.
Access needed to other areas of the estate.
No need for another supermarket in Stroud. Retail impact on existing shops. Not in public
interest.
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Highway safety concerns, existing accident black spot with difficult junction/traffic problems
from surrounding roads onto A46. Generate significant additional traffic. Overspill parking on
local streets. Dangerous pedestrian access.
Noise and pollution from deliveries and traffic.
Ruin historic site
Make regeneration of Daniels Estate extremely difficult.
10 Comments received
Concern regarding highway safety and the access. Address existing companies parking and
access.
Problems of increased public access to the estate.
Impact on demolition work.
Reduce travelling to Gloucester
Should consider empty brownfield site eg automolds
Impact on heritage
REASONS FOR DECISION
The reasons for the Council's decision are summarised below together with a summary of the
Policies and Proposals contained within the Development Plan which are relevant to this
decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The adopted Stroud District Local Plan, November 2015 is the development plan for Stroud
District. The Local Plan has very recently been adopted and full weight should be given to its
contents, in accordance with paragraphs 12 and 15 of the NPPF. There is a presumption in
favour of sustainable development as applied locally through the policies contained within the
Local Plan. Consequently, decision makers should approve proposals that accord with the
Local Plan without delay, but should refuse proposed development that conflicts with the
Local Plan, unless material considerations indicate otherwise.
Local Plan policies considered for this application include:
CP2 - Strategic growth and development locations
CP11 - New employment development
CP12 - Town centres and retails
CP14 - High quality sustainable development
EI1 - Key employment sites
EI9 - Floorspace thresholds for impact assessments
EI12 - Promoting transport choice and accessibility
ES3 - Maintaining quality of life within environmental limits
ES4 - Water resources, quality and flood risk
ES10 - Valuing our historic environment and assets
For the full content of the Stroud District Local Plan policies above together with the preamble
text and associated supplementary planning documents are available to view on the Councils
website www.stroud.gov.uk/localplan
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The NPPF is a material consideration in planning decisions and was published on 27 March
2012. Due weight should be given to Local Plan policies according to the degree of
consistency with the National Planning Policy Framework (NPPF). Paragraph 24, 26 and 27
are particularly relevant to the retail sequential and impact tests. Full details of the NPPF is
available to view at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Paragraphs 131, 132, and 137 highlight the historic environment and paragraph 134 protects
historic assets from harm unless outweighed by other considerations. However this need to
be considered alongside sections 66 and 72 of the Planning (Listed Buildings and
Conservation Areas) Act, which requires "special" consideration is given to the setting of
listed buildings and conservation areas.
A Referendum relating to the adoption of the Stroud Town Centre Neighbourhood
Development Plan was held on Thursday 18 August 2016. The result of this referendum
shows the community endorsed the use of the NDP for determining planning applications as
part of the development plan. Therefore, the NDP should now be given significant weight.
Full Council will consider adoption of the NDP on 27th October 2016.
INTRODUCTION
Assessment of the application gives rise to a number of areas for consideration:
o The Retail Sequential and Impact Tests
o Employment Protection and Opportunities
o Highway implications
o Design and Heritage Impact
o Landscape Impact
o Environmental Health
o Ecological Impact
o Hydrology and Flooding
o Amenity.
RETAIL SEQUENTIAL ASSESSMENT
It would be difficult, unreasonable and unenforceable to condition the precise type of retail
operation. The size and nature of the store do suggest a "deep discounter, particularly as the
applicant is Aldi themselves and not a third party.
Officers have also considered the impact if this was not a "deep discounter".
It is agreed that the application site is located in an out of a town centre location and given
this location retail planning policy requires a retail sequential test. This should consider
whether there are any suitable and available in-centre, edge-of-centre or more accessible
and better connected out-of-centre sites within the catchment area of the proposed store that
would be sequential preferable.
The agent has prepared a Planning & Retail Statement and following Officers request
additional information and analysis has been submitted in the form of a Sequential Site
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Update. Officers have considered these with the specialist assistance of the Council's retail
consultant.
In terms of alternative sites the applicant has put forward and considered a range of sites
both within centres and edge of centres including:
1. Cheapside Wharf;
2. Merrywalks;
3. Parliament Street/Church Street;
4. London Road;
5. The Market Tavern site;
6. Dudbridge Industrial Estate (Avocet);
7. Daniel's Industrial Estate; and
8. Brunsdon's Yard (Ryeford).
In looking at these sites, the agent is requested to demonstrate a flexible approach to their
requirements including the dissemination of floor space and parking requirements, in order to
ensure that a robust investigation of these sites has taken place.
These sites have been considered by the LPA in the past during previous retail/supermarket
applications and apart from the Market Tavern, which will be address later, Officers do not
consider there are any additional sites. The implications arising out of recent Mansfield High
Court judgement have also been highlighted and considered by the agent and the Council's
retail consultant. In brief, this is a need to assess the proposed use and not the specifics of
the identity of the intended retail occupier when applying the retail sequential assessment.
In relation to the Cheapside, Merrywalks and London Road sites, there have not been any
material changes in circumstances from the previous assessments and, in any event, with
the support of our retail consultant, Officers remain of the opinion that they are unsuitable for
a foodstore development of the size proposed in this application even taking into account the
NPPF requirement for flexibility in scale and format. Parts of these sites are identified in the
Neighbourhood Plan for mixed use development, although none are identified for foodstore
and are not either large enough or suitable for such a use.
The assessment of the Parliament Street/Church Street site has been re-visited given that it
is now known that the Court element of the site is likely to become available in the short term
(following the closure of the Court use). The Police Station and Court element of the
Parliament Street/Church Street site is also identified for redevelopment in the
Neighbourhood Plan and which includes retail uses. However, whilst part of this site is now
available, and even assuming that the remainder could be made available, the format of the
site and particularly its distinct change in levels makes it unsuitable for the proposed
foodstore.
As noted above the other alternative site within Stroud town centre is the Market Tavern site.
This site was promoted as a retail-led redevelopment, and was considered as part of the
retail sequential assessment during the previous supermarket proposals in the April 2015.
Part of the site has now been identified in the Neighbourhood Plan for mixed use
development, although the amount of land allocated does not make it large enough to
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accommodate this proposed development. Such a sized site is more likely to be useful for an
immediate needs "corner shop" rather then more of a bulkier weekly shop.
Moreover, since the approval of the Dudbridge Road scheme and refusal of the other two
proposals, the Market Tavern redevelopment proposals have not come forward. In any event,
whilst the current proposal is smaller than the previously assessed supermarket schemes,
Officers and our retail consultant still do not consider that it represents a suitable site for the
proposed development even when flexibility in scale and format in taken into account. In
particular, the shape, orientation and topography of the site do not lend themselves to a
foodstore development which needs to be supported by some accessible customer parking
provision.
The other sites included in the sequential site assessment exercise are all out-of-centre and
comprise the other sites recently/currently promoted for retail development. At the time of
considering the recent supermarket proposals, the LPA undertook an exercise to understand
whether any of the three sites could be considered more accessible and better connected to
nearby town centres. This was a requirement based upon the contents of paragraph 24 of the
NPPF and that assessment considered accessibility between the sites and nearby town
centres based upon different modes of transport.
This application does introduce a fourth out-of-centre site and whilst a detailed re-visit of this
assessment has not been undertaken, Officers consider that a reasonable conclusion to draw
is that the application site is not better connected or more accessible in relation to nearby
town centres than the other three sites. Equally, it does not perform more poorly in relation to
accessibility factors than the other sites. This is supported by our retail consultant on the
basis of the site is located in close proximity to the Daniel's Industrial Estate site which would
have characteristics that are likely to be equally applicable to this application site.
It is therefore considered that this proposal is considered to meet the provisions of the retail
sequential test, as outlined in Policy CP12 of the Stroud Local Plan and paragraph 24 of the
National Planning Policy Framework.
RETAIL IMPACT ASSESSMENT
Local Plan Policy EI9 sets a local retail impact assessment threshold to ensure that full
consideration is given to the scale of development and whether this would have any
significant adverse impacts on an existing centre.
This is consistent with and supported by paragraph 26 of the NPPF and whilst the Local Plan
sets an appropriate local threshold the NPPF notes that impact assessments should include
an assessment of:
o
the impact of the proposal on existing, committed and planned public and private
investment in a centre or centres in the catchment area of the proposal; and
o
the impact of the proposal on town centre vitality and viability, including local
consumer choice and trade in the town centre and wider area, up to five years from the time
the application is made. For major schemes where the full impact will not be realised in five
years, the impact should also be assessed up to ten years from the time the application is
made.
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This planning policy basis and the out-of-town location means that the impact on the proposal
on the health of, and investment within, town and local centres has to be assessed. Concerns
have also been raised including from Stonehouse and Nailsworth Town Councils on the
potential retail impact of the proposal on existing town centres.
The agent has submitted an assessment of these issues and in line with Officers instruction
this has been independently reviewed by our retail consultant.
Our retail consultant has used the latest retail expenditure forecasts in their assessment and
whilst they consider the agent's predicted trading performance for the proposal would result
in an under-estimate of the trading impact of the store, this is only to a marginal extent.
Our retail consultant is also satisfied with the forecast trade diversion to the proposed store
and whilst this does offer a robust assessment they have included within their assessment an
individual impact of assessment (this store only and Dudbridge site not coming forward).
Our retail consultant assessment (table 1) indicates that around £0.16m of convenience
goods expenditure could be diverted from stores in Stroud town centre, which will be spread
across the different stores in the centre (although the highest amount of diversion will be from
the Iceland). This will equate to a total impact of around 3% on the town centre's
convenience goods sector. There will be similarly small levels of impact on the convenience
goods sectors in Nailsworth (-1%) and Stonehouse (-4%) town centres. In Nailsworth, the
large amount of diversion will come from the Morrisons store, whilst the Co-op on High Street
will be the focus for the impact in Stonehouse town centre.
Outside of these nearby town centres, the assessment indicates that the diversion of
convenience goods trade from other settlements in Stroud District will be comparatively low
and with some diversion (£0.56m) from stores outside of the District. This level of diversion
is, however, lower than assumed in the applicant's cumulative impact analysis but as they
cannot be directly compared they are generally in line with each other.
Our retail consultant assessment (table 2) has also undertaken financial impact analysis for
the comparison goods floorspace. Whilst this is only a small element of the proposed
foodstore it still has a predicted turnover of £2.15m so requires analysis. Table 2 indicates
that £0.8m of the £2.15m total turnover will be diverted from comparison goods stores across
Stroud, with £0.6m (of the £0.8m) coming from town centre stores. Table 2 indicates that this
will have a 1% impact 2020 trading levels in the town centre's comparison goods sector as a
whole.
Of the remaining comparison goods turnover of the store, our retail consultant forecast that
there will be small levels of diversion from other centres across Stroud District (e.g.
Nailsworth at £0.1m), although a large part of this remaining turnover is likely to be drawn
from centres further afield such as Cheltenham, Gloucester, Cirencester and stores across
Bristol.
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The impact on both convenience and comparison goods, ie the total retail impact is brought
together in table 3 which is provided as Appendix 1 to this report. This indicates the following
total negative financial impacts for these three centres, Stroud 1%, Stonehouse 2% and
Nailsworth 1%.
This overall impact levels are relatively small and, importantly, are below the levels of
negative financial impact observed in relation to the Dudbridge/Avocet scheme, which pass
the impact test (in relation to town centre vitality and viability) and was granted planning
permission.
Therefore, with appropriate controls on the balance between convenience and comparison
goods floorspace, individually our retail consultant has offered no clear reason in terms of
financial impact why the LPA should reach a conclusion which is different to the Dudbridge
Road proposal and refuse this application.
Cumulative impact
There is also a need to consider the cumulative impact upon Stroud, Nailsworth and
Stonehouse on the assumption that the Dudbridge Road/Avocet permission does go ahead
either as a mainstream grocery retailer or by a discount grocery retailer (such as Lidl).
Bearing in mind this situation, we have considered whether this proposal would increase
these levels of convenience and comparison goods impact upon Stroud, Stonehouse and
Nailsworth town centres.
Bearing in mind the individual impacts associated with the proposal and the additional crosscompetition which would be created between the possible new Bath Road and Dudbridge
Road/Avocet stores, our retail consultant concludes that the impact levels on Stroud,
Nailsworth and Stonehouse town centres of the approved scheme would not be increased by
a Bath Road store. Therefore, whilst there may well be an adverse impact upon the health of
nearby town centres, the scale of cumulative impact is not so great or severe as to classify it
has a significant adverse impact, which is the key test in paragraph 27 of the NPPF and
Policy E19 of the Local Plan.
The other impact test is the need to assess the impact of the proposal on existing, committed
and planning public and private sector investment in nearby town centres. In relation to
planned and committed investment, we are not aware of any projects in Stonehouse and
Nailsworth which would be materially affected by the Bath Road proposal. The only project in
Stroud town centre (Market Tavern) which was actively considered during the recent
assessment of the supermarket proposals has not been progressed over the past two years.
In relation to the impact of the proposal on existing investment in these three centres, it is
noted the recent Dudbridge Road and nearby Daniel's Industrial Estate supermarket
proposals did not raise any particular concerns over the impact of these proposals on existing
investment in Stroud, Stonehouse and Nailsworth town centres. Bearing in mind the current
proposal at Bath Road is smaller in scale, product range and financial impact than these
proposals, it would appear an alternative conclusion in relation to the current proposal would
be difficult to sustain.
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Therefore, with suitable and robust controls via conditions the proposal, whilst there may be
an adverse financial impact upon the convenience and comparison goods sectors in the
nearby town centres of Stroud, Nailsworth and Stonehouse, the overall impact on town
centre health and investment will not be significantly adverse when either this proposal is
considered on an individual basis or cumulatively with the approved Dudbridge Road/Avocet
supermarket. The scheme therefore does not conflict with the salient retail planning policies
in the Local Plan or material policy considerations in the NPPF.
At time of writing the applicant for the Brundons Yard site is reconsidering the retail element
of their proposal which is currently not in a position to be progressed. Whilst this is noted
should this proposal get permission a further wider cumulative retail impact assessment
would be required.
EMPLOYMENT PROTECTION & OPPORTUNITIES
The application site forms part of the Bath Road Industrial Estate which is identified as a key
employment site (EK25) which is afforded protection for traditional employment uses (B
Class uses) under Policy EI1. Therefore redevelopment for alternative uses or changes of
use from employment use should not be permitted unless material considerations indicate
otherwise.
The estate was surveyed as part of the Employment Land Study (2013) which recommended
to "retain the bulk of the land as a local employment area for B1/B2/B8 uses. Any
vacant/poorly used land should be considered for retail uses, reflecting the identified
demand."
The proposal would involve the redevelopment of 1.03 ha of the estate, which totals 3.34 ha
in area. The existing site is partly vacant and the proposal envisages relocating the existing
businesses elsewhere within the estate. Whilst retail uses would be strictly contrary to Policy
EI1, the development would bring approximately 50 new local jobs, thereby intensifying
employment uses on the site. The proposal would also appear to be broadly in accordance
with the recommendations set out in the Employment Land Study.
The concerns regarding the displacement of the existing businesses are appreciated and
have been raised with the agent. Following our discussions they have carried out further
meetings and discussions with the existing businesses to address their concerns. They have
also been working with representatives from the Bath Road Trading Estate to relocate any
existing businesses, preferably within the estate, and are not aware of any businesses that
would be forced to close.
Concerns about the relationship and compatibility of a foodstore within a trading estate have
also been raised. The proposed foodstore is located to the front of the trading estate and
subject to GCC Highways outstanding comments, it is considered there is adequate
separation from the business and industrial uses within the rest of the trading estate. Access
is maintained and the scheme would not require shoppers to proceed through the other parts
of the estate.
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The proposal therefore requires a balancing exercise to consider the proposed job creation
and regeneration against the employment land status of the site. Given the above, Officers
consider the overall employment land allocation would not be undermined by the scheme
which would intensify the employment on this part of the estate.
HIGHWAY IMPLICATIONS
A significant number of the representatives received have raised highway safety concerns
with regard to the existing highway conditions and the additional traffic implications. There
have been discussions with the agent, their highways consultant and GCC Highways. Whilst
progress has been made a final recommendation from GCC Highways has not yet been
received.
Particular areas of discussion relate to the capacity of the junction and A46 and the
difference in traffic movements from the existing employment use and proposed foodstore,
particularly on Saturday where the difference is greatest. Further survey work has taken
place and the agent is in discussion with GCC Highways.
GCC Highways final comments and any subsequent amendments to the scheme will be
reported and committee will be updated prior to the committee meeting.
DESIGN/IMPACT ON HERITAGE ASSETS
The application site sits within the Industrial Heritage Conservation Area, significant due to
the appreciation of the milling industry, the resulting transport infrastructure and the
juxtaposition of industry against the natural environment.
The submitted Heritage Settings Assessment concludes that the character area of Lightpill
Trading Estate represents a modern industrial context which will be unchanged by this
development, and will therefore have a neutral impact on the Conservation Area. While the
existing character of the Conservation Area minimises the impact that the development will
have on its setting, the proposal does represent an opportunity to provide improvements and
enhancements which has to be given special regard when considering the merits of the
application.
Within the aforementioned heritage statement, it advises that the design of the new
supermarket draws on the conventions of the modern architecture within the Conservation
Area. Historic England do not feel that drawing on modern architecture is the correct
approach for new development in a designated historic environment and consider this
modern design pays no regard to the surrounding industrial mill vernacular, and therefore
fails to make a positive contribution. Attempts have been made during the application and at
pre-application stage for a more bespoke design that would integrate further into the historic
mill context for example a saw-tooth roof form. It is acknowledged that the agent/applicant
has entered into this dialogue and sort to address this within their design. Whilst this has not
gone as far as would be desirable, consideration has to be given to the submitted scheme
and the impact weighted against the benefits.
The current scheme has a mono-pitched design and is functional in its appearance with the
use of sheet cladding which is not uncommon in the IHCA and indeed is promoted in the
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design guide. It is also positioned below the road level and other modern industrial buildings
are located nearby. The removal of the modern unsightly office building onsite is also noted
and has little merit in Conservation Area terms. The scheme does not result in the loss of a
Listed building and the proposed building has been positioned away from the listed Lightpill
Mill which opens up part of the site with the car park area.
Consequently the design is not felt to be inappropriate bearing the industrial nature of the
IHCA especially in terms of the size of the buildings, its materials and its design.
LANDSCAPE
Given the intervisibility of the Stroud Valleys the site is visible from various elevated
viewpoints on the hillside above the site, including Selsley and others which are within the
Cotswold AONB. However, the site is seen in conjunction with the existing trading estate and
the wider extensive urban area which runs along the valley bottom and towards Stroud.
The proposal will reduce the number and amount of built form on the site, positioning the
store to the north of the site and the car park and landscaping will create some openness.
Therefore, it is considered the scheme will not significant harm the wider character and
setting of the surrounding landscape or this part of the AONB.
The signage details will need careful consideration, particularly the position and any
illumination to assess the impact on the historic setting and wider landscape including viewed
from Rodborough and Selsley Commons. These details have not been submitted as part of
this application and would require separate consent where the appropriateness can be
considered.
ENVIRONMENTAL HEALTH
Environmental Health initially raised concern about the impact of the development on local air
quality and noise from the fixed plant and further details and assessments have been
provided by the agent. With the appropriate mitigation including during the construction
phase, the proposed development is unlikely to be adversely affected by, or have a
significant impact on local air quality. The submitted assessment of noise from the proposed
fixed plant equipment demonstrates that the highest predicted plant (rating) noise levels will
be 18 dB daytime and 19 dB at night. These levels which can be controlled via condition are
significantly below the existing background noise climate and are likely to avoid a significant
adverse noise impact on local residents. The Environmental Protection Manager is satisfied
with these conclusions.
The submitted Desk Study Assessment Report highlights the long term industrial use of the
site and the risks of contamination recommending further investigation and development of a
remedial strategy which our Senior Contaminated Land Officer agrees is required. A full
contaminated land condition is therefore proposed.
The Environmental Protection Manager has highlighted the potential for anti-social behaviour
issues in the car park area, particularly in the late evening and overnight. This has been
discussed with the agent and whilst it is noted it is not considered a specific issue at this site.
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If this does become an issue appropriate mitigation ie closing the car park area off outside
the opening hours of the supermarket could be addressed by the management of the site.
ECOLOGY
The site is largely covered by buildings and tarmac hardstanding and offers limited scope for
natural habitats. However, the Stroud Valleys, including the Nailsworth Valley, support an
assemblage of bats of national importance. The submitted Ecological Assessment sets out
appropriate measures to protect the bats roosting on the proposed development site and
compensate for the loss of the roost. Whilst the lighting could have an effect, the agent has
confirmed that the applicant's proposed lighting strategy is to turn off external lighting outside
opening hours when staff have left the site and use appropriate mitigation in sensitive areas.
With the reduction in the build form and potentially longer existing lighting hours which could
operate 24hrs this is considered an improvement on the current situation.
Natural England is satisfied that the proposed development will not damage or destroy the
interest features for which the Rodborough Common, Selsley Common and Minchinhampton
Common SSSIs have been designated and is not likely to have a significant effect on the
interest features for which Rodborough Common SAC has been classified.
More details are required on the proposed landscaping and the biodiversity enhancements,
which can be provided via detailed landscaping plan. This along with the implementation and
management of the other ecological mitigation and enhancements outlined in the submitted
Ecological Assessment can be controlled via condition.
The Nailsworth Stream is an important habitat for wildlife in the Stroud Valleys, including
European Protected Species such as bats and otters. It has been compromised by culverting
in the past and its deculverting would be a significant ecological benefit. Whilst this is noted
only a small part of the culvert crosses the corner of the site. The scheme does not preclude
a wider future scheme it has not been required from this proposal.
HYDROLOGY AND FLOODING
The Environment Agency are satisfied with the submitted Flood Risk Assessment (FRA)
confirming there is no change in the current vulnerability classification 'less vulnerable' and
that it is reasonable to assume that a level of 38.00m AOD (N) could be used to define the
extent of Flood Zone 3 which results in the proposed development being in Flood Zone 1.
The Environment Agency highlight the latest guidance does require greater climate change
resilience to be built into major projects, however, they recognise that the proposed store is
substantially higher than the watercourse as shown on the ground level survey and that the
site rises steeply towards Bath Road. Therefore, they are satisfied that there are no
perceived issues with regards flooding affecting access to and from the new building, though
some areas of car parking adjacent to the western boundary could be affected by shallow
inundation in an extreme event should the culvert become surcharged.
The watercourse is also within a culvert and the reduction in the footprint of the built form
also provides some accommodation. Therefore, it is reasonable to assume the additional
climate change resilience would not materially impact the development and sufficient
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information has been provided to inform the consideration of flood risk impacts. To built-in
this resilience and mitigation the minimum level of the building and any changes to the rest of
the site can be controlled via condition.
Following discussions and the submission of updated drainage details, GCC as Local Lead
Flood Authority (LLFA) are also satisfied with the surface water management proposals for
the site. However, detailed surface water attenuation/storage works, SUDS maintenance plan
along with confirmation from Severn Trent that they can accommodate the maximum
permitted discharge rate are still required via condition.
RESIDENTIAL AMENITY
The proposed store is set within an industrial estate and with this surrounding existing use,
the busy local road network and noise issues addressed above it is considered that the
distance and local topography mean the proposal would not result in a material adverse
effect on the residential amenities currently enjoyed by local residents.
PLANNING BALANCE & RECOMMENDATIONS
As discussed above it is considered that the proposed scheme is acceptable in retail impact,
hydrology, environmental and amenity terms. The balance is required with regard to the
impact on the traditional B class employment land status of the site.
The proposed scheme could have provided a greater positive contribution to the character of
the area but does not significantly harm the wider Conservation Area or setting of Listed
Buildings.
Existing employment will be displaced from the site but can be generally safeguarded by
being accommodated in other areas of the trading estate and being assisted in relocation.
The scheme will provide approximately 50 new local jobs and is a significant investment and
regeneration of this part of the estate. Whilst not a B class employment as required by the
Local Plan Policy the overall employment land allocation is not undermined.
Therefore, whilst the highway implications of the scheme will be update to Members it is
recommended to 'RESOLVE TO GRANT PERMISSION' subject to GCC Highways advice.
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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TABLE 3: TOTAL IMPACT OF BATH ROAD PROPOSAL, 2020
TURNOVER
2015
2020

