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 20 December 2016 
 
 

DEVELOPMENT CONTROL COMMITTEE 
 
A meeting of the Development Control Committee will be held on TUESDAY 
10 JANUARY 2017 in the Council Chamber, Ebley Mill, Ebley Wharf, Stroud at 
6.00 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. 

 
 

A G E N D A 
 
1 APOLOGIES 

 To receive apologies for absence. 
 
2 DECLARATIONS OF INTEREST 
 To receive Declarations of Interest in relation to planning matters. 
 
3 MINUTES – 29 NOVEMBER 2016 

To approve and sign as a correct record the Minutes of the Development 
Control Committee meeting held on 29 November 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 CENTRAL GARAGE, HIGH STREET, KINGS STANLEY (S.16/) 
 Demolition of redundant building (vehicle repair and storage).  Erection of two 

houses.  Re-submission of S.15/1933/FUL and S.16/0720/DISCON 
(retrospective). 

 
4.2 UPPER HUNTINGFORD FARM, CHARFIELD, WOTTON-UNDER-EDGE, 

GLOS (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 Jim Dewey 
Councillor John Marjoram (Vice-Chair) Councillor Haydn Jones 
Councillor Dorcas Binns Councillor Jenny Miles 
Councillor Chris Brine Councillor Dave Mossman 
Councillor Miranda Clifton Councillor Gary Powell 
Councillor Nigel Cooper Councillor Mark Reeves 
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DEVELOPMENT CONTROL COMMITTEE 
 

29 November 2016 
 

2.00 pm – 7.20 pm 
Council Chamber, Ebley Mill, Stroud 

 
Minutes 

3 

Membership 
 
Councillor Tom Williams ** P Councillor Jim Dewey P 
Councillor John Marjoram * P Councillor Haydn Jones P 
Councillor Dorcas Binns A Councillor Jenny Miles P 
Councillor Chris Brine P Councillor David Mossman P 
Councillor Miranda Clifton P Councillor Gary Powell P 
Councillor Nigel Cooper P Councillor Mark Reeves P 
 
** = Chair         * = Vice Chair                     P = Present A = Absent 
 
Officers in Attendance 
 
Planning Manager Team Manager 
Senior Planning Officer Solicitor 
Planning Officer Democratic Services Officer 
Principal County Highways Officer 
 
Other Members in Attendance 
Councillors Karen McKeown and Penny Wride. 
 
DC.034 APOLOGIES 
 
An apology for absence was received from Councillor Dorcas Binns. 
 
DC.035 DECLARATIONS OF INTEREST 
 
There were none. 
 
DC.036 MINUTES – 25 OCTOBER 2016 
 
RESOLVED That the Minutes of the meeting held on 25 October 2016 are accepted 

as a correct record. 
 
DEVELOPMENT CONTROL PLANNING SCHEDULE 
 
Representations were received and taken into account by the Committee in respect of 
applications: 
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1 S.16/1023/FUL 2 S.16/1272/REM 3 S.14/2430/FUL 4 S.15/2804/OUT 
5 S.16/2050/VAR 6 - 7 - 8 - 

 
Late pages had been circulated prior to the Committee prior to the meeting in respect of 
Scheduled Items 2, 3 and 4. 
 
DC.037 BATH ROAD TRADING ESTATE, BATH ROAD, STROUD, GLOS 

(S.16/1023/FUL) 
 
The Senior Planning Officer outlined the above application which had been deferred at 
two other meetings.  Highway concerns had now been addressed and conditions had 
been attached to the application.  The proposed design of the food store would be in 
keeping with the conservation area. 
 
Paul Gibson, Rodborough Parish Council still had concerns regarding the loss of jobs 
and traffic, requesting that the application should be delayed to allow for the Daniels 
application to be considered. 
 
Carol Kambites, Stonehouse Town Council raised objections regarding the predicted 
retail impact on the Town, citing policy CP12(e). 
 
Miles Robinson, Nailsworth Town Council outlined reasons why the application should be 
refused. 
 
Councillor Karen McKeown, a Ward Member for Rodborough stated that local residents 
had no local shop or cafe nearby and were in favour of the application. 
 
Paul Fong, Director of Hunter Page outlined reasons for objecting to the application, 
including the loss of an employment site. 
 
Tony Allsopp had concerns regarding road safety, the site location was wrong and the 
entrance/exit to the site was unacceptable. 
 
A representative from SMP Sheet Metal, a small local company who currently occupied 
the site, outlined reasons for refusal. 
 