DIVERSION

RESIDUAL
TURNOVER

IMPACT

STROUD
GVA Turnover Levels
Convenience
Comparison
Total

£4.8
£97.1
£101.9

£0.2
£0.6
£0.8

£4.7
£96.5
£101.1

-3.3%
-0.7%
-0.8%

HOW Turnover Levels
Convenience
Comparison
Total

£4.8
£73.4
£78.2

£0.2
£0.6
£0.8

£4.7
£72.8
£77.4

-3.3%
-0.9%
-1.0%

£8.0
£8.8

£0.3
£0.0

£16.8

£0.4

£7.7
£8.7
£16.4

-4.2%
-0.2%
-2.1%

£8.0
£8.0

£0.3
£0.0

£16.0

£0.4

£7.7
£8.0
£15.7

-4.2%
-0.2%
-2.2%

£21.4
£17.1
£38.5

£0.3
£0.1
£0.3

£21.1
£17.1
£38.2

-1.3%
-0.4%
-0.9%

STONEHOUSE
GVA Turnover Levels
Convenience
Comparison
Total
HOW Turnover Levels
Convenience
Comparison
Total

Nailsworth
Convenience
Comparison
Total

Notes:
Bilfinger GVA pre-impact turnover levels taken from Tables 1 and 2.
HOW pre-impact turnover levels for comparison goods in Stroud and Stonehouse taken from HOW financial impact assessment.
Trade diversion levels taken from Tables 1 and 2.
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Item No:

02

Application No.
Site No.
Site Address

S.16/1272/REM
PP-05186116
Land At, Chestnut Park, Kingswood, Gloucestershire

Town/Parish

Kingswood Parish Council

Grid Reference

374469,191823

Application
Type
Proposal

Approval of Reserved Matters
Approval of reserved matters layout, scale, appearance, landscaping and
access from appeal decision APP/C1625/W/15/3011370
(S.14/1927/OUT) for erection of up to 51 dwellings, ecological mitigation
land, landscaping and associated works.
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Applicant’s
Details
Agent’s Details

Case Officer
Application
Validated

Crest Nicholson (South West) Ltd
C/O Agent, , , ,
Mr Daniel Weaver
Pegasus Planning Group Ltd, First Floor, South Wing, Equinox North,
Great Park Road, Almondsbury, Bristol
BS32 4QL
John Chaplin
22.06.2016

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Resolve to Grant Permission

1.

The development hereby permitted shall be carried out in all
respects in strict accordance with the approved plans listed below:
Site Location Plan of 03/06/2016
Plan number = C.0592_13
Site Plan Proposed of 10/11/2016
Plan number = C.0592_01JK
Landscape Plan of 04/10/2016
Plan number = BIR5304_02K
Open Space Areas Plan of 04/10/2016
Plan number = BIR5304_03
Proposed Plans and Elevations of 10/11/2016
Plan Pack number = CIR.C.0592_02B
Highway Layout of 22/08/2016
Plan number = 1402-32-SK26
Plan number = 1402-32/SK24 Rev B
Plan number = 1402-32/SP04 Rev C
Parking Strategy of 10/11/2016
Plan number = C.0592_07B
Reason:
To ensure that the development is carried out in accordance with
the approved plans and in the interests of good planning.

Page 42 of 112

Development Control Committee Schedule
29/11/2016
2.

The dwellings hereby permitted shall be constructed using the
approved materials schedule shown on drawings C.0592_03B &
C.0592_04B submitted on 10/11/2016, unless a revised schedule
of materials is submitted to and approved by the Local Planning
Authority. The approved materials shall be retained in perpetuity
unless otherwise approved by the Local Planning Authority.
Reason:
To ensure the satisfactory appearance and visual amenities of the
development and surrounding area, in accordance with Policies
CP8, CP14, HC1 and ES7 of the adopted Stroud District Local
Plan, November 2015.

3.

No more than 36 of the dwellings hereby permitted shall be
occupied until the on site Play Area has been provided in
accordance with details which have first been submitted to and
approved by the Local Planning Authority. The approved Play Area
shall be retained in perpetuity unless otherwise approved by the
Local Planning Authority.
Reason:
To provide play space on site to meet the needs indentified by the
Appeal Inspector in accordance with Policies ES12 and ES15 of
the Stroud District Local Plan, adopted November 2015.

4.

No dwelling on the development hereby approved shall be
occupied until details of the proposed arrangements for future
management and maintenance of the proposed streets within the
development have been submitted to and approved by the Local
Planning Authority. The streets shall thereafter be maintained in
accordance with the approved management and maintenance
details until such time as either a dedication agreement has been
entered into or a private management and maintenance company
has been established and details of which submitted and approved
by the Local Planning Authority.
Reason:
In the interest of highway safety; to ensure a satisfactory
appearance to the highways infrastructure serving the approved
development; and to safeguard the visual amenities of the locality
and users of the highway.

5.

No work shall commence on site until the highway improvements
to the access/proposed road alignments approved under the linked
Appeal App/C1625/W/15/3011372 (S.14/1928/FUL) have been
completed in accordance with the approved details.
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Reason:
To reduce potential highway impact by ensuring that there is a
satisfactory access at the commencement of the construction work
and an on going safe and secure access for all during occupation
of the development in accordance with Policies CP8, CP13, EI12
and ES3 of the adopted Stroud District Local Plan, November
2015 and paragraphs 32 and 35 of the NPPF.
6.

Prior to the proposed street or subsequent part thereof being
opened to the public the visibility splays shown on drawing no. SK
24 B shall be provided at a height between 0.6 and 2m above the
adjacent carriageway level.
Reason:
To ensure a safe and secure layout is provided in accordance with
Policy CP13 of the adopted Stroud District Local Plan, November
2015 and paragraph 35 of the NPPF.

7.

Prior to works commencing on site details of vehicle speed
reduction measures street surface treatment shall be submitted to
and approved by the Local Planning Authority and shall then be
constructed in accordance with those details prior to the
occupation of any dwelling.
Reason:
To ensure a safe and secure layout is provided in accordance with
Policy CP13 of the adopted Stroud District Local Plan, November
2015 and paragraph 35 of the NPPF.

8.

No more than 36 of the dwellings hereby permitted shall be
occupied until a pedestrian link to the Village Hall/Playing has
been provided on the site up to the red line in accordance with
details which have first been submitted to and approved by the
Local Planning Authority.
Reason:
To ensure a safe and secure layout is provided in accordance with
Policy CP13 of the adopted Stroud District Local Plan, November
2015 and paragraph 35 of the NPPF.

Informatives:
1.

The above conditions should be read in conjunction with the
conditions imposed on the earlier outline planning permission
Appeal reference APP/C1625/W/15/3011370 (S.14/1927/OUT)
and the associated unilateral undertaking.
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2.

The applicant is advised that to discharge condition 4 that the
Local Planning Authority requires a copy of a completed
agreement between the applicant and the Local Highway Authority
(GCC) under Section 38 of the Highways Act 1980 or the
constitution and details of a Private Management and Maintenance
Company confirming funding, management and maintenance
regimes.

3.

Article 35 (2) Statement - Pre-application discussions took place
on this project and the case officer has been in contact with the
agent/applicant and the community, acting in a positive and
proactive manner. Discussions included the landscaping, ecology,
drainage, highways and appearance. Following the receipt of
further details and revised plans the proposal was considered
permissible.

4.

If the adjacent landowner/Parish Council do not wish to accept the
proposed link outlined in condition 8 the boundary fence can
remain in place.

CONSULTEES
Comments
Received

Parish / Town
Policy Implementation Officer (E)
Public Rights Of Way Officer (E)
Development Coordination (E)
Mr David Lesser
Environmental Health (E)
Development Coordination (E)
Sport England
South Gloucestershire Council
Karen Colbourn
Flood Resilience Land Drainage
Severn Trent Water Ltd (E)
Natural England (E)
Historic England SW
Sport England

Not Yet
Received

Planning Strategy Manager (E)
Arboricultural Officer (E)
Wessex Water (E)

CONTRIBUTORS
OFFICER’S REPORT
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UPDATE FOR 29th NOVEMBER DCC
BACKGROUND

This application was considered at the DCC meeting on 25th October meeting. Members
were favourably minded towards the layout and elevations. However it was also resolved that
the application should go back to the DCC meeting on 29th November, to principally look at
the following details:
The cricket net arrangements, which safeguard new houses from the adjacent cricket pitch.
Confirmation that the drainage ditch maintenance will not be prejudiced.
Affordable housing distribution
A footpath link to the village hall.
The type of play equipment may not be accessible for all users.
In terms of highway matters Officers were asked to write to the County Council to emphasise
Members concerns about surfaces and treatments for adoption.
THE ISSUES
Since the last meeting officers have had meetings and ongoing dialogue with the Parish
Council and the applicants.
Cricket net.
There is a unilateral agreement with the appeal decision covering some elements of the
cricket net arrangements. Importantly this does not require the net ever to be taken down.
The appeal Inspector did impose a condition requiring further details in the reserved matters;
however a condition on extra details would not be enforceable once the builder has left the
site. Instead a supplementary legal agreement is felt necessary to cover matters such as
taking down netting after training/matches, samples colour of netting and the poles. Work is
well under way with the drafting of this supplementary agreement.
Similarly the cricket netting has implications for the maintenance of a drainage ditch
immediately adjacent to the south west boundary at the site. The ditch must be kept clear of
debris which involves a tractor with a “bucket” every autumn. This is obviously important
especially with 51 houses new houses. There was concern that the poles and netting would
obstruct the use of the tractor and the manoeuvring of machinery. It has been suggested that
the poles and netting could be removed in a similar way to a removable washing line into a
sunken hole. This would allow unhindered access from the autumn to spring, which would
also help the appearance.
Officers have also e-mailed Natural England to seek clarification if there is any conflict
between the Parish Council’s responsibility for maintaining the above drainage ditch and the
newt license. The ditch is immediately adjacent to the newt mitigation area and the tractor
would have traverse it. Currently Natural England has not yet responded.
A copy of the newt license has been made available.
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Footpath link.
The appeal Inspector emphasised the need for permeability in the reserved matters
submission. The Parish Council are concerned that the footpath connection towards the
village hall currently shown would emerge into a parking area close to its road entrance. This
is felt to be unsafe due to conflicts and visibility. They have suggested an alternative
arrangement, with a raised timber walkway over the newt mitigation area across the centre of
the site. This would join the edge of the playing field and is regarded as a potential desire
line. The applicants are concerned that this would not be compatible with the newt license
and feel their route is more implementable. These discussions are ongoing.
Affordable housing distribution.
The concern about the concentration of affordable units has been noted by the applicants.
Amended plans have been received which relocate two of the dwellings.
Play equipment.
The accessibility and value of the proposed “logs” has been questioned. Officers feel that
seating and equipment could be conditioned to allow widespread use.
The Parish Council have questioned the heights of the dwellings making particular reference
to the outward views of Tyndale Monument. The open spaces should allow some outward
views. The slab heights before/after do need to be conditioned.
The report to the 25th October DCC follows:
SITE
The application site is 1.90ha of land on the edge of Kingswood. The site is largely level,
enclosed by a mix of hedges and trees. To the Southwest of the site is the Village Hall and
the associated playing areas including Kingswood Cricket Club.
Vehicular and pedestrian accesses are proposed to connect to the existing Chestnut Park
and Tyndale View with other existing dwellings also located on the boundaries to the East. To
the North of the boundary site is located the Great Crested Newt (GCN) mitigation areas and
allotment areas secured in the two phases of Chestnut Park.
The site is outside of the defined settlement boundary, is not within the AONB, or
Conservation Area or any other designated landscape.
PROPOSAL
Approval of reserved matters layout, scale, appearance, landscaping and access from appeal
decision APP/C1625/W/15/3011370 (S.14/1927/OUT) for erection of up to 51 dwellings,
ecological mitigation land, landscaping and associated works
REVISED DETAILS
Clarification regarding the raising and lowering of the cricket protective net submitted on 07
October 2016.
Revised landscaping plan submitted on 04 October 2016.
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Additional highway details including Safety Audit, tracking/visibility splays etc submitted on 22
August 2016.
MATERIALS
Walls: Recon Stone Bekstone Oolite tumbled, Ibstock Leicester Weathered Red brick and
Rough Cast Chalk Render.
Roof: Marley Edgemere (Smooth Grey) and Mendip (Smooth Brown)
Fenestration: Heritage green and cream
RELEVANT PLANNING HISTORY
S.16/2207/DISCON Discharge of condition 19 - Archaeology from appeal decision
APP/C1625/W/15/3011370 (S.14/1927/OUT) for erection of up to 51 dwellings, ecological
mitigation land, landscaping and associated works
S.16/1555/DISCON Discharge of conditions 10 - Noise mitigation scheme, 11 - Construction
method statement, 13 - Tree and hedge protection, 15 - Ecological management plan, 16 Ecological management plan monitoring and maintenance, 17 - Construction Environmental
Management Plan and 18 - Surface water drainage from appeal decision
APP/C1625/W/15/3011370 (S.14/1927/OUT) for erection of up to 51 dwellings, ecological
mitigation land, landscaping and associated works.
S.14/1928/FUL Formation of vehicular access to serve proposed residential development Allowed at appeal (APP/C1625/W/15/3011372)
S.14/1927/OUT Outline planning application for the construction of up to 59 dwellings, public
open
space,
landscaping
and
associated
works.
Allowed
at
appeal
(APP/C1625/W/15/3011370)
CONSULTATION RESPONSES
Full details of all statutory consultations and public representations are available to view on
the electronic planning file. A summary of the consultation responses and public
representations also appears below.
Kingswood Parish Council: Objection
Accept the principle but do not consider the proposals are an acceptable scheme.
Full specification not submitted of the Cricket Net Mitigation.
Questions the multi-functional nature of the restricted access area, ecology, drainage and
cricket net.
Density is unacceptably high for the surrounding area and not inkeeping with the Village.
Housing mix does not met the identified need.
No onsite play space.
No footpath connection to Village Hall.
Lack of visitor parking and vehicle tracking.
Ecology information insufficient. Management arrangements insufficient.
Drainage, concerned about the management arrangements, access for ditch maintenance.
Further comment from Kingswood Parish Council: Objection still stands.
Highlights the adopted Village Design Statement, Character Assessment and Emerging NDP.
Drainage - Underground storage is not sustainable solution, contrary to Village design
statement.
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Maintenance access to Parish drainage ditch not addressed/provided by the GCN licence or
cricket net pole.
Informal play area is not suitable in its position, provision or future management.
Density, character and layout do not compare to adjacent developments.
Cricket net height ineffective. Net should be raised and lowered after each match, will this be
enforcement?
Highways Concern – Insufficient information of shared space.
Sport England/The ECB: Specification of the protective fencing is acceptable but a holding
objection to seek clarification regarding the management and maintenance of the cricket
fence.
GCC Highways: Not yet received.
GCC PROW: The Public Rights of Way have been shown on the site plan and are not
affected by the building proposals. While/if works is being carried out the footpaths must not
be affected in any way. If the work cannot proceed without ensuring public safety then a
temporary closure order should be sought via this department (GCC).
GCC LLFA: Do not wish to comment.
Historic England: The application should be determined in accordance with national and local
policy guidance, and on the basis of your specialist conservation advice.
SDC Environmental Health: Satisfied that the submitted site layout provides adequate
protection to garden areas. The glazing specifications is required in the within Noise
Mitigation Scheme required via condition.
SDC Drainage Engineer: Design solution acceptable but would prefer over ground solution
Natural England: No comment
South Gloucestershire Council: No comment.
Severn Trent Water: No comment
Wessex Waters: No comment received
Local Residents:
1 Support Comment - Approve of these houses being built. Really like to stay in the area.
In excess of 120 Objections received Including Kingswood Village Cricket Club, Village Hall Management Committee and Keep
Kingswood a Village action group.
Increase flooding
Overcrowd pressure of school and facilities
Out of place and not in keeping with density of village
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Greenfield site, impact on wildlife including Newts
Impact of traffic and construction vehicles, noise disruption
Increase traffic and hazards
Existing estate unsafe with no pavements
Questioned over cricket net height and impact on character of the area.
Pedestrian link to village hall unacceptable. Safety and loss of parking spaces.
No or inadequate on site play space.
Concern regarding cricket net. Enforcement, maintenance and height.
Seeks to maximise profit for the developer.
Does not meet the needs or wants of the village. At odds with Neighbourhood Development
Plan.
2 Comments - Retained trees and hedge on neighbours land. Accuracy of plan needs
checking thoroughly.
Clarification regarding highway needed.
Need access to ditch maintenance
REASONS FOR DECISION
The reasons for the Council's decision are summarised below together with a summary of the
Policies and Proposals contained within the Development Plan which are relevant to this
decision:
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The adopted Stroud District Local Plan, November 2015 is the development plan for Stroud
District. Due weight should be given to policies in this plan according to the degree of
consistency with the National Planning Policy Framework (NPPF). The NPPF is a material
consideration in planning decisions. The NPPF was published on 27 March 2012.
Full details of the NPPF is available to view at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
Local Plan policies considered for this application include:
CP1 - Presumption in favour of sustainable development.
CP2 - Strategic growth and development locations.
CP3 - Settlement Hierarchy.
CP4 - Place Making.
CP6 - Infrastructure and developer contributions.
CP7 - Lifetime communities.
CP8 - New housing development.
CP9 - Affordable housing.
CP13 - Demand management and sustainable travel measures.
CP14 - High quality sustainable development.
HC1 - Meeting small-scale housing need within defined settlements.
EI6 - Protecting community facilities.
ES3 - Maintaining quality of life within our environmental limits.
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ES4 - Water resources, quality and flood risk.
ES6 - Providing for biodiversity and geodiversity.
ES7 - Landscape character.
ES8 - Trees, hedgerows and woodlands.
ES10 - Valuing our historic environment and assets.
ES12 - Better design of places.
ES13 - Protection of existing open space.
ES15 - Provision of outdoor play space.
Gloucestershire Biodiversity Action Plan.
The Kingswood Environmental Character Assessment and Kingswood Village Design
Statement were adopted in October and December 2014 and are a material consideration.
Kingswood Neighbourhood Development Plan has progressed to a public hearing which took
place in September. The NDP is noted but can only be given limited weight as the final
examiner's report is awaited.
INTRODUCTION
The principle of residential development on the site has been established by the appeal
decision allowing outline planning permission for no more than 51 dwellings.
The formation of the proposed access through the existing Chestnut Park was granted
planning permission at appeal. Leave to judicially review the decision was declined.
This proposal therefore seeks consideration of the reserved matters with approval of the
layout, scale and appearance of the buildings, the access thereto and the landscaping of the
site being sort. The cricket protection net details are also part of this reserved matters
application.
A separate discharge of condition application with the further required details has also been
submitted but requires separate consideration from this reserved matters application.
DESIGN/APPEARANCE/IMPACT ON THE AREA
The Parish Council and local residents have concerns about the density and impact on the
character of the area.
The proposed scheme provides 51 dwellings across the 2 fields that make up the site. All of
the proposed dwellings are 2 storey but are a mix of detached and semi-detached properties
with a variety of types, sizes and appearance.
The scheme has a varying character across the site. The village core area provides a greater
density and is predominantly located towards the built-up centre of the Village side of the site.
Whilst the local concern regarding the density is noted this allows a greater number of
smaller size dwellings to be provided to meet the identified need outlined in the SHMA and
NDP. Whilst the density is greater than the adjacent Chestnut Park development which does
have larger dwellings this is not uncommon when looking wider in the village. With the
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principle of up to 51 dwellings already established on site at appeal, it is considered that this
part of the site will not be overly prominent in wider views and the proposed density is
unlikely to cause significant harm to the wider character of the village. The dwellings facing
the open space and edge of the site are larger with a lower density to provide a more
spacious rural feel suitable for the fringe of the village.
The scale, height and mass of the dwellings are considered comparable with the adjacent
properties but the variety is maintained with the design and appearance. A simple pallet of
materials is proposed which gives some variation but retains a common appearance through
the development.
The appeal inspector considered the wider landscape impact and with the backdrop of the
existing village including recent developments, the scheme does not appear incongruous.
The open space also limits the urbanising effect on the edge of the settlement.
Open space has been included in the layout with ecological mitigation areas and enhance
meadow retaining the hedge line which crosses the site. The entrance to the site goes
through this meadow which does, to some degree, create a break between the existing
dwellings on Chestnut Park and the proposed new dwellings.
Part of the site is prominently located adjacent to a well-used footpath which links the
adjacent properties in Tyndale View, the village allotments with the centre of the Village. This
and the connection to Chestnut Park provide permeability to the site. Potential for a future
link to the Village Hall and playing fields would also be beneficial for new occupiers of the site
and other nearby residents.
The central meadow and both the restricted access and unrestricted ecological mitigation
areas whilst not the same as two undeveloped fields does continue some open space and a
sense of rural character into the site. These provide informal spaces within the development
and with the footpath link these connect with the network of other spaces, the community
orchard, play space and allotments on the adjacent sites.
The density is greater, however, on balance; it is considered that the wider harm would be
limited. The density of the scheme would not be overly apparent from wider public views. The
scheme would be seen with the backdrop of the existing village but a direct comparison
would not be evident. Whilst the local concern and proximity to the public use of the Village
Hall and playing field is appreciated the site is not located in a designated or overly sensitive
location, the site is not within the Conservation Area or AONB and therefore a character and
design reason for refusal would be difficult to defend at appeal.
ECOLOGY
The ecological implications of the scheme were given great consideration during the appeal.
The presence of Great Crested Newts (GCN) resulted in the need for suitable habitat and
mitigation. The ecological mitigation areas plan (BRS.4973_38E) was approved at the appeal
and the proposed layout is in accordance with this. The scheme provides a restricted access
mitigation area along the ditch corridor, a new GNC dedicated pond, hedge zones but also an
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open access central hedge and enhanced grassland/meadow belt within the centre of the
site.
An informal play space has been provided within the central enhanced grassland mitigation
area. This takes the form of timber balance trim trail and pair of “balance” logs. Concern
regarding the compatibility of play space within the mitigation area has been raised.
The agent has stated that the area of proposed mitigation exceeds the 5100 sq m approved
by the appeal Inspector, even if the area of the play space is excluded. An overlay plan to
demonstrate that the current scheme exceeds the approved ecological mitigation plan has
been promised and should be available at the DCC meeting.
The central corridor is a fundamental part of the mitigation with the mature hedge acting as
an important link which wildlife can use to navigate through the landscape. The mature hedge
is maintained and additional planting will take place. This area has open access so residents
are free to explore and use this open meadow space. The proposed informal play space has
low level equipment and therefore does not need protective matting or surfacing and can be
managed in an appropriate way to meet the ecological need of the meadow. Whilst the play
space will have an impact, on balance, this is not felt to warrant a refusal as long as the
extent of the mitigation area is maintained.
Our ecologist and the Parish Council have raised concern about the lack of clarity on the
multi-purpose management of the ecological mitigation area along the drainage ditch.
Approval of the details of the ecological management of the site including the mitigation
areas are required via a condition on the appeal decision and forms part of the separate
discharge of condition application. Therefore, whilst this concern is noted consent for the
reserved matters cannot be withheld on ecological reasons of the multi functional use.
DRAINAGE
Discussions have taken place between the agent/applicant and Officers including technical
input from our Drainage Engineer regarding the drainage solution for the site.
Our Drainage Engineer considers the proposed underground storage of attenuating surface
waters to be a poor solution. The underground tank will be expensive to install and ongoing
maintenance and possible costs of replacing the underground cellular storage every 20 years
because it is silted up would be considerable and would have to be met by the developer, the
Management Company and a service charge on future residents.
A pure drainage solution would be to provide a ground storage alternative by for example
expanding the scope of the swales and providing an attenuation basin. This would have an
implication on the wider ecological implications of the scheme as surface water drainage from
for example roads does not easily mix with appropriate Newt habitat. The applicant/agent is
not keen on investigating this option as it would involve changes to the Natural England
approved license and significant amendments to the Newt mitigation and enhanced meadow
which is part located above the proposed tanks.

Page 53 of 112

Development Control Committee Schedule
29/11/2016
Whilst this is noted our Drainage Engineer has confirmed that with a constrained site and no
alternative the submitted drainage scheme does comply with guidance in CIRIA C753, The
SuDS Manual and therefore can be considered acceptable.
Whilst it is a shame that a more cost effective over ground alternative which does not impose
an ongoing cost on residents for maintaining has not been progressed the submitted details
will provided an effective drainage solution. The full details of the surface water drainage are
controlled via condition and are under consideration in the separate Discharge of condition
application.
The Parish Council and their contractor have raised concern about access to the adjacent
drainage ditch for maintenance. The layout retains access to this area to allow the Parish
Council to be able to clear the ditch. The multi-functional nature of this area is addressed in
the ecology and cricket net sections of the report.
THE PROTECTIVE CRICKET NET
As required by condition 12 of the appeal decision, the proposal includes details of the
protective cricket net. This provision was made within the unilateral undertaking submitted as
part of the outline appeal and provided for a cricket protective net to catch cricket balls and
avoid problems caused by the damage and risk of damage to properties and people on the
development site which could prejudice the long term retention of this sporting facilities.
Concerns from the Parish Council and those who play cricket still remain and are noted.
However, the effects on the cricket ground were considered during the appeal with technical,
independent consultants providing input to demonstrate the predicted arc of ball strikes and
the level of risk. The Labosport report data predicts the maximum distance a ball will travel
before hitting the ground would be 63.73 metres.
With the ecological mitigation area being located between the cricket ground and the
proposed dwellings, the Agent has confirmed that the layout results in the nearest dwelling
being 80 metres from the stumps at the Southern end of the cricket square. It is
acknowledged that a top edge or slice may take place which may result in the ball being hit a
greater distance. The net will therefore provide some additional protection and reduce the
risk or perceived risk. Sport England and the ECB have confirmed the specification of the
protective fencing is acceptable.
The cricket season runs from mid-April to September with Kingswood Village Cricket club
having approximately 15 home fixtures. It is proposed that the net will be raised and lower to
take account of the timing and duration of cricket events by the Management Company with
the Cricket Club giving the appropriate advanced warning. This can be controlled via
condition. The Inspector's comments on the landscape impact are also noted. It is therefore
considered that whilst the net will be visible, given the proposed dark colour, the limited
thickness and weight of netting, the limited time it will be at maximum height and the village
context, the impact on the wider character and setting will be temporary. The impact on the
important views of the Cotswold Escarpment from the playing field and Village Hall will
similarly be limited.
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The concern about the oppressive nature of the net on nearby residents has also been
suggested. This will be greatest on the adjacent dwellings, which are part of the scheme and
therefore any future occupiers would be aware of the net before moving in. Existing local
residents are located further away and will have the built form of dwellings between. Whilst
the concerns are appreciated with the built form in between, the limited time at full height and
the consideration during the appeal it is considered the impact would not be sufficient to
warrant refusal.
Sport England has questioned the mechanism for ongoing maintenance and replacement of
the protective net. This is addressed in the unilateral undertaking and would be the
responsibility of the Owner followed by a management company, which will be set up by the
applicant. This will be funded by the use of a developer initial lump sum and service charge
on future residents. The breach of this agreement could lead to enforcement action by the
Local Authority.
The Parish Council raised concern that the net would impinge their ability to maintain the
hedge and drainage ditch. This was addressed during the appeal and given the location and
the demountable nature of the net, maintenance would not be adversely affected. The
applicant is also willing to discuss a possible relocation of the ball stop net to within the
cricket ground to allow a more convenient position for cricketers to gather any balls. This
would require separate discussions and a planning application and whilst noted is not under
consideration in this proposal.
Therefore, on balance it is considered that the proposed protective net does provide
appropriate enforceable mitigation for the life-time of the development and as the Inspector
concluded the continuation of cricket would not be put at material risk.
AFFORDABLE HOUSING
15 affordable housing units are proposed within the scheme which meets the 30% policy
requirement and that outlined in unilateral agreement approved by the Appeal inspector.
These include a mix of 1 bed houses, 2 bed flats, and 2 & 3 bed houses and also a mix of
shared ownership and rented provision.
Our Policy Implementation Manager who leads on affordable housing is broadly satisfied with
the tenure/dwelling mix. Whilst this could have been slightly improved an onsite mix has been
provided and is broadly policy compliant.
The layout has resulted in a degree of clustering and concern regarding this and the parking
particularly in the East corner of the site has been raised. Alternative layouts have been
considered but with the need to provide parking close to the allocated dwelling, the mix of
shared ownership and natural surveillance over the parking provided by the design of the
properties, this layout and provision is considered acceptable.
The revised layout plan provides outside space for both the 2 bed flats and some provision
for the 1 bed house. This is in addition to the other dwellings all having amenity/garden area.
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HIGHWAYS
The vehicle access to the site is from the existing Chestnut Park and the submitted details
remain as approved by the appeal Inspector when he granted a separate full planning
permission. The scheme proposed the same junction and continues the single road through
the development following a shared surface principle.
Technical input from GCC Highways is awaited and will be reported to Committee.
The submitted highway information, including the geometry and landscaping details show a
shared space approach with provision and width appropriate to allow pedestrians and other
users with for example wheelchairs/pushchairs to safety move about the site. This appears to
be in line with Manual for Gloucestershire Streets but the input from GCC will provided
confirmation. The tracking of the junction and turning area also appears to work.
The scheme provides 95 parking space and 7 visitor spaces, which provides an average of 2
per dwelling. In addition 27 dwellings have garage spaces which can also be used for
parking. Whilst this is over the requirement in the Local Plan given the local pressure
highlighted by local residents this is considered appropriate.
Concerns about the nature of shared surface streets in the existing Chestnut Park
development have been raised by local residents. The lack of pedestrian provision is noted.
However, these are outside the application site and with the appeal inspector already
addressing the safety concerns of the highway network leading to the site access, there is no
new evidence to justify withholding planning consent on highway or pedestrian safety. A
safety audit has been carried out and the scheme did not fail to meet the NPPF paragraph 32
severe impact threshold.
The agent intends the road to be adopted by GCC. With the apparent adoption issues within
the existing Chestnut Park highway this has been queried with GCC Highways. Whilst a
response on this particular issue is still awaited from GCC Highways for highway safety and
amenity reasons, a condition has been proposed to approve the management and
maintenance until such time as the streets are adopted.
The desire for a pedestrian link directly to the Village Hall has been shown on the submitted
plans with the hard landscaping indicating a path. However, with local opposition and
concern about the safety of a path entering the car park, this path has remained closed off
with the continuation of a fence along this boundary. Pedestrian links remain through the
existing Chestnut Park, Tyndale View and the footpath into the Village.
RESIDENTIAL AMENITY
Due to the proposed layout, orientation and ecological mitigation areas on site and the
gardens of the existing neighbouring properties, space and distance is created between the
proposed and existing dwellings.
The noise mitigation scheme required by condition 10 will be formally assessed during the
separate discharge of condition application. However, the noise assessment has been
submitted and the layout and design have included mitigation of noise from the Village
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Hall/playing field. The proposed dwellings adjacent this boundary will have a higher noise
glazing specifications and the main garden areas of the plots nearest the village hall have the
built form of the properties as a sound buffer with the glazing specifications. Construction
Method Statements are also required via the conditions set out at the appeal.
Therefore, whilst any new development will have an impact on existing residents it is
considered that the proposed scheme does not give raise to such a material detrimental
impact on the amenities currently enjoyed by local residents.
CONTRIBUTIONS
The outline permission appeal included an off-site recreation contribution of £64,723 for
refurbishment/improvements of the adjacent Village Hall/playing fields and a library
contribution of £11,564 towards improved provision at Wotton under Edge Library.
The open space, drainage and cricket net will be managed and maintained by the
Management Company (Gordon & Co) with an on-going service charge on future residents.
PLANNING BALANCE AND CONCLUSION
Following the lead of national guidance, planning policies provide a pro-growth/prodevelopment agenda. Where there is no clear policy reason indicating that the scheme
should be refused, the decision maker is required to assess the impacts of the development
and whether these significantly and demonstrably outweigh the benefits.
The concerns regarding the scheme have been discussed above, and whilst the scheme
does not provide the optimal result, the proposal does provide solutions. Further technical
details also still require approval via separate discharge of conditions applications. The site is
not located within a designated Conservation Area or the AONB.
It has to be acknowledged that the scheme would bring forward a level of benefits associated
with additional housing, affordable housing and jobs/economic growth allied with the
construction and occupation of the houses. The appeal inspector has also already
determined the principle of development and that the scheme can be considered a
sustainable.
A balanced judgement is therefore required.
With the principle established and development constrained by the consideration and
assessment of the appeal Inspector, it is considered that subject to the further details
required via condition, the benefits of providing this sustainable development with the
associated open and affordable housing would outweigh the harm.
Therefore, on balance, subject to GCC Highways comment and confirmation of the ecological
area, Officers recommend that members resolve to grant approval for these reserved matters
in accordance with the above conditions.
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HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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Item No:

03

Application No.
Site No.
Site Address

S.14/2430/FUL
PP-03748937
The Full Moon , Mount Pleasant, Wotton-Under-Edge, Gloucestershire

Town/Parish

Wotton Under Edge Town Council

Grid Reference

376285,193211

Application
Type
Proposal

Full Planning Permission

Applicant’s
Details

Proposed demolition of existing public house and erection of 10 new
dwellings with access and parking.

Woodbourne Homes Limited
16 Vernon Road, Birmingham, B16 9SH, ,

Page 59 of 112

Development Control Committee Schedule
29/11/2016
Agent’s Details

Bailey Design Limited
43A Mitchells Court, Lower Gungate, Tamworth, Staffordshire, B79 7AS

Case Officer

John Longmuir

Application
Validated

23.10.2014

RECOMMENDATION
Recommended
Decision

Accept the loss of the pub and principle of residential development
unless robust new information is received from the community.
Object on grounds on impact on trees and detailed design.

CONSULTEES
Comments
Received

Parish / Town
Development Coordination (E)

Not Yet
Received

Cotswolds Conservation Board (E)

CONTRIBUTORS
OFFICER’S REPORT
Update for DCC 29th November
This application was deferred from the 16th August DCC meeting to await further details on
the community take over bid. It was resolved that the application would be brought back to
the meeting on the 29th November.
Following August DCC, Officers requested the following further details:
Confirmation that individuals will commit to paying for the shares, in the form of a list of
names.
Confirmation of the committee/board
responsibilities and background.

members behind

the

bid

including

names,

Expansion of the business plan, including the opportunity to develop a micro brewery.
At the time of writing this report there is no update from the community. The applicant has
updated his viability report in the light of the economic challenges facing pubs and the
condition of the building.
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A non determination appeal has been lodged. At the current time the appeal has not been
validated by the Planning Inspectorate, so timescales have not been confirmed. However the
deadline for the submission of appeal statements will be after the 29th November meeting.
DCC cannot determine the application but should make a resolution: “minded to
support/object/... ”
The application has been deferred twice to seek further details on the potential takeover bid.
The further details will be essential to substantiate a bid. If no further or robust information is
received, it would be very hard to insist on the retention of the pub.
Officers also expressed concern at the August DCC meeting about the impact on two of the
protected (TPO) trees on/adjacent the site. The proximity of houses, hardstandings and
parking would jeopardise the trees. In addition the layout appears cramped. The design is
unchanged since the last meeting.
The report to the 16th August meeting follows:
The site and surroundings
The site is a prominent corner formed by the junction of several roads. It largely consists of
the vacant Full Moon pub, which has 281sqm floorspace and a 35 space car park. There are
three mature trees on the edge of the site. To the north is a small public open space, to the
south is a row of garages. There are three dwellings close to the eastern boundary.
The proposal
This chiefly involves demolition of the pub. Originally 12 houses were proposed. Revised
plans are being sought to reduce the extent of development and provide open space around
the trees. The existing access is being utilised and the road would continue into the centre of
the site.
Consultees
Town Council: Object: Overdevelopment, too dense housing, lack of amenity space, visual
impact of parking, question impact on tree roots, houses have no chimneys and are out of
keeping, lack of affordable housing.
2 letters of support: Would make use of site, good design, parking levels welcome, welcome
small houses
Objections (including Synwell Community Association): Loss of the pub, important community
facility and accessible.
County Highways: No objection.
Policy Implementation Manager (affordable housing): No objection
SDC Arboriculture officer: Amended plans required.
Planning History
The pub was nominated as an asset of community value on 10-6-13
Local Plan Policies
Delivery Policy ES7. Within the Cotswolds Area of Outstanding Natural Beauty (AONB),or on
land that may affect its setting, priority will be given to the conservation and enhancement of
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the natural and scenic beauty of the landscape whilst taking account of the biodiversity
interest and the historic and cultural heritage. Major development will not be permitted unless
it is demonstrated to be in the national interest and that there is a lack of alternative
sustainable development sites.
In all locations development proposals should conserve or enhance the special features and
diversity of the different landscape character types found within the District. Priority will be
given to the protection of the quality and diversity of the landscape character. Development
will only be permitted if all the following criteria are met:
1. The location, materials, scale and use are sympathetic and complement the landscape
character; and
2. Natural features including trees, hedgerows and water features that contribute to the
landscape character and setting of the development should be both retained and managed
appropriately in the future.
Opportunities for appropriate landscaping will be sought alongside all new development, such
that landscape type key characteristics are strengthened.
The Stroud District Landscape Assessment will be used when determining applications for
development within rural areas.
Delivery Policy ES3. Permission will not be granted to any development which would be likely
to lead to, or result in an unacceptable level of:
1. Noise, general disturbance, smell, fumes, loss of daylight or sunlight, loss of privacy or an
overbearing effect
2. Environmental pollution to water, land or air and an unacceptable risk to the quality and
quantity of a water body or water bodies
3. Noise sensitive development in locations where it would be subject to unacceptable noise
levels
4. Increased risk of flooding on or off the site, and no inclusion of measures to reduce the
causes and impacts of flooding
5. A detrimental impact on highway safety
6. An adverse effect on contaminated land where there is a risk to human health or the
environment.
Delivery Policy ES8 guards against the unacceptable loss of trees.
Delivery Policy HC1. Within defined settlement development limits, permission with be
granted for residential development or redevelopment, providing all the following criteria are
met:
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1. The proposed housing is of a scale, density, layout and design that is compatible with the
character, appearance and amenity of the part of the settlement in which it would be located
and the density proposed is at as high a level as is acceptable, in terms of townscape, street
scene and amenity
2. where appropriate schemes should include a variety of dwelling types and sizes, which
meet identified local needs
3. On edge of settlement sites, the proposal would not appear as an intrusion into the
countryside and would retain a sense of transition between the open countryside and the
existing settlement's core
4. It would not cause the loss of, or damage to, any open space which is important to the
character of the settlement
5. it would not result in the loss of locally valued habitat which supports wildlife
6. any natural or built features on the site that are worthy of retention are incorporated into
the scheme
7. an appropriate area of private amenity space is provided for the occupiers of each dwelling
house. Where other types of residential accommodation are proposed, an appropriate level
of amenity space to serve the scheme as a whole is provided.
8. It is not subject to any other over-riding environmental or other material planning constraint
9. have a layout, access and parking appropriate to the site and its surroundings.
Delivery Policy E16: Protecting individual and village shops, public houses and other
community facilities:
Where planning permission is required, development which involves the los of individual
shops, public houses, village halls and other community facilities will be supported where all
the criteria below are satisfied:
1 there is no prospect of a contained community use (which is evidenced)
2 There are adequate similar use facilities either within that settlement or adjoining
countryside and is accessible by walking or cycling- a distance of 800m.
3 The current or previous use is no longer viable, demonstrated by audited financial and
marketing evidence over an agreed period.
National Planning Policy Framework
Paragraph 47 Encourages the supply of new housing
Paragraph 70 Highlights the social function of public houses
Requiring Good Design: Paragraph 61: Although visual appearance and the architecture of
individual buildings are very important factors, securing high quality and inclusive design
goes beyond aesthetic considerations. Therefore, planning policies and decisions should
address the connections between people and places and the integration of new development
into the natural, built and historic environment.
Conserving and enhancing the Natural Environment Paragraph 109 relates to protecting valued landscapes and minimizing adverse impact on
biodiversity Paragraph 115 Great weight should be given to conserving landscape and scenic
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beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have
the highest status of protection in relation to landscape and scenic beauty.
PLANNING CONSIDERATIONS
THE PRINCIPLE OF REDEVELOPMENT
The pub closed down several years ago.
The proposal does involve the loss of the pub, which has been the feature of most of the
objections. Some of the responses questioned the viability of the pub and expressed a desire
to take it over. Such sentiment is also reflected in the nomination for a community asset.
Its demolition and replacement with housing is one of the most important points for the
consideration of this application. Local Plan Policy EI6 protects public houses unless there is
no prospect of continued community use, there are adequate similar facilities within the
settlement, and the use is unviable. The policy wording requires all these criteria to be met.
The application was submitted with a specialist viability report which looked at the trading
position, facilities available and future prospects. The Council commissioned Bruton Knowles
to provide their own advice. The Bruton Knowles report concluded the pub use was
commercially unviable.
The application was originally considered at August 2015 DCC. At the last minute the
community expressed a desire to take over the running of the pub. It was accordingly
deferred for further consideration. Their intentions were confirmed at the DCC in February
and the application was again deferred for 6 months to allow the community time to
complete a business plan for the take over and running of the pub.
The community has been made aware of the timescales for the return to DCC. At the time of
finalising this report, the case officer had just been advised that the business plan will be
received during the w/c 1st August. This will be circulated direct to Members when received.
The pub has been an important community facility. Many of the objections talk about their
attachment to their “local”. If the business plan is sound and reasonable then the loss of the
pub would be contrary to Local Plan Policy EI6.
The applicants have updated their viability report reflecting the economic situation including
the costs of running of a pub and sales. There also has been a reported break in incident
(from the neighbourhood wardens to the police). The register of the Community Value does
not prevent the determination of the application. Merely it prevents the sale of the site for a 6
month period
DESIGN AND TREE IMPLICATIONS
There are three trees on or by the edge of the site, which are protected. A silver birch 17m
high and a 16m high beech tree are on the north and a Norway Maple are on the southern
edge. The birch and beech are extremely prominent and form the focus for views at a
meeting point for numerous roads. As such the trees contribute greatly to the character of
the area and also compliment the adjacent open space.
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The current proposal shows gardens and hard standings underneath and close to the tree
canopies which would jeopardise roots. Several houses are also close to the trees, which
would put it under pressure for removal due to shadowing implications and the usability of
gardens.
Officers have also concerns about the scheme in relation to streetscene as well as the impact
on the trees. The site’s surroundings are varied particularly its frontages. The western area is
a semi formal regimented linear style. The northern and eastern areas are more informal,
varied and organic. Officers have requested that the new houses are realigned more formally
to the western boundary and that extent of development is reduced by one house to maintain
the prominence of the trees and the green. At the northern frontage Officers have suggested
a bigger set back to one house and the removal of one house in favour of a FOG (flat over
garage) on the southern boundary. Such a FOG would help surveillance of the car park. This
segregation of the dwellings into several distinct groups would reduce the dominance of the
originally submitted scheme.
These changes will also help the long term survival of the birch and beech trees, especially if
their immediate environs could be dedicated as public
open space. This would also
reinforce the sense of openness offered by the existing open space. It is hoped that
amended plans will be submitted soon after finalising this report.
Conditions would still be required to ensure that the tree roots are still undisturbed and that
the construction process is appropriately managed.
The Norway Maple (southern most tree) is shown for removal but is not felt to overly
significant.
The elevational design of the houses is simple and unfussy. They are relatively narrow gable
width and 2 storey. Officers would need to discuss materials, but rustic multi stock bricks with
a slate or plain tile would be particularly appropriate. Similarly boundary treatments will be
critical.
Whilst the site is within the AONB, its relationship with the countryside is limited due to the
intervening substantial housing. Development would be visible from distant viewpoints but
would be seen in conjunction with other houses. The layout should allow for outward views
which are a feature of the site.
HIGHWAY/PARKING
The access is largely unchanged and has reasonable visibility onto a 30 mph area. Traffic
generation would similar to that of the existing pub. Sufficient turning /manoeuvring on site
for cars has been allowed. Parking can be provided for 20 cars. These would not be on plot,
which is not ideal but the retention of the trees is a major design constraint.
RESIDENTIAL AMENITY
There are 3 houses immediately to the east of the site in broadly a “7” shape. These will be
indicated at the Sites Inspection Panel visit. The anticipated amended scheme would give
good separation for the most southerly dwelling. The northern most, gable end on, dwelling is
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largely within the same building line although there is an offshoot which could be slightly
affected but not enough to cause significant shadowing/overbearing. Privacy in terms of
window-window distances is according to Council standards. The removal of the pub
building would help their outlook. There may also be a perceived benefit of removing a
source of potential noise/disturbance.
The new dwellings would have their own garden space and reasonable privacy as well as
avoidance of shadowing/overbearing implications.
ECOLOGY
Much of the site is hard surfaced and one of the trees on site is being retained. The pub has
been boarded up and the potential for protected species is therefore felt to be limited. The
creation of garden areas should be an ecological improvement.
HYDROLOGY
The site is above any areas at risk from flooding. The site is covered by hard surfacing and
the creation of the gardens will help absorb run-off. A SUDS scheme could be conditioned.
AFFORDABLE HOUSING
The Vacant Buildings Credit in NPPG paragraph 22 gives an allowance for an existing
footprint to offset affordable housing requirements. This applies on brownfield land, where the
building is vacant. The pub has an extensive size, and it is not felt that an affordable
contribution is therefore justifiable. Whilst this is regrettable at least the proposal is for small
dwellings albeit market orientated.
HERITAGE
The site is significantly distanced from the Conservation Area, and similarly there are no
Listed Buildings in the affected vicinity.
CONCLUSION
A business plan is expected w/c 1st August from the community detailing the takeover and
running of the pub. If this is reasonable and sound the pub should be given a fresh chance, to
be run by the community for the community. This would make the principle of residential
development unacceptable, but Members will still need to consider all other matters including
the design. Layout changes are required to sympathise with the surroundings and safeguard
the existing trees.
It is hoped that Officers will be able to elaborate on both of these aspects in late pages.
ARTICLE 35 (2) STATEMENT
There has been some discussion on this project, which led to changes to the scheme.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
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the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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Item No:

04

Application No.
Site No.
Site Address

S.15/2804/OUT
PP-04646354
Land North East Of, Draycott, Cam, Gloucestershire

Town/Parish

Cam Parish Council

Grid Reference

375148,201237

Application
Type
Proposal

Outline Planning Permission
A mixed use development comprising of up to 450 dwellings, 10.7
hectares of employment land for Use Classes B1, B2 and B8 with
associated parking and servicing; open space and landscaping including
riverside park; flood storage ponds and infrastructure; creation of new
vehicular accesses to Draycott (A4135) and Box Road and supporting
infrastructure and utilities.
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Applicant’s
Details
Agent’s Details

Case Officer
Application
Validated

Mr Bathurst Limited
PO BOX 339, Stroud, Gloucestershire, GL6 7AY, United Kingdom
Mr Philip Staddon
26 Lea Crescent, Longlevens, Gloucester, Gloucestershire, GL2 0DU
United Kingdom
Ceri Porter
23.12.2015

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Resolve to Grant Permission

1.

Details of the layout, access, scale, appearance of the buildings
and the landscaping of the site (hereinafter called "the reserved
matters") within each part of the development hereby permitted
shall be submitted to and approved in writing by the Local Planning
Authority before any development is commenced within that
reserved matters area (herinafter referred to as 'a phase'). The
development shall be carried out as approved in accordance with
the submitted plans and drawings.
Application for approval of the reserved matters shall be made to
the local planning authority not later than three years from the date
of this permission.
The development hereby permitted shall begin not later than two
years from the date of approval of the last of the reserved matters
to be approved.
Reason:
To comply with the requirements of Section 92 of the Town and
Country Planning Act 1990.

2.

Submission for the approval of reserved matters for any phase
shall be in general accordance with Design and Access Statement
(Revision C April 2016) and the following Development Brief
drawings within it:
Concept Masterplan - Drawing Number ALP.P.14 Rev C
The Public Realm - Drawing Number ALP.P.13 Rev C
Land Use & Delivery - Drawing Number ALP.P.10 Rev C
Parameter - Access & Movement - Drawing Number ALP.P.12
Rev C
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Landscape - Drawing Number ALP.P.11 Rev C
Residential Design Guide - Drawing Number ALP.P.15 Rev C
Reason: In the interests of ensuring the development proceeds in
accordance with the approved parameters in the interest of good
design.
3.