Dan Templeton, Agent for the applicant outlined reasons for the application to be granted 
permission. 
 
The Principal County Highways Officer responded to members’ questions regarding the 
trip rate and also confirmed that the new pedestrian crossing had been completed, 
audited and would be located 30m north of the existing one. 
 
Officers gave the following responses to members’ questions:- 
 The impact on shops in the towns of Stroud, Nailsworth and Stonehouse had been 

weighed up very carefully. 
 Shoppers currently travelled to Gloucester or Bristol for a discount retailer. 
 The contractual arrangements the site owner had with his tenants were not a planning 

consideration. 
 The site had good access for pedestrians, buses and cyclists. 
 This application has to be considered on its own merits and not deferred until other 

applications are forthcoming. 
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 The Bath Road site is a protected employment site.  Employment studies had 
indicated a surplus of Class B, employment land. 

 If the application were granted this would facilitate investment to regenerate other 
areas on the trading estate. 

 Upon the site only three buildings are let; other buildings are vacant and not in good 
condition. 

 If the application was to be granted the impact on local retailers would be of an 
acceptable level. 

 There are no sites available within Stroud town centre to accommodate this scheme. 
 The design of the building had been discussed at length.  It was functional, to size and 

scale to fit in with the industrial nature of the conservation area and would be set away 
from the historical listed mill. 

 
At 3.30 pm the meeting adjourned and reconvened at 3.37 pm. 
 
A motion was proposed by Councillor Dave Mossman and seconded by Councillor Gary 
Powell to REFUSE the application because of the retail impact on Stroud, Nailsworth and 
Stonehouse town centres, contrary to Policies CP12 and El9 and NPPF, paragraph 23 
and the loss of B class employment land contrary to Policies El1 and CP11. 
 
Members debated the application and made the following points:- 
 Committee should comply with the adopted Local Plan.  This is a key employment site. 
 Retail is not considered to be an employment use and there are no exceptional 

circumstances in this case. 
 Concerns were raised regarding traffic movements from Stroud to Nailsworth and also 

the retail impact on the three neighbouring towns. 
 Historically this is a very good area for engineering and the employment and 

manufacturing site must be maintained. 
 The site is needed to enable small companies to start up a business. 
 The entrance is not safe. 
 Other buildings could be used. 
 
On being put to the vote there were 6 votes in favour, 4 votes against and 1 abstention. 
 
RESOLVED To REFUSE PERMISSION for application S.16/1023/FUL. 
REASONS 1. The retail impact on Stroud, Nailsworth and Stonehouse town 

centres, contrary to Policies CP12 and El9 and NPPF (paragraph 
23). 

2. The loss of B class employment land contrary to Policies El1 and 
CP11. 

 
DC.038 LAND AT CHESTNUT PARK, KINGSWOOD (S.16/1272/REM) 
 
The Team Manager provided an update on the above application and drew attention to 
late pages and the emails that had been sent directly to committee members.  A site plan 
was displayed and different aspects of the site were explained. 
 
A representative from Kingswood Parish Council urged the Committee to refuse the 
application until all outstanding matters had been resolved. 
 
Patricia Broadfoot spoke on behalf of local objectors stating that the development would 
have an impact on community life and the developer had ignored the concerns of the 
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local people.  All outstanding matters needed to be resolved before a decision was made 
because the future of the village was at stake. 
 
Daniel Weaver from the Pegasus Group confirmed that all outstanding matters had been 
resolved and matters regarding the cricket net had been covered in a Deed of Variation. 
 
The Council’s Solicitor confirmed that he had initially drafted the Deed of Variation.  The 
contents had been agreed and he had received the Deed signed by the landowner and 
developer today.  It had to have some final checks, be sealed by the Council and 
completed. 
 
Confirmation was given of the work that would be undertaken by the management 
company. 
 
Matters were left outstanding in many areas following the decision of the Planning 
Inspector and these were now being addressed by officers.  If the agreement was not 
adhered to the Council would decide what action would be taken.  The management 
company would initially be financed by the developer and then it would be financed by 
residents on the development. 
 
The Team Manager agreed to consult Sport England, the Cricket Club and Parish 
Council on the supplementary agreement for the cricket netting and then make any 
amendments that were warranted. 
 
The drainage ditch could be accessible by a tractor to undertake works and the operative 
would have enough space to dismount. 
 
A site plan was displayed showing the location of the affordable housing and the natural 
play area of logs and overhead hoops. 
 