The area identified on the concept masterplan ALP.P.14 Rev C as
'Land for Future Development' at the south east of the site is
ecluded from this permission.
Reason: For the avoidance of doubt and to ensure the proper
planning of the area.

4.

Plans and particulars submitted pursuant to condition 1 above
shall include the following details:
a. Details of access arrangements including surface material
finishes for the highways, footpaths, cycle ways, private drives and
all other hard surfaces;
b. All soft and hard landscaping of the site, public open space, play
areas and details of screen walls, fences and other means of
enclosure
c. details of existing and proposed ground levels and proposed
finished floor levels and building heights;
Development shall be carried out and completed in accordance
with the approved details.
Reason:
For the avoidance of doubt and to ensure that sufficient
information is provided in the interests of good design in
accordance with Policies ES12, CP14 and SA3 (4, 5, 6).

5.

No work to construct any building shall commence on site until
details (including samples) of the walling, roofing and fenestration
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 Authority. This shall include a
schedule of which materials shall be used on each buildings.
Development shall then only be carried out in accordance with the
approved details.
Reason:
Information required as part of the detailed design phase in the
interests of the visual amenities of the area.
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6.

Plans and particulars for each phase of development pursuant to
condition 1 above shall include the following details:
Details of access arrangements, including surface material finishes
for the highways, footpaths, cycle ways, private drives and all other
hard surfaces;
The hard and soft landscaping of the site and details of screen
walls, public open space, play areas and conservation/biodiversity
areas, fences and other means of enclosure;
Details of existing and proposed ground levels and proposed
finished floor levels and building heights.
Development shall be carried out and completed in accordance
with the approved details.
Reason: For the avoidance of doubt and in accordance with
policies ES12, CP14 ES6 and SA3 (4, 5, 6) of the adopted Stroud
District Local Plan (November 2015).

7.

Within each phase of the development hereby approved no
hedges or trees shall be removed or felled unless the removal or
felling is part of an approved landscaping scheme.
Reason:
To accord with Policy ES8 of the Stroud District Local Plan (19th
November 2015).

8.

Details of fencing for the protection of existing trees within any
phase of the development shall be submitted to and approved in
writing by the local planning authority. The fencing shall accord
with BS 5837:2005 (Trees in Relation to Construction). Before any
equipment, machinery or materials are brought into that phase for
the purpose of the development, the fencing shall be erected in
accordance with the approved details. The fencing shall be
retained until all equipment, machinery and surplus materials have
been removed from that phase. 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 protection scheme without the
prior written consent of the Local Planning Authority.
Reason:
To accord with Policy ES8 of the Stroud District Local Plan (19th
November 2015).
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9.

Prior to commencement of development details of the phasing of
landscaping shall be submitted to and agreed in writing by the
Local Planning Authority.
Reason:
To ensure landscaping features are provided within appropriate
time periods in accordance with policies ES12 and SA3(6) of the
adopted Stroud District Local Plan (November 2015).

10.

All planting, seeding or turfing comprised in the approved details of
landscaping for each phase shall be carried out and completed in
the first planting and seeding seasons following last occupation of
that phase. Any trees, plants or areas of turfing which within a
period of five years from the completion of that phase of the
development become seriously damaged or diseased, shall be
replaced in the next planting season with others of similar size and
species, unless the Head of Development Services of Stroud
District Council or an officer of equivalent rank gives written
consent to any variation.
Reason:
For the avoidance of doubt and in accordance with Policies ES12
and SA3(4,5, 6) of the Stroud District Local Plan (19th November
2015).

11.

Precise details of the means of access and layout on any reserved
matter Phase hall be submitted to and approved in writing by the
local planning authority before any development begins on that
Phase. The development shall be carried out in accordance with
the approved details. No building on the development shall be
occupied on any Phase until the associated carriageway(s)
(including surface water drainage/disposal, vehicular turning
head(s) and street lighting) providing access from the nearest
public Highway to that dwelling have been completed to at least
binder course level and the footway(s) to surface course level.
Reason:
To minimise hazards and inconvenience for users of the
development by ensuring that there is a safe, suitable and secure
means of access for all people that minimises the conflict between
traffic and cyclists and pedestrians in accordance with Paragraphs
32 and 35 of the National Planning Policy Framework and Policies
SA3 and EI12 of the Stroud District Local Plan (November 2015).
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12.

No more than 126 dwellings (or any other development mix
generating the same level of peak hour traffic) shall be occupied
until the highway improvement works at the junction of
Tilsdown/Dursley Road/Kingshill Road have been completed
broadly in accordance with Figure 6.16 of the submitted Transport
Assessment.
Reason:
To ensure that cost effective improvements are undertaken to the
transport network that mitigate the significant impacts of the
development in accordance with paragraph 32 of the National
Planning Policy Framework and Policy EI12 of the adopted Stroud
District Local Plan (November 2015).

13.

No more than 251 dwellings (or any other development mix
generating the same level of peak hour traffic) shall be occupied
until the highway improvement works at the junction of Woodfield
Road/Tilsdown/A4135 Cam Pitch junction have been completed
broadly in accordance with Figure 6.10 of the submitted Transport
Assessment.
Reason:
To ensure that cost effective improvements are undertaken to the
transport network that mitigate the significant impacts of the
development in accordance with paragraph 32 of the National
Planning Policy Framework and Policy EI12 of the adopted Stroud
District Local Plan (November 2015).

14.

The employment development hereby approved shall not exceed a
total of 34,885msq gross floor area. Development of use class B1
shall not exceed 17,629sqm and development of Use Class B2
shall not exceed 10,473sqm and development of Use Class B8
shall not exceed 6783sqm. The use classes referred to in this
condition are those defined in the Town and Country Planning
(Use Classes) Order 1987 (as amended).
Reason:
To ensure that the proposed mix of employment development will
not exceed the level of traffic impact assessed within the submitted
transport assessment including the agreed highway improvement
works in accordance with Paragraph 32 of the National Planning
Policy Framework and Policies SA3 and EI12 of the adopted
Stroud District Local Plan (November 2015).
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15.

No construction shall commence of any building hereby permitted
accessed from Box Road until engineering details of the
modifications/realignment to improve pedestrian crossing facilities
at Box Road and the junction with A4135, including street lighting,
have been submitted to and approved in writing by the Local
Planning Authority. No building shall be occupied until the
modifications/realignment have been carried out in full accordance
with the approved details.
Reason:
To ensure that the opportunities for sustainable transport have
been taken up in accordance with paragraph 32 of the National
Planning Policy Framework andd Policies SA3(10) and EI12 of the
adopted Stroud District Local Plan (November 2015).

16.

No works shall commence on the site in connection with the
development accessed from Box Road until engineering details of
a scheme for traffic calming on Box Road have been submitted
and approved in writing by the Local Planning Authority and
implemented in full prior to occupation of any building.
Reason:
To ensure that cost effective improvements are undertaken to the
transport network that mitigate the significant impacts of the
development in accordance with paragraph 32 of the National
Planning Policy Framework and Policies SA3(12) and EI12 of the
adopted Stroud District Local Plan (November 2015).

17.

No works shall commence on the site in connection with the
development accessed from Box Road until engineering details of
a scheme to provide a continuous footway from the A4315 to Cam
and Dursley railway station along Box Road are submitted to and
agreed in writing by the Local Planning Authority and completed in
all respects prior to occupation of the proposed buildings.
Reason:
To ensure that the opportunities for sustainable transport have
been taken up in accordance with paragraph 32 of the National
Planning Policy Framework and Policies SA3(10) and EI12 of the
adopted Stroud District Local Plan (November 2015).

18.

No works shall commence on site on the development hereby
permitted until details of the following pedestrian improvements:
High Street/A4135
Installation of tactile paving at the junction to Draycott Business
Park, Kerry's, The Vennings and Courthouse Garden
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Uncontrolled pedestrian crossing point on northern arm of
Roundabout junction High Street/Noel-Lee Way
Provision of footway from 72-84 (north of access serving Coal
Yard to railway bridge)
Chapel Street
Installation of tactile paving at the junction of Chapel Street and
Rowley
Hopton Road
Installation of tactile paving at the junction of Hopton Road and
Millbank
Woodview Road
Installation of tactile paving at the junction of Everlands, The
Corriett, The Croft, Leaside
close, Marlstone Road and Birch Road
have been submitted to and approved in writing by the Local
Planning Authority and no occupation until the approved works
have been completed and are open to the public.
Reason:
To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the
National Planning Policy Framework and Policies SA3 and EI12 of
the adopted Stroud District Local Plan (November 2015).
19.

No works shall commence on site until details, including the
phasing of delivery (linked to the identified housing and
employment phases), of the footway/cycleway along the route of
the disused railway line shown indicatively on Masterplan AL.P.14
Rev C linking Box Road to Draycott Mills, have been submitted
and approved in writing by the Local Planning Authority. Such
details as are approved shall thereafter be completed in
accordance with the approved phased delivery programme.
Reason:
To ensure that the opportunities for sustainable transport modes
have been taken up in accordance with paragraph 32 of the
National Planning Policy Framework and Policies SA3(9) and EI12
of the adopted Stroud District Local Plan (November 2015).

20.

No building hereby permitted shall be occupied until the access
parking and turning facilities serving that building have been
provided in accordance with the details approved pursuant to
condition 1.
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Reason:
To reduce potential highway impact by ensuring that adequate
parking and manoeuvring facilities are available within the site in
accordance with paragraph 35 of the National Planning Policy
Framework and Policy EI12 of the adopted Stroud District Local
Plan (November 2015).
21.

The approved residential and employment Travel Plans shall be
implemented in accordance with the details and timetable therein,
and shall be continued thereafter, unless otherwise agreed in
writing by the Local Planning Authority.
Reason:
To ensure that the opportunities for sustainable transport modes
are taken up in accordance with paragraphs 32 and 36 of the
National Planning Policy Framework and Policy EI12 of the
adopted Stroud District Local Plan (November 2015).

22.

Prior to occupation of the commercial development hereby
permitted details of facilities for charging plug-in and other ultra low
emission vehicles shall be submitted to and agreed in writing by
the Local Planning Authority and completed in all respects once
approved.
Reason:
To ensure that the opportunities for the use of sustainable
transport modes are taken up in accordance with paragraph 35 of
the National Planning Policy Framework and Policy EI12 of the
adopted Stroud District Local Plan (November 2015).

23.

Prior to the commencement of any building within a phase of
development a scheme for the provision of fire hydrants served by
mains water supply shall be submitted to and approved in writing
by the local planning authority and no building shall be occupied
until the fire hydrant serving that building has been provided in
accordance with the approved scheme.
Reason:
To ensure adequate water infrastructure provision is made on site
for the local fire service to tackle any property fire in accordance
with paragraphs 32 and 35 of the National Planning Policy
Framework and Policy EI12 of the adopted Stroud District Local
Plan (November 2015).
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24.

No development shall be commenced until details of the proposed
arrangements for future management and maintenance of the
proposed streets within the development have been submitted to
and approved in writing by the local planning authority. The streets
shall thereafter be maintained in accordance with the approved
management and maintenance details until such time as either a
dedication agreement has been entered into or a private
management and maintenance company has been established.
Reason:
To ensure that safe and suitable access is achieved and
maintained for all people as required by paragraph 32 of the
National Planning Policy Framework and to establish and maintain
a strong sense of place to create attractive and comfortable places
to live, work and visit as required by paragraph 58 of the National
Planning Policy Framework and Policy EI12 of of the adopted
Stroud District Local Plan (November 2015).

25.

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. The parking of vehicles of site operatives and visitors;
ii. The unloading and loading of materials;
iii. The storage of plant and materials used in constructing the
development;
iv. Wheel washing facilities;
v. Measures to control the emission of dust and dirt during
construction;
vi. A scheme for recycling/disposing of waste resulting from
demolition and
construction works;
vii. Details of the site access/routeing strategy/signage during the
construction period.
Reason:
To reduce the potential impact on the public highway and
accommodate the efficient delivery of goods and supplies in
accordance paragraph 35 of the National Planning Policy
Framework and Policies CP14 (7) and ES3 (3) of the adopted
Stroud District Local Plan (November 2015).
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26.

Prior to the first occupation, the Project Ecologist shall confirm in
writing that the scheme and consequent reserved matters have
been constructed and implemented in full accordance with the
Construction Environmental Management Plan produced by
Aspect Ecology in June 2016.
Reason:
In accordance with Policies ES1and ES3 of the Stroud District
Local Plan (19th November 2015).

27.

Prior to commencement of the development, a noise mitigation
scheme shall be submitted in writing to, and approved by, the
Local Planning Authority. The scheme shall detail measures to
ensure that residential properties, both proposed and existing,
meet the following standards:
a)
sound levels within habitable rooms during the hours of
07:00 - 23:00 shall not exceed 35 dB LAeq,16hour, with windows
closed but alternative means of ventilation provided;
b)
sound levels within bedrooms during the hours of 23:00 07:00 shall not exceed 30 dB LAeq,8hour, with windows closed but
alternative means of ventilation provided; and
c)
sound levels within garden areas during the hours of 07:00 23:00 shall not exceed 55 dB LAeq,1hour.
Note: This will require consideration of the impact of proposed B2
and B8 class uses including outside working/storage/loading,
machinery noise, etc and the mitigation measures proposed,
where necessary.
Reason:
In the interests of the amenities of the occupiers of residential
properties (existing and proposed) in accordance with Policies ES3
and CP14 of the adopted Stroud District Local Plan (November
2015).

28.

The level of noise from commercial operations at the site shall not
exceed 60 dB LAmax as measured or determined at the external
boundary of any residential property between the hours of 23:00 to
07:00.
Reason:
In the interests of the amenities of the occupiers of residential
properties (existing and proposed) in accordance with Policies ES3
and CP14 of the adopted Stroud District Local Plan (November
2015).
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29.

Prior to occupation of any unit for a purpose falling within class B2,
the operator shall submit, for the approval of the Local Planning
Authority, details of the industrial process[es] to be carried on
within the premises, together with a scheme using "best practical
means" to mitigate the effect of fumes and odours arising from the
processes to be carried on. The approved scheme shall be
maintained and shall not be altered without the prior written
approval of the Local Planning Authority.
Reason:
In the interests of the amenities of the occupiers of residential
properties (existing and proposed) in accordance with Policies ES3
and CP14 of the adopted Stroud District Local Plan (November
2015).

30.

Prior to commencement, a Construction Environmental
Management Plan will be required to set out proposed actions to
minimise disturbance to local residents during the construction of
the proposed development, I would request that it should contain
the following in addition to the usual requirements:
I.
a scheme specifying the provisions to be made to control
dust emanating from site;
II.
details of how it is intended to utilise "best practicable
means" to minimise noise levels; and
III.
a scheme demonstrating how it is intended to liaise with
local residents during the construction process, including how
complaints will be handled.
Reason:
In the interests of the amenities of the occupiers of residential
properties (existing and proposed) in accordance with Policies ES3
and CP14 of the adopted Stroud District Local Plan (November
2015).

31.

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:
In the interests of the amenities of the occupiers of nearby
residential properties in accordance with Policies ES3 and CP14 of
the adopted Stroud District Local Plan, November 2015.
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32.

Prior to the commencement of work on site, a detailed and costed
biodiversity management plan based on Aspect Ecology's
Framework Ecological Management Plan (June 2016) shall be
submitted to and approved in writing by the Local Planning
Authority. This shall set out clear measurable objectives for each
phase of development and identify appropriate funding,
implementation, monitoring and remediation mechanisms for the
long term management of the ecological habitats and features
across the site.
Reason:
In order to conserve and enhance biodiversity and avoid any likely
significant effects upon the Severn European Marine Site and in
accordance with the Habitats and Species Regulations (2010) and
Policy ES6 of the adopted Stroud District Local Plan (November
2015).

33.

Prior to the commencement of work on site a monitoring strategy
for the open space shall be submitted and approved in writing by
the Local Planning Authority. This will characterise the preconstruction usage of the riverside public footpath and set out a
strategy to monitor visitor usage of the open space over the period
of the management plan. This should include clear and
measurable questions designed to test whether visitors are being
attracted away from the Severn Way and to assist in the design of
future impact avoidance measures.
Reason:
In order to conserve and enhance biodiversity and avoid any likely
significant effects upon the Severn European Marine Site and in
accordance with the Habitats and Species Regulations (2010) and
Policy ES6 of the adopted Stroud District Local Plan (November
2015).

34.

At five yearly intervals after the first occupation for a period of 25
years, the outcome of both the management plan and visitor
monitoring strategy shall be provided to the Local Planning
Authority and to the Gloucestershire Environmental Records
Centre.
Reason:
In order to provide conserve and enhance biodiversity and avoid
any likely significant effects upon the Severn European Marine Site
and in accordance with the Habitats and Species Regulations
(2010) and Policy ES6 of the adopted Stroud District Local Plan
(November 2015).
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35.

No development approved by the permission shall be commenced
until a Detail Drainage Strategy has been submitted to and
approved in writing by the Local Planning Authority. The Strategy
should be supported by evidence of ground conditions and
modelling of the scheme/structures to demonstrate it is technically
feasible; and where applicable adheres to the NPPF, Non-statutory
technical Standards for Sustainable Drainage, Building Regulation
H and local policy. The drainage scheme shall be carried out in
accordance with the approved details. Where surface water
requires disposal off site (i.e. not infiltrated) the applicant must
provide evidence of consent to discharge/connect through 3rd
party land or to their network/system/watercourse.
Reason:
To ensure the development is provided with a satisfactory means
of drainage and thereby preventing the risk of flooding. It is
important that these details are agreed prior to the commencement
of development as any works on site could have implications for
drainage in the locality in accordance with Policies SA3 (7,8),
CP14 and ES3 of the adopted Stroud District Local Plan
(November 2015).

36.

No building hereby permitted shall be occupied until arrangements
for adoption by any public authority or statutory undertaker or any
other arrangements to secure the operation of the agreed drainage
scheme throughout its lifetime have been submitted to and
approved in writing by the Local Planning Authority.
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 for the lifetime of the development, in accordance with
Policies SA3 (8), CP14 and ES3 of the adopted Stroud District
Local Plan (November 2015).

37.

No development shall be put in to use/occupied until a sustainable
drainage (SUDS) maintenance plan for all SuDS/attenuation
features and associated pipework has been submitted to and
approved in writing by the Local Planning Authority. The approved
SUDS maintenance plan shall be implemented in full in
accordance with the agreed terms and conditions.
Reason:
To ensure the continued operation and maintenance of drainage
features serving the site and avoid flooding in accordance with
Policies SA3 (7), ES1, ES3 and CP14 (2) of the adopted Stroud
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District Local Plan (November 2015).
38.

The development hereby permitted should not commence until
drainage plans for the disposal of foul and surface water flows
have been submitted to and approved by the Local Planning
Authority. 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 of creating or exacerbating
a flooding problem and to minimise the risk of pollution in
accordance with Policies SA3 (8), ES3, ES4 and CP14 of the
adopted Stroud District Local Plan (November 2015).

39.

There shall be no new structures (including gates, walls and
fences) or raising of ground levels on land within the 100 year plus
climate change floodplain, the floodplain as shown by the light blue
dashed line on drawing no. AL.P.14, Rev. C, or within 8metres of
the top of bank of the River Cam, inside or along the boundary of
the site, unless otherwise agreed in writing by the Local Planning
Authority.
Reason:
To prevent any impact on flood flows and flood risk elsewhere in
accordance with policy ES4 of the adopted Stroud District Local
Plan (November 2015).

40.

During the construction phase there shall be no storage of any
materials, including soil, on ground located below the 100 year
flood level plus climate change.
Reason:
To ensure that there will be no increased risk of flooding to third
parties due to impedance of flood flows and/or reduction of flood
storage capacity in accordance with Policy ES4 of the adopted
Stroud District Local Plan (November 2015).

41.

The development hereby permitted shall not begin until a scheme
to deal with contamination of land, controlled waters and/or ground
gas has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall include all of the following
measures, unless the Local Planning Authority dispenses with any
such requirement specifically in writing:
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1.
A Phase I site investigation report carried out by a
competent person to include a desk study, site walkover, the
production of a site conceptual model and a human health and
environmental risk assessment, undertaken in accordance with BS
10175:2001 Investigation of Potentially Contaminated Sites - Code
of Practice.
2.
A Phase II intrusive investigation report detailing all
investigative works and sampling on site, together with the results
of the analysis, undertaken in accordance with BS 10175:2001
Investigation of Potentially Contaminated Sites - Code of Practice.
The report should include a detailed quantitative human health and
environmental risk assessment.
3.
A remediation scheme detailing how the remediation will be
undertaken, what methods will be used and what is to be
achieved. A clear end point of the remediation should be stated,
such as site contaminant levels or a risk management action, and
how this will be validated. Any on going monitoring should also be
outlined. No deviation shall be made from this scheme without
prior written approval from the Local Planning Authority.
4.
If during the works contamination is encountered which has
not previously been identified, then the additional contamination
shall be fully assessed and an appropriate remediation scheme
submitted to and approved in writing by the Local Planning
Authority.
5.
A validation report detailing the proposed remediation works
and quality assurance certificates to show that the works have
been carried out in full accordance with the approved
methodology. Details of any post-remedial sampling and analysis
to show that the site has reached the required clean-up criteria
shall be included, together with the necessary documentation
detailing what waste materials have been removed from the site.
Reason:
To comply with the provisions of Policies GE2 and GE6 of adopted
Stroud District Local Plan, November 2005 and to ensure the site
is free from the effects of any contamination from previous uses of
the site and does not pose a threat to human health.
42.

Applications for approval of reserved matters of individual
residential phases shall, unless otherwise agreed by Stroud
District Council allocate within each phase a site or sites for self
build development.
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Reason:
To accord with Policy HC3 of the adopted Stroud District Local
Plan (November 2015).
43.

The developer shall ensure that a suitably qualified archaeologist
is present during the undertaking of any ground works in the
development area, so that an archaeological watching brief can be
conducted. The archaeological watching brief will be undertaken to
the standards laid down by the Institute of Archaeologists. The
Local Planning Authority will be informed, in writing, of the name of
the said archaeologist at least two weeks prior to the
commencement of development.
Reason:
In the interests of archaeology in accordance with Policy ES10 of
the adopted Stroud District Local Plan (November 2015).

Informatives:
1.

In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. The case officer contacted the
applicant/agent and negotiated changes to the design which has
enhanced the overall scheme; these have been detailed in the
Officer Report.

2.

The Applicant/Developer is required to enter into a legally binding
S106 Planning Agreement (including an appropriate bond). Any
legal agreement will usually be between Gloucestershire County
Council, the Landowner and the Developer; as a consequence, the
Developer must meet the County Council's legal and technical
costs in preparing the agreement.
Further guidance on the Local Highway's Authority's requirements
can be found in it's document entitles ' Manual for Gloucestershire
Streets' which is available on the Council's website
The developer will be expected to meet the full costs of supplying
and installing the fire hydrants and associated infrastructure.
The proposed development will involve works to be carried out on
the public highway and the Applicant/Developer is required to
enter into a legally binding Highway Works Agreement (including
an appropriate bond) with the County Council before commencing
those works.
For avoidance of doubt the submitted layout and access plans
have been treated as being for illustrative purposes only as the
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application is in outline with all matters reserved.
The site is traversed by a public right of way and this permission
does not authorise additional use by motor vehicles, or obstruction,
or diversion.
3.

The Applicant and their Project Ecologist are responsible for
applying to Natural England for a license if any likely effects on a
European Protected Species are predicted, as set out in the
Conservation of Habitats and Species Regulations 2010 (as
amended).

4.

Your attention is drawn to the attached notes in respect of Network
Rail's requirements for the safe operation of the railway and the
protection of their land.

5.

Any works in, under, over or within 8 metres of the River Cam will
require prior Environment Agency Flood Defence Consent in
addition to any planning permission. This will ensure that the
proposals are also in accordance with the terms of the Water
Resources Act (1991) and Midlands Land Drainage Byelaws.

CONSULTEES
Comments
Received

Mr Andrew Lord
Dursley Town Council
Policy Implementation Officer (E)
Karen Colbourn
Parish / Town
Highways England
Contaminated Land Officer (E)
Conservation South Team
Arboricultural Officer (E)
Mr David Lesser
Planning Strategy Manager (E)
Environmental Health (E)
The Environment Agency (E)
Cam Parish Council
Crime Prevention Design Advisor (E)
Flood Resilience Land Drainage
Archaeology Dept (E)
Severn Trent Water Ltd (E)
Natural England (E)
Network Rail(E)
Historic England SW
Wales And West Utilities Limited (E)
Severn Trent Water Ltd (E)
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Not Yet
Received

Western Power Distribution(E)
Public Rights Of Way Officer
Gloucestershire Education Dept (E)
GCC Community Infrastructure Contributions
Andrew Hughes
Dursley Town Council
Coaley Parish Council
Development Coordination (E)

CONTRIBUTORS
OFFICER’S REPORT
DESCRIPTION OF SITE
The application site covers approximately 34.8ha and is located to the north eastern edge of
Cam. The site is dog-leg in shape and subdivided at its centre by the River Cam. The
northern section of the site comprises 3 agricultural fields that run to the east of Box Road.
This section is subdivided further into two by the dwellings at 4 & 6 Box Road and an
electricity substation. The Cam & Dursley Railway Station is located to the north west of the
site.
The southern section of the site is located away from the main road (A4135) and to the east
of the existing Draycott Business Park.
To the east there are agricultural fields.
The northern section of the site is relatively flat with undulations falling gently to the corridor
of the River Cam whilst the southern portion rises to the east. The landscape is characterised
as rolling rural agricultural, comprising of a mix of arable and pastoral including mature
boundary trees, hedgerows and mature trees prevalent within the southern section of the
site.
The majority of the site is 75% Grade 3 agricultural land.
An existing PROW runs north to south through centre of northern portion of the site and off
this further PROWs run east and south connecting through to Cam.
PROPOSAL
Outline planning permission is sought for up to 450 houses and 10.7 ha of employment land
for Use Classes B1, B2 and B8 with associated parking and servicing; open space and
landscaping including Riverside Park, flood storage ponds and infrastructure, creation of new
vehicular accesses to Draycott (A4135) and Box Road; infrastructure and utilities.
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Development brief drawings are contained within Section 3 of the amended Design and
Access Statement and cover a land use and delivery plan, landscape, public realm, indicative
concept masterplan and residential design guide.
The indicative quantum/phasing of development as set out within the revised Design and
Access Statement is as follows:
H1
H2
H3
H4
H5
E1
E2

97 dwellings
137 dwellings
72 dwellings
80 dwellings
77 dwellings
14,500msq Employment
20,165msq Employment

The employment land is proposed to be phased with the delivery of the housing with E1 to be
provided alongside phases H1 and H2 with further development restricted until E1 is
completed.
Three points of access into the site are proposed from Box Road and a new signalised
junction at Draycott Mills from the A4135 that would serve the land parcels H3, H4, H5 and
E2 and cross the River Cam via a bridge. Phases H1 and H2 provide the necessary income
to fund the river crossing.
The residential units will be 2, 3 and 4 bedroom to reflect the local housing needs mix of the
area.
Within the site, new and altered Public Rights of Way (PRoW) are proposed to connect
through the site to create a network linking the various parcels of land.
The application has been accompanied by the following supporting surveys and reports:
Planning Statement (PJS Solutions - November 2015);
Design and Access Statement (Graham Frecknall Archiecture &Design - Revision C April
2016);
Environmental Statement & Non-Technical Summary - covering the topics of Biodiversity, Air
Quality. Landscape Flooding, Contamination, Amenity, Heritage, Access and Recreation,
Agriculture, Traffic and Phasing.
HISTORY
The southern part of the site accessed from the A4135 has previously had the benefit of
planning permission for an employment site under S.08/2190/FUL and S.09/0611/OUT with
an application to extend the time period of the latter application S.12/1325/VAR. These
applications were not implemented partly due to the effects of the recession and costs
associated with the access infrastructure.
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REVISED DETAILS
Supplementary Information - Industrial Noise and Vibration Centre Limited - Received
16.02.2016
Additional package of information Received 13.06.2016:
Amended application form
Amended Design and Access Statement (DAS) and associated drawings -in light of feedback
from the Environment Agency.
Amended Flood Risk Assessment (FRA) -in light of the EA feedback.
Callidus drawing no. TE/1260/402 sets out the minimum FFLs for the various parts of the
site.
Archaeological Field Evaluation Report (Cotswold Archaeology).
Construction Environmental Management Plan (CEMP) (Aspect Ecology).
Framework Ecological Management Plan (FEMP) (Aspect Ecology).
Technical Briefing Note - issued to Gloucestershire County Council (Asbri Transport).
Technical Note issued to Highways England (Millfields impact on J.14 of M5 motorway - Asbri
Transport)
MATERIALS
A reserved matter for future consideration.
REPRESENTATIONS
Statutory Consultees:
Cotswold Conservation Board - No objection subject to planning conditions and/or a legal
agreement are secured to provide for the protection of and enhancement of existing
landscape hedgerows and trees; the retention and reinforcement of the internal field buffers;
new structural landscape buffers particularly in relation to locations where there are views
from the high ground of the AONB; suitable green space and green infrastructure within the
development; buffers along the eastern and southern area as proposed. In addition controls
should be applied to control the maximum height of buildings; the agreement of external
materials within any future reserved matters application; and ensuring any employment
buildings are of a suitable dark external colour so when seen from the high ground of the
AONB they merge into the existing and proposed landscaping; and the details of all external
lighting designs and locations are approved to ensure light pollution on the dark night skies of
the AONB is minimised.
SDC Water Resource Engineer - Recommend condition regarding adoption of the drainage
scheme for its lifetime.
Local Lead Flood Authority - No objection subject to conditions in respect of detail drainage
strategy and maintenance
SDC Contaminated Land Officer - Recommends full contaminated land condition
SDC Policy Implementation Manager - Initially raised concerns as the Planning Statement
raised viability as an problem, and proposes a reduced proportion of affordable housing
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(20%) on phase one, alongside a revised tenure mix. Following negotiations the affordable
housing offer has been amended to meet the adopted policy and the local housing needs as
identified.
Dursley Town Council - concern regarding the potential impact on local schools and medical
facilities, increase traffic, pedestrian access to Slimbridge school, need for improved parking
provision at railway station, potential on street parking issues during construction and the
inadequacy of Box Road junction. The Council is also concerned regarding the proposed
mitigation at the Sandpits/Tilsdown/Dursley Road Junction as they would result in congestion
and queues. No evidence that traffic lights improve flow. The Council campaigned hard for
several years to remove lights within Dursley and this has dramatically improved traffic flow.
Dursley Town Council should be considered a consultee on the wider S.15.2804/OUT
application and should be notified of changes.
Environmental Health - No objection subject to noise conditions
Environment Agency - Recommend conditions regarding finished floor levels and restricting
structures, raising levels & storage within 8m of the top of bank of the River Cam and within
the 100 year plus climate change floodplain
CPRE - Support
Severn Trent Water - No objections subject to a condition requiring the agreement of foul and
surface water flows.
Natural England - No objection
Historic England - No comment
Highways England - Following initial 'holding' responses to ensure no decision was made
whilst modelling of Junction 14 of the M5 was completed, no objection is raised.
GCC Archaeologist - Given the potential for archaeological remains at the site, and the
potential for geophysical surveys to miss smaller archaeological features, the Environmental
Statement was considered deficient in this regard. An archaeological field evaluation was
therefore recommended with 2% trial trenching across the site. Following this a condition was
recommended for further investigations.
Cam Parish Council - Response summarised as follows:
* Concerns that 30% affordable housing is not being provided in all phases;
* consider that there are no 3 storey houses within Cam;
* Accept location of E1 employment but would wish to limit B2 & B8;
* Phasing should be identified and linked with housing;
* Flooding issues in neighbourhood & the EA should be fully consulted;
* Maintenance & Protection of riverside walk should be secured;
* The housing at the site should be limited to 450;
* Major concerns regarding junctions at Cam Pitch and Box Road that are not being
upgraded as part of the mitigation;
* Concern that cycle path stops at Draycott. Should be phased early within development

Page 89 of 112

Development Control Committee Schedule
29/11/2016
* Cam & Dursley Station has insufficient parking and parking spaces should be provided.
EPR Ecology (SDC Retained Ecologist) - Initial concerns regarding the way the information
had been presented. The assessment methodology needed to make reference to new
guidelines (CIEEM January 2016) and needed the information to allow SDC to further
understand the changes from the scheme, the value of features to be affected, identification
of likely significant effects and an assessment of whether the proposed mitigation is likely to
be successful in avoiding or reducing significant effects. Further information was also
required in relation to the treatment of the habitats within the river park, plus work to
determine if there are likely to be any effects on the Severn Estuary SAC due to increased
recreational pressure.
Following submission of additional information, no objection subject to conditions in respect
of monitoring
Glos Constabulary - Make comments on the layout of the site and suggest improvements for
security. A request for a contribution to policing is also outlined.
Network Rail - No objection. Provide detailed notes regarding any development near their
land to protect it and ensure the safe operation of the railway. They would also welcome
planning obligation as the development is likely to increase the patronage of the railway
station to improve its facilities (e.g. waiting facilities, cycle storage etc.)
Public
146 objections and 17 general comments have been received although a large majority of
these are opposed to the proposed mitigation at the Sandpits roundabout. Objections are
summarised as follows:
* The introduction of traffic lights at Sandpits junction will cause chaos and have a serious
negative impact on residents. The current roundabout provides adequate traffic flow. Traffic
lights were removed from the centre of Dursley and the situation improved.
* Amount of housing is too much and location unsustainable.
* Development is out of keeping
* Loss of agricultural land
* No three storey houses - out of character
* Congestion / access / traffic
* Traffic calming for Box Road development - what will happen to that scheme?
* Will houses fronting Box Road have vehicular access onto the highway? If so widening etc
* How do existing electricity cables fit into the scheme proposed?
* Ribbon development
* Site will encourage car use - away from existing facilities
* Employment Land - limited interest in Draycott Mill site. Why more employment land
* Why not build on existing brownfield land (e.g Newport Towers) before green fields?
* Green belt land
* Loss of value
* Inadequate sewerage system
* Inadequate services
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* Land prone to flooding/ Building on flood plain. Has it all been adequately catered for?
* Loss of privacy for existing residents
* Impact upon biodiversity (wildlife and habitats)
* More commuters using railway station with insufficient parking
* Noise / Landscaping needed to minimise impact between industrial and residential
development
* Industrial area outside settlement boundary
* What is the land for future development?
PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The adopted Stroud District Local Plan, November 2015 is the development plan for Stroud
District. Due weight should be given to policies in this plan according to the degree of
consistency with the National Planning Policy Framework (NPPF). The NPPF is a material
consideration in planning decisions. The NPPF was published on 27 March 2012.
The core planning principles of the NPPF (Paragraph 17) seek to enhance and improve the
places in people live, support sustainable development, secure high quality design, protect
important landscape features, encourage the use of renewable sources, conserve and
enhance the natural environment, re-use previously developed land, promote mixed use
developments, conserve heritage assets, encourage sustainable transport and improve
health, social and cultural wellbeing for all. In summary the relevant matters within the NPPF
are:
Chapter 1 (Paragraphs 18-22) of the NPPF are committed to securing economic growth to
create jobs and prosperity. Government is dedicated to ensuring that the planning system
does everything possible to support sustainable economic growth.
Chapter 4 (Paragraphs 29-41) of the NPPF promote the need for sustainable transport. It
outlines Governments objectives with regard to offering people access to a real choice about
how they chose to travel. It requires access to sustainable transport modes and recognises
that sustainable transport solutions will vary from urban to rural areas.
Chapter 5 (Paragraphs 42-46) of the NPPF requires high quality communications
infrastructure as being essential for sustainable economic growth.
Chapter 6 (Paragraphs 47-55) of the NPPF establishes Governments objectives for housing
provision and allows for a rolling 5 year housing supply (plus 5% additional buffer). It also
considers the location of new housing in sustainable locations with the requirement for
affordable housing provision. .
Chapter 7 (Paragraphs 56-68) of the National Planning Policy Framework (NPPF) stresses
the importance of quality design in the provision of sustainable development. It stresses
Governments objectives for inclusive design, innovation and raising design standards.
Chapter 8 (Paragraphs 69-78) of the NPPF details how planning can play an important role in
facilitating social interaction and creating healthy, inclusive communities. It sets out
objectives for the provision of high quality public spaces which encourage the active and
continual use of public areas.
Chapter 10 (Paragraphs 93-108) of the NPPF establishes Governments objectives in
supporting the delivery of a low carbon future which would aid in reducing greenhouse gas
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emissions , minimise vulnerability and provide resilience to the impacts of climate change.
This chapter considers the implications of development on areas prone to flooding by virtue
of proximity to watercourses or management of surface water.
Chapter 11 (Paragraphs 109-125) of the NPPF details Governments objectives with regard to
protecting and enhancing valued landscapes such as the AONB whilst minimising impacts of
development on biodiversity. It requires assessment of noise generating developments or the
location of development in noise sensitive environments. It also considers pollution and land
contamination.
Chapter 12 (Paragraphs 126-141) of the NPPF is of relevance when assessing proposals on
sites with listed buildings and settings on or adjacent to them. It establishes the importance of
the historic environment, heritage assets and archaeology and provides guidance on
conservation and enhancement.
Full details of the NPPF is available to view at
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf
For the full content of the Stroud District Local Plan policies above together with the preamble
text and associated supplementary planning documents are available to view on the Councils
website
http://www.stroud.gov.uk/info/plan_strat/newlocalplan/PLAIN_TEXT_Local%20Plan_Adopted
_November_2015.pdf
Local Plan policies considered for this application include:
CP1 - Presumption in favour of sustainable development.
CP2 - Strategic growth and development locations.
CP3 - Settlement Hierarchy.
CP4 - Place Making.
CP5 - Environmental development principles for strategic growth.
CP6 - Infrastructure and developer contributions.
CP7 - Lifetime communities.
CP8 - New housing development.
CP9 - Affordable housing.
CP11 - New employment development.
CP13 - Demand management and sustainable travel measures.
CP14 - High quality sustainable development.
SA3 - Site allocation north east of Cam.
HC3 - Strategic self-build housing provision.
EI12 - Promoting transport choice and accessibility.
EI13 - Protecting and extending our cycle routes.
EI16 - Provision of public transport facilities.
ES1 - Sustainable construction and design.
ES3 - Maintaining quality of life within our environmental limits.
ES4 - Water resources, quality and flood risk.
ES5 - Air quality.
ES6 - Providing for biodiversity and geodiversity.
ES7 - Landscape character.
ES8 - Trees, hedgerows and woodlands.
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ES10 - Valuing our historic environment and assets.
ES12 - Better design of places.
ES14 - Provision of semi-natural and natural green space with new residential development.
ES15 - Provision of outdoor play space.
The proposal should also be considered against the guidance laid out in SPG Residential
Design Guide (2000), SPG Residential Development Outdoor Play Space Provision, SPG
Stroud District Landscape Assessment, SPD Affordable Housing (Nov 2008) and SPD
Housing Needs Survey (2008).
With regard to a Neighbourhood Plan, the area of Cam has been designated and the Parish
Council are evidence gathering. As such there is no weight to be afforded to this tier of
planning policy.
The application has a number of considerations which both cover the principle of
development and the details of the proposed scheme. These considerations can be
summarised as the following;
* Principle of development
* Design, Appearance and Landscape
* Residential Amenity
* Noise
* Highway implications
* Contaminated land
* Public open space
* Affordable Housing
* Ecology
* Archaeology and historic environment
* Obligations
PRINCIPLE OF DEVELOPMENT
There is a presumption in favour of sustainable development as applied locally through the
policies contained within the Local Plan. Consequently, decision makers should approve
proposals that accord with the Local Plan without delay, but should refuse proposed
development that conflicts with the Local Plan, unless material considerations indicate
otherwise.
The application is for the development of land mostly allocated in the adopted Local Plan for
a mixed use development including 450 dwellings and 11.4 ha of land for B1, B2 and B8
land. The land uses set out in the application are therefore broadly in accordance with the
strategic allocation north east of Cam (Policy SA3) in the adopted Local Plan. The
employment land and delivery will be linked to the delivery of the housing via a section 106
agreement to satisfy the overall strategic aim of the Development Plan to facilitate jobs and
growth. The applicant has also agreed to develop a marketing plan to bring forward
employment on the allocated sites.

Page 93 of 112

Development Control Committee Schedule
29/11/2016
The application does not include a parcel of land at the southern edge of the Local Plan
allocation but does however include additional land at Box Road, opposite the Cam &
Dursley railway station, not within the Local Plan allocation.
The allocation policy SA3 includes 15 criteria to address a number of detailed matters and it
will be important that any permission ensures the criteria set out under Policy SA3 are
satisfied, or can be satisfied, at reserved matters stages.
In accordance with the Local Plan, a design statement, a development brief and masterplan
have been produced to ensure that the development is of a high design quality and delivered
in an integrated and coordinated way, to include green infrastructure and a structural
landscaping framework.
The application proposes 10.7 ha of employment land rather than the 11.4ha identified in the
Local Plan. It is acknowledged that the allocation reflected a previous unimplemented
planning permission on the centre of the site and that the new concept, splitting the
employment into two smaller areas will produce a better distribution of land uses across the
site. In addition, the proximity of the northern employment area to the railway station is also
likely to be attractive to the office market. Whilst the proposal does not provide the full
employment provision set out in the Local Plan this matter should be balanced in the overall
light of all material considerations and the extent to which they meet the criteria of Policy
SA3.
DESIGN, APPEARANCE AND LANDSCAPE
As an outline application, all matters are for future consideration at reserved matters stage.
The site divides easily and naturally into different sections that can be shaped by their
immediate environs. For example, the housing along Box Road would naturally face the
highway with a stronger urban edge in response to nearby properties and the scheme
currently under construction by Taylor Wimpey, whilst the eastern boundary with the River
Cam and agricultural land beyond, would become more diffuse and feather into the
landscape. The submission of materials is a recommended condition.
The concept masterplan illustrates how the internal layout of the site could use a series of
well-connected streets, ideally minimising cul-de-sacs to ensure a permeable layout for all
users.
A Development Brief/Design Guide has been included, which reflects the scale and variety of
residential development within Cam. This restricts the height to 2.5 storey and suggests
various layout types.
In accordance with criterion 6 of Policy SA3, the masterplan identifies a structural landscape
buffer to the eastern boundary of the north-west boundary at the 50m land contour. This will
offer a substantial soft boundary to the development and ameliorate views from high ground
of the AONB. A condition is recommended that this be planted in the first season after
commencement of that particular phase.
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Existing vegetation on the site boundaries will be retained and enhanced including the
riparian vegetation along the River Cam as is the linear wooded tract that runs the length of
the former railway line. The existing field hedgerows internal to the site will also be retained
and reinforced. Existing trees will be retained with particularly important specimens being
within public open spaces. New hedgerows will be planted with native species and the
existing internal hedgerows to be retained will be supplemented with to reinforce.
The long-term management and maintenance of open spaces will be subject to the Section
106.
RESIDENTIAL AMENITY
The site has limited immediate neighbours with open fields to the east and south east and the
railway station to the north-west. There are properties to the north west of Box Road at Box
Crescent and the Taylor Wimpey housing currently under construction. These are separated
from the site by Box Road itself and suitable distances applied at Reserved Matters stage.
Housing to the south west of the site, between Box Road and the Draycott Business Park has
a common boundary with the site but will be separated by the cycle path proposed on the
disused railway line. Again, distances and detailed design can be dealt with at reserved
matters stage.
NOISE
The initial submission had inadequate evidence to demonstrate the representativeness of
background noise measurements with no consideration of potentially busier local traffic
conditions in the mornings and evenings. Additionally, no consideration had been given to the
night noise climate in respect of Draycott Mill (Kerry Foods) referred to within the submission
as "a redundant plant' that' is 'no longer relevant'. This was considered inaccurate as whilst
operations at the site have reduced over time, a significant part of the factory still operates on
a 24-hour basis therefore assessment of this facility was required.
Following this feedback, supplementary information was submitted and subject to conditions
Environmental Health are satisfied that the amenity of residents can be protected.
HIGHWAYS
The NPPF at paragraph 32 states:“Decisions should take account whether improvements
can be undertaken within the transport network that cost effectively limit the significant
impacts of the development. Development should only be prevented or refused on transport
grounds where the residual cumulative impacts of development are severe”.
Criteria 9, 10, 11, 12, 13, 14 and 15 of Policy SA3 of the Local Plan refer to various highway
requirements in respect of the allocation of the site at North East Cam.

Page 95 of 112

Development Control Committee Schedule
29/11/2016
Strategic Network
At a strategic level, there has been much debate and delay with this scheme due to potential
impacts upon Junction 14 of the M5 whilst Highways England (HE) has devised and run
modelling to test the sensitivity of the junction. This would determine the critical point at which
the M5 junction 14 improvement would need to be brought forward to ensure that the impact
of the proposal was not severe.
This testing has now been completed and HE considers that the proposed development is
unlikely to result in a severe detrimental impact on the safe operation of the strategic road
network in this location. HE has now removed their holding letter and has no objection.
Local Highway Network
The application is outline with access being dealt with as a reserved matter. Indicative details
have been submitted to demonstrate that access to the site can be delivered broadly in
accordance with the following:
A4135:
Box Road:

Signalised junction at Draycott to Employment and Residential
Roundabout access to Employment
Two Priority junctions to Residential

It should be noted that a signalised junction has previously been given planning permission
and is in principle acceptable to serve the southern section of the application site.
The proposed development is considered to have a significant impact on the transport
network and without suitable mitigation the Local Highway Authority would object to the
proposals. It is considered the following mitigation is required to make the development
acceptable:
* Signalised junction Tilsdown/Dursley Road/Kingshill Road
* Roundabout Junction Woodfield Road/Tilsdown/A4135
* Pedestrian Improvements Junction Box Road/A4135
* Traffic Calming Box Road
* Footway Box Road from A4135 to Dursley Rail Station
* Pedestrian Improvements A4135/Chapel Street/Hopton Road/Woodview Road
As outlined in the public consultation here has been concern raised from the local community
regarding the proposed signalisation at the Tilsdown/Dursley Road/Kingshill Road to replace
the existing mini roundabout. They feel that mitigation is not necessary and another option
should be pursued. GCC Highways confirm that a roundabout option was considered by the
consultant that undertook the TA for the adopted local plan but unfortunately there is
insufficient space within the adopted highway corridor to deliver a compact roundabout that
meets with national guidance. It is the responsibility of the Highway Authority to assess the
impact of the development traffic and mitigation measures to ensure that adequate mitigation
is sought. Based on the available evidence submitted to date, Officers consider that the
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proposed signalisation of the existing junction is necessary. Without the proposed mitigation
the residual cumulative impact would be severe.
There has also been concern about the junction of Box Road with the A413. This junction is
proposed to be improved by reducing the width at this point and removing the central 'keepleft island'. This improves the junction for larger vehicles to turn in and out. It also reduces the
width of the carriageway that pedestrians must cross. It must be noted that the existing island
is not a pedestrian refuge.
Cam Parish Council consider that the existing mini-roundabout at the bottom of Cam Pitch
(Cam Pitch/A4135 High Street/Chapel Street/Noel Lee Way mini roundabout) would require
mitigation in response to the proposal. However the Highway Authority, is satisfied that the
impacts of the development at this junction would not be severe.
The mitigation set out above plus other obligations that provide a footway/cycleway from
A4135 to Box Road through site, an employment Travel Plan Framework (including £10,000
monitoring fee), a Residential Travel Plan plus sustainable transport contributions of £3000
for cycle Parking at Cam & Dursley Train Station plus £23,319 to provide Real Time
Passenger Information at Existing Bus Stops make the development acceptable in highway
and parking terms.
Cam Parish and Dursley Town Councils request the proposal provides improved parking at
the railway station. This is not considered reasonable given the proximity of the site to the
station for residents who would largely walk and cycle rather than drive..
It is not anticipated that there will be a significant increase in pedestrian/cycle movements to
the north of the A4135 towards Slimbridge as the local primary schools located at Hopton Rd,
Everlands and Woodfield are also anticipated to accommodate the demand arising from the
development.
Criterion 9 of Policy SA3 seeks the provision of a cycle route along the disused railway line
from Box Road to Courthouse Gardens. Whilst it has been a matter of negotiation, the
southern section of the site (located within the allocation of SA3 but does not form part of this
application) is outside of the applicant's control. The applicant will provide a cycleway through
the site to where it meets the existing footpath at its southern extent. Whilst this is not ideal it
is a reasonable proposal in the spirit of Policy SA3. All details including the phasing of
delivery are recommended to be submitted and approved prior to the commencement of
development.
The existing public rights of way within the site and immediately outside the site will be
affected by the proposal but are not considered to have a detrimental effect on the public's
enjoyment. The footpath that currently runs through the centre of the northern section of the
site will be replaced with a new PRoW (cycle and pedestrian route) through the riverside
park, whilst new PRoWs will link to it across the site from Box Road. A condition requiring the
submission of design details, including its phasing and completion is also recommended.
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CONTAMINATED LAND
The submitted Environmental Statement and the Phase 1 Preliminary Risk Assessment
Report dated November 2015, prepared by WPA Environmental concludes that the
contamination present does not preclude development of the site, however it recommends
that further site investigation is required and possible remediation. As such, the full land
contamination condition is recommended.
PUBLIC OPEN SPACE
Criterion 4 of Site Allocations Policy SA3 within the Local Plan refers to the provision of a
landscaped linear park, including footpath along the River Cam and enhanced flood plain
storage.
The applicant has stated that the provision of this landscaped park and defined play areas
provides a green space provision in excess of the 2.4ha Fields in Trust (per 1000 population).
The proposal is considered to meet the requirements for the provision of semi-natural and
natural green space at 2ha per 1000 population as set out under Policy ES14 however it
does not meet the separate requirement under Policy ES15 for outdoor play space that
subdivides the standards specifically in respect of Youth and Adult Facilities or playing
Pitches.
Furthermore, criterion 5 of Policy SA3 seeks the provision of accessible natural green space
and public outdoor laying space including changing rooms / community building.
The applicant has argued that there are no known planned sports pitches or local demand in
the area. Such provision would also reduce the area of the Riverside Park. This would be a
valid argument in terms of space if it were not for the area of white land that has been
removed from the outline plan (indicated on the masterplan) that the Land Use & Delivery
Plan has identified 'to allow for any future development over and above the circa 450 unit.
This area of land is approximately 1.83ha.
Cam Parish Council have provided details for two off site projects at the existing nearby
facilities at Jubilee Fields including the car parking for the new community building and
replacement of the existing skate park that is nearing the end of its life.
If the adult and youth provision is not to be provided within the site boundaries then a
financial contribution will be sought in lieu of on-site provision.
The applicant has agreed to provide £20k (at 50 dwellings occupation) towards the surfacing
of the car park at Jubilee Fields Community Centre and £130k (at 350 dwellings) for a skate
park or other recreation facility in Cam.
Given the above, it is considered that the proposal broadly meets the provisions of Policy
SA3 Criterion 4 and Policy ES15 of the Stroud Local Plan.
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AFFORDABLE HOUSING
Core Policy CP9 of the SDLP seeks to secure affordable housing from developments of at
least 4 dwellings whilst criterion 1 of Site Allocation Policy SA3 seeks 135 affordable
dwellings to be provided.
Initially the application provided 20% affordable housing in the first phase at a tenure mix of
75:25 intermediate: rented tenure. Although there was an offer to provide the overall
affordable housing requirement over the lifetime of the development this did not address
policy. Through negotiation, the applicant has agreed to provide affordable housing at 30%
with a 50:50 intermediate/rented tenure in accordance with Local Plan requirements and this
will be secured via a Section 106 agreement.
Delivery Policy HC3 of the adopted plan requires some 2% of total dwellings to be self build
in line with current government policy subject to SDC identifying demand via the mechanism
of a local register. As yet, the register has not yet been completed and the details of location
and numbers of plots to be provided can be dealt with at approval of reserved matters stage
and controlled by a recommended planning condition.
ECOLOGY
Within the SDLP, Delivery Policy ES6 is an all encompassing policy that seeks to safeguard
and protect all sites of European and global importance, national sites and local sites. It also
requires that all new development conserves and enhances the natural environment and
does not adversely affect European Protected Species. One of the constraints of the site,
ecologically, is the location of the River Cam along the eastern boundary. As part of the
design evolution of the concept masterplan, a 10m buffer is provided.
Initial concern was raised that the proposal had not followed the Guidelines for Ecological
Impact assessment IEEM 2006 however following submission of revised information provided
as a Construction Environmental Management Plan and Framework Environmental
Management Plan.
Natural England have reviewed the proposal and are satisfied that it would be unlikely to
have significant effects upon the Severn European Marine Site (EMS) provided that the
Framework Ecological Management Plan (June 2016) is implemented and visitor usage of
the open space is monitored every 5 years during the 25 management period. Conditions to
this effect are therefore recommended in order to avoid significant effects on the Severn EMS
and thereby to comply with the Habitats and Species Regulations (2010
The Construction Environmental Management Plan (CEMP) seeks to set out prescriptions for
safeguarding measures to be implemented during the construction phase. This ensures that
retained habitats and notable or protected faunal species are fully safeguarded, building upon
the mitigation measures outlined within the Environmental Statement. Given that the
application is for outline planning permission, with all matters reserved, it is anticipated that
this CEMP would need to be reviewed and, if necessary, updated at the reserved matters
stage to tailor the safeguard prescriptions to the works.
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The Framework Ecological Management Plan (FEMP) provides an overview of proposed
habitat creation and management measures, forming an overarching structure for
implementation and management of habitats and features across the site. The document
identifies the priorities for ecological mitigation and enhancement, on the basis of local
information and site survey results, following which objectives are defined and management
principles outlined.
In addition, this document provides further clarification as to the existing recreational
opportunities present in the local area and on how the Linear Riverside Park within the site
will be designed to maximise recreational value and linkage to off site features. Further
measures, in the form of contributions to off site works to improve the local footpaths with
replacement kissing gates, new waymarks at junctions and clearance of some sections of
rights of way would be secured through a Section 106 agreement and implemented by
Gloucestershire County Council. It is therefore anticipated that this report will provide the
further clarification and certainty required for Stroud District Council, as the competent
authority, to conclude that the development will not lead to significant adverse effects on the
interest features of the Severn Estuary SAC under the Habitats Regulations 2010.
FLOOD RISK, SURFACE & FOUL WATER DRAINAGE
Criterion 4 of Site Allocations Policy SA3 refers to the landscaped linear park including
enhanced flood plain storage capacity whilst criterion 7 seeks to address the need for the
acceptable management and disposal of surface water including Sustainable Drainage
Measures (SuDS).
Policy ES4 of the SDLP deals with water resources, quality and flood risk and requires new
development to demonstrate that the development will be safe, not increase flood risk
elsewhere and maximise opportunities to reduce flood risk. It also seeks the incorporation of
SUDs.
The site is predominantly located within Flood Zone 1 as defined by the Environment Agency
indicative ' Flood Map for Planning (Rivers and Sea). In accordance with 'Table 1: Flood
Zones' within the National Planning Practice Guidance (NPPG) Flood Zone 1 is considered
'low probability' of fluvial flooding.
Parts of the central area of the site are located within Flood Zones 2 and 3 of the River Cam
which is classified as 'Main River' in this location. Flood Zone 3 is considered 'high
probability' of fluvial flooding and comprises of land assessed as having a 1 in 100 year or
greater annual probability of river flooding.
The original layout showed all proposed residential units within Flood Zone 1 but did indicate
sections of the proposed vehicular access to be within Flood Zone 3 and parts of the
proposed employment and surface water attenuation basin within the 100 year plus climate
change extent. Following consultation with the Environment Agency the masterplan was
revised to identify all development (including the attenuation pond and employment uses)
located outside this extent.
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Whilst concerns have been raised by residents and the Parish Council regarding flooding and
that this will be exacerbated by the proposal, the Environment Agency are satisfied that the
revised masterplan will ensure that there is no increased flood risk post development and
also ensures that there is sufficient space on site to accommodate the proposed
development outside the floodplain.
The Lead Local Flood Authority (LLFA) considers that sufficient information has been
submitted with a suitable drainage strategy for surface water for an outline planning
application. The LLFA also welcome the proposed method of infiltration drainage at certain
locations. Given this they raise no objection subject to conditions requiring a detailed
drainage strategy to be submitted and approved; and, that a SUDs maintenance plan be
submitted and approved.
Severn Trent Water has been consulted regarding foul and surface water disposal at the site
and raise no objection subject to drainage plans for the disposal of foul and surface water
flows being submitted to and approved, in accordance with criterion 8 of Policy SA3.
ARCHAEOLOGY & HISTORIC ENVIRONMENT
Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, requires
that, “special attention shall be paid to the desirability of preserving the character or
appearance of Conservation Areas”. Section 66 has a similar “special” consideration for listed
buildings. Chapter 12 of the NPPF (paragraphs 128 and 132-134) outlines the requirement to
safeguard designated heritage assets whilst at the same time promoting a balancing
approach between the degree of harm caused to an asset, the heritage significance of that
asset and the benefits arising from the overall scheme.
The site is not within a Conservation Area and does not incorporate any Scheduled Ancient
Monuments or Listed Buildings.
There is one listed building, Draycott Farmhouse, grade II, within the immediate vicinity. This
is an isolated farm to the north and east of the site. The proposed development will have
some impact on the setting of this farm group however the impact will be softened by the
presence of the River Cam to the east and fields to the south which will provide a buffer zone
between the farm and the new development. Consequently it will only have negligible impact
on this historic asset.
Following submission, the applicant was requested to carry out an archaeological trial
trenching survey of 2% of the site. This was in line with the advice given in the EIA Scoping
Opinion.
In the northern part of the application site, along the western fringe of the River Cam, an
extensive and complex system of rectilinear and circular ditched enclosures were found to be
present associated with pits and post-settings indicative of associated activity and settlement.
The evidence indicates that the archaeological remains date to the late Iron Age and Roman
periods, and several phases of occupation would therefore appear to be represented.
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Within the southern part of the application site, a second area of archaeological interest was
defined a linear boundary ditch, pits and a post-setting that suggest the presence of a second
area of settlement, also probably of Iron Age and Roman date. Undated ditches previously
found nearby in an earlier phase of evaluation may also allude to this activity.
The County Archaeologist has recommended a condition that programmes of archaeological
works are carried out prior to the commencement. The results of the evaluation however are
clear in that the archaeological remains are not of the first order of preservation, since they
have undergone erosion from medieval and later ploughing with the result that all surfaces
associated with the remains have been destroyed. In light of this, and through negotiation, it
is recommended that an archaeological watching brief be attached to any permission.
CONCLUSION
The proposal has been assessed against the criteria of Policy SA3. It provides for 450
dwellings including 135 affordable housing; contributes towards education and libraries;
provides for a landscaped linear park including footpath along the River Cam; provides a
structural landscaping buffer to the south east of the development; seeks to provide an
acceptable surface water drainage system, infrastructure for waste water; provided an
extension to the Cam & Dursley cycle route along the disused railway line albeit through the
site; provides improvements to Box Road with accesses from Draycott on the A4315 and Box
Road plus the traffic calming measures; contributes to improvements to bus shelters and
provides monies for cycle storage to improve the passenger facilities at Cam & Dursley train
station. These provisions are generally within the spirit of Policy SA3 and it is only the lack of
formal playing space on-site or community building that fails this requirement.
OBLIGATIONS
Pre-school: £389,309

(based on 31.5 x £12359 cost per pupil)

Primary: £1,390.388

(based on 112.5 x £12359 cost per pupil)

Libraries: £88,200
Travel Plan monitoring: £10,000
Cycle Parking at Station: £3,000
Installation of real time passenger info: £23,319.60
Affordable Housing 30% at 50:50 intermediate/rented tenure
Off site recreation: £20,000 car park surfacing at Jubilee Fields and £130,000 for a skate
park or similar.
Public Open Space: Layout, install/equip and provide management scheme
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Employment Land: Servicing & Marketing of E1 and E2
Gloucestershire Constabulary has sought a contribution towards policing however this is not
considered to be CIL compliant as being related to the development. This is not a speculative
development as it is an allocated housing and employment site allocated within the adopted
Local Plan.
NHS have also requested a contribution to the GP surgery in Dursley. As with the
Gloucestershire Constabulary request this is not considered CIL compliant as being related
to the development.
REVIEW OF CONSULTATION RESPONSES
It is considered that most concerns raised within the consultation responses have been fully
considered within the body of the report as above.
ARTICLE 35 (2) STATEMENT
Officers have had considerable dialogue over many months leading to considerable
changes, which has enhanced the overall scheme; these have been detailed above.
RECOMMENDATION
Subject to written confirmation from the applicant that the provision of contributions for off-site
recreation to the nearby Jubilee Fields facility will be provided, it is recommended that the
application be approved subject to the conditions as listed.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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Item No:

05

Application No.
Site No.
Site Address

S.16/2050/VAR
PP-05474676
Upper Huntingford Farm, Charfield, Wotton-Under-Edge, Gloucestershire

Town/Parish

Alkington Parish Council

Grid Reference

371877,193712

Application
Type
Proposal

Variation of Condition Inc Renewals

Applicant’s
Details

Variation of condition 7: To extend the planning permission time limit to 40
years from the date electricity is first exported to the grid.

Upper Huntingford Solar Limited
C/- Agent
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Agent’s Details
Case Officer
Application
Validated

Foresight Group
The Shard, 32 London Bridge, London, SE19SG,
Gemma Davis
19.09.2016

RECOMMENDATION
Recommended
Decision
Subject to the
following
conditions:

Permission

1.

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

2.

This permission shall be read in conjunction with permission
S.14/0929/FUL dated 14.7.14 and in conjunction with minor
amendment applications S.14/2334/MINAM dated 28.11.14,
S.15/1070/MINAM dated 27.5.15 and discharge of condition
applications
S.14/2321/DISCON
dated
19.5.15
and
S.15/0842/DISCON dated 22.5.15.
Reason:
This proposal forms part of a wider development previously
considered acceptable subject to the imposition of conditions.

3.

The development hereby permitted shall be implemented in
accordance with the agreed Ecosulis Ecology Report (Extended
Phase 1 Habitat Survey received 15.04.2014) and mitigation
measures with particular reference to the need to fully accord with
all the recommendations and evaluations made within the report,
which have been approved in writing by the Local Planning
Authority.
Reason:
To Recognise nature conservation importance in accordance with
Policy ES6 of the Local Plan and the NPPF.

4.

Within 12 months of the date when the solar panels permanently
cease to produce electricity, or the expiration of this permission,
whichever is the sooner, the solar panels and its ancillary
equipment and infrastructure shall be removed, and the land
restored, in accordance with a scheme to be submitted to and
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approved in writing by the Local Planning Authority.
Reason:
In order to safeguard the visual amenity and landscape character
of the area in accordance with Policy ES7 of the adopted Stroud
District Local Plan, November 2015 and paragraph 17 of the
National Planning Policy Framework.
5.

The vehicular access hereby permitted shall not be brought into
use until the existing roadside frontage boundaries have been
cleared of all obstructions over 0.26m above the level of the
adjoining highway, including the reduction in level of the land if
necessary, and nothing over that height shall be permitted to
remain, be placed, built, planted or grown on the land so
designated at any time to provide visibility splays extending from a
point 2.4m back along the centre of the access (measured from
the public road carriageway edge) to a point on the nearer
carriageway edge of the public road at least 36 m distant in both
directions, and thereafter maintained so as to provide clear
visibility between those points at a height of between 0.26 metre
and 2m above the adjacent carriageway level.
Reason:
To reduce potential highway impact by ensuring that adequate
visibility is provided and maintained.

6.

The development hereby permitted shall not be brought into use
until space has been laid out within the site for all vehicles to be
able to turn so as to enter and leave the site in a forward gear, and
such provision shall be maintained for the duration of the
development.
Reason:
To reduce potential highway impact by ensuring that vehicles do
not have to reverse to or from the public highway.

7.

The submitted Traffic and Construction Management Plan shall be
adhered to at all times during the construction process.
Reason:
To reduce the potential impact on the public highway.

8.

The permission hereby granted shall be limited to a period of 40
years from the date when electricity is first exported from the solar
panels to the local electricity grid (hereafter known as 'The first
Export Date'). Written notification of the First Export Date shall be
given to the Local Planning Authority within 14 days of the event
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occurring.
Reason:
In order to safeguard the visual amenity and landscape character
of the area in accordance with Policy ES7 of the adopted Stroud
District Local Plan, November 2015 and paragraph 17 of the
National Planning Policy Framework.
Informatives:
1.

In accordance with Article 35 (2) the Local Planning Authority have
worked with the Applicant. Whilst there was little if any preapplication discussion on this project, it was found to be self
contained and required no further dialogue with the applicant.

CONSULTEES
Comments
Received

South Gloucestershire Council
Public Rights Of Way Officer
Parish / Town
Archaeology Dept (E)
Historic England SW
Development Coordination (E)
Karen Colbourn
Environmental Health (E)

Not Yet
Received

C/O Elisabeth Skinner
Arboricultural Officer (E)
Gloucestershire Wildlife Trust (E)

CONTRIBUTORS
OFFICER’S REPORT
DESCRIPTION OF SITE
This is 12.9 hectares of agricultural land. It is positioned to the north of Upper Huntingford
Farm and to the east of the main Bristol to Birmingham railway line.
To the south-east is the Damery Hill Fort Schedule Ancient Monument.
The site is bordered by mature hedgerow planting and trees. It is fairly level and situated at
the foot of the Vale with far reaching views to the Cotswold escarpment to the east.
The Cotswold Area of Outstanding Natural Beauty is located approximately 1.5km to the
east.
No protected species have been recorded on the site.
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PROPOSAL
Planning permission was granted in 2014 for a solar farm (6.95 MWp) on agricultural land
graded as 3B. This scheme would generate 6.07GWh of renewable energy each year. This
is enough to supply approximately 1840 homes with power.
The scheme involves approximately 21,700 modules mounted on a racking system, power
inverter stations, transformer stations, security fencing and associated access gates and
CCTV security cameras mounted on free standing poles. Gravelled access roads are also
proposed within the site to allow for construction of the solar array and for continued
maintenance.
The panels are a maximum of 3 metres high. There is a minimum clearance distance from
ground level of 80cm to allow sheep to graze beneath.
The application now seeks permission to vary condition 7 (time period). Permission is sought
for 40 years from the date electricity is first exported to the grid.
REVISED DETAILS
None
MATERIALS
N/a
REPRESENTATIONS
Statutory Consultees:
Alkington Parish Council neither object nor support the proposed extension of time, however
consider that it would have been more appropriate to have submitted a new application
should technological issues arise.
Historic England neither object nor support the proposed extension of time, however have
requested that the application should be determined in accordance with National and Local
Policy Guidance and on the basis of specialist Conservation advice.
The Local Highway Authority raises no objection to the proposed variation.
South Gloucestershire County Council has no comments to make to the proposed variation.
GCC Archaeology have no issues with regards to the proposed variation and as such no
archaeological investigation or recording would be required.
The Councils Environmental Health Officer has no comments to make on the proposed
variation.
Public:
None received.
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PLANNING CONSIDERATIONS - NATIONAL AND LOCAL PLANNING POLICIES
Planning law requires that applications for planning permission must be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The adopted Stroud District Local Plan, November 2015 is the development plan for Stroud
District. Due weight should be given to policies in this plan according to the degree of
consistency with the National Planning Policy Framework (NPPF).
The NPPF is a material consideration in planning decisions. The NPPF was published on 27
March 2012. This is a key part of the reforms to make the planning system less complex and
more accessible, to protect the environment and to promote sustainable growth.
Section 73 of the Town and County Planning Act 1990 (The Act) is relevant to this
application. It allows applications to be made for the development of land without complying
with conditions subject to which a previous planning permission was granted.
On such an application, under the same section of The Act, the local planning authority shall
consider only the question of the conditions subject to which planning permission should be
granted. If it is decided that planning permission should be granted subject to conditions
differing from those subject to which the previous permission was granted, or that it should be
granted unconditionally, then planning permission should be granted.
Paragraphs 203-206 of the NPPF consider the use of conditions and obligations to make
development acceptable. In particular paragraph 206 states that: “Planning conditions
should only be imposed where they are necessary, relevant to planning and to the
development to be permitted, enforceable, precise and reasonable in all other respects”.
This policy requirement is referred to as the "six tests". Paragraph 004 reference ID: 21a004-20140306 of the National Planning Practice Guidance (NPPG) provides further guidance
on how Local Planning Authorities can ensure that the six tests have been met. The six tests
must all be satisfied each time a decision to grant planning permission subject to conditions
is made.
Analysis
The application has been called to Development Control Committee by one of the District
Councillors for the Berkeley Vale Ward.
In terms of this Section 73 application, the key considerations relate to the conditions to
which the application is subject to and not the principle of the development and its siting,
design, layout.
Planning permission was granted in 2014 for a solar farm and its associated development. A
restrictive condition relating to a 25 year time limit was imposed to safeguard the visual
amenity and landscape character of the area.
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Condition 7 states:
'The permission hereby granted shall be limited to a period of 25 years from the date when
electricity is first exported from the solar panels to the local electricity grid (hereafter known
as 'The First Export Date'). Written notification of the First Export Date shall be given to the
Local Planning Authority within 14 days of the event occurring.'
This proposed variation seeks permission to extend the timeframe to 40 years. The agent
explains this allows a longer operational period, and for more certainty if only part of the solar
farm ceases operation. Furthermore, the agent argues that extending the time limit would
also enable further environmental benefits to ensure a low carbon economy and healthy
living environments.
The agent has suggested the following condition:
'When the solar farm, or part thereof, ceases to permanently operate or on 01/06/2055, all
buildings, internal roadways, cables, structures, fences, gates, posts, solar panels and all
associated fixings and works shall be removed from the site (or part thereof) within 12
months of the permanent cessation of use or 01/06/2055, whichever is the sooner, and the
land shall revert back to use as agriculture and forestry. The removal of the solar farm, or
part thereof, shall be undertaken in accordance with a decommissioning scheme (specifying
the dismantling, demolition and removal procedure in accordance with the relevant laws and
standards that exist at the time, timeframe, traffic management measures and land
restoration scheme) that shall be submitted to the Local Planning Authority when electricity
production permanently ceases and approved in writing by the Local Planning Authority.'
Reason:
'To ensure satisfactory restoration of the land to agriculture as soon as practicably possible
on the cessation of electricity production.'
Whilst the reason for the permitted condition is noted, the only change in impact is that the
solar farm development and associated equipment approved under S.14/0929/FUL, will
remain operational on the site for up to 15 years longer than was originally approved. While
this application is for an extension to the lifetime of the solar farm, the development remains
time limited and will be decommissioned within the proposed 40 year timeframe.
The existing visual impact of the solar farm was considered to be acceptable on the basis of
the existing hedgerow and new hedgerow being retained and managed to 2.5m. Additional
planting was requested by members to minimise the development for the proposed extended
period, the agent has agreed to retain and manage the hedging to 3.5m to provide further
screening. It is therefore considered that allowing the solar farm to remain for a further 15
years will not have a detrimental impact on the wider area and the change in visual
appearance of the fields, due to the solar farm being in situ for a further 15 years, will not be
significant. It is therefore considered that on balance this will result in a better long term
benefit and the varied condition should read:
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'The permission hereby granted shall be limited to a period of 40 years from the date when
electricity is first exported from the solar panels to the local electricity grid (hereafter known
as 'The first Export Date'). Written notification of the First Export Date shall be given to the
Local Planning Authority within 14 days of the event occurring.'
The reason for the condition should read:
'In order to safeguard the visual amenity and landscape character of the area in accordance
with Policy ES7 of the adopted Stroud District Local Plan, November 2015 and paragraph 17
of the National Planning Policy Framework.'
Conclusion
Officers consider that the solar farm and associated development for an additional 15 years
will not result in any significant additional impacts. Furthermore, the scheme would continue
to contribute for a further 15 years to national renewable energy targets through sustainable
energy generation.
RECOMMENDATION
In light of the above, it is considered that the proposal complies with the policies outlined and
is therefore recommended for permission.
ARTICLE 35 (2) STATEMENT
Whilst there was little if any pre-application discussion on this project, it was found to be self
contained and required no further dialogue with the applicant.
HUMAN RIGHTS
In compiling this recommendation we have given full consideration to all aspects of the
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring
or affected properties. In particular regard has been had to Article 8 of the ECHR (Right to
Respect for private and family life) and the requirement to ensure that any interference with
the right in this Article is both permissible and proportionate. On analysing the issues raised
by the application no particular matters, other than those referred to in this report, warranted
any different action to that recommended.
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