The Team Manager confirmed an amendment to condition 8, whereby the trigger point 
was amended to from 36 to 30 dwellings and details approved by the Council 
beforehand.  This would improve accessibility and sustainability. 
 
The County Highway Authority were happy with the layout of the roads, had agreed 
measures to reduce speed and the provision of distinctive surfaces.  The scheme had 
been safety audited and no concerns had been raised. 
 
The Team Manager suggested the addition of a condition to the landscaping scheme to 
the cul-de-sac to close off the perception of an access to the village hall by using a hedge 
to cross the gap.  He was also happy to add a condition that a sample of the 
bricks/panels and mortar was submitted and would be looking for an earthy coloured 
brick. 
 
A motion was proposed by Councillor John Marjoram and seconded by Councillor Nigel 
Cooper to ACCEPT the officer’s recommendation to GRANT PERMISSION, subject to 
the following conditions:- 
 Condition 8 - amend the number of houses from 36 to 30 and redraft to require details 

of the design and management. 
 The surfaces for roads and paths to be discussed with Gloucestershire Highways 

Authority. 
 To amend the landscaping scheme to the cul-de-sac to close off the perception of an 

access to the village hall. 
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 To add conditions on the submission of materials, sample bricks/panels, mortar and 
slab heights. 

 To delegate authority to the Planning Manager to consult Sport England, Kingswood 
Parish Council and the Cricket Club on the supplemental Section 106 Deed (cricket 
net provision) and for her to make amendments at her discretion. 

 
Members debated the application. 
 
On being put to the vote there were 9 votes in favour, 1 vote against and 1 abstention. 
 
RESOLVED To GRANT PERMISSION for application (S.16/1272/REM), as set out in 

these minutes. 
 
The meeting was adjourned at 5.35 pm and reconvened at 6.05 pm. 
 
Committee unanimously 
 
RESOLVED To defer Schedule Item 4.5 – Upper Huntingford Farm, Charfield 

(S.16/2050/VAR) until the next meeting.  (No individuals were at 
committee for this application.) 

 
DC.039 THE FULL MOON, MOUNT PLEASANT, WOTTON-UNDER-EDGE 

(S.14/2430/FUL) 
 
The Team Manager outlined the above application which was submitted two years ago.  
Unfortunately the community had still not been able to put together a robust enough bid 
and drew attention to the comments that had been received from Synwell Community 
Action Group in the late pages.  He added that it was very regrettable that the landlord 
had not informed officers of any difficulties in leasing the premises several years ago. 
 
Terry Luker, Vice-Chair of Wotton-under-Edge Town Council raised the following 
concerns; the roots of the trees (with Tree Preservation Orders) would be disturbed and 
also there was no affordable housing on the site. 
 
Kevin Mann, spoke on behalf of the Synwell Community Action Group (SCAG) confirming 
that investors had come forward, the flat above the pub could be rented out and 3 local 
breweries were interested in providing beer and the training of staff. 
 
The Team Manager confirmed that the original application had been for 12 dwellings but 
had been reduced to 10.  The application site was a focal point with several roads 
coming together.  He reminded Committee that a basic business plan had been 
submitted by SCAG and Committee had decided that it was not robust enough. 
 
A motion was proposed by Councillor Haydn Jones and seconded by Councillor Nigel 
Cooper to move the following “Accept the loss of the pub and principle of residential 
development”. 
 
In debating the motion concerns were raised over the design and layout of the proposed 
development and the affect on the trees. 
 
On being put to the vote there were 2 votes in favour, 8 votes against and 1 abstention.  
The motion was LOST. 
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A motion was proposed by Councillor Dave Mossman and seconded by Councillor John 
Marjoram to ACCEPT the officer’s recommendation with the addition of the words “and 
layout” at the end of the paragraph. 
 
On being put to the vote there were 9 votes in favour, 1 vote against and 1 abstention. 
 
RESOLVED To 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 and layout. 

 
DC.040 LAND NORTH EAST OF DRAYCOTT, CAM (S.15/2804/OUT) 
 
The Team Manager outlined the above application and the officer comments on required 
compliance of floor levels to protect against flooding and comments from the County 
Highways. 
 
Matt Nicholson, Vice-Chair of Dursley Town Council’s Planning Committee raised 
concerns on the overall development, particularly with the proposed traffic lights, 
requesting a feasibility study to be carried out and Committee defer from making a 
decision. 
 
Philip Staddon, Agent for the applicant stated the site was a mixed development in a 
sustainable location, as mentioned in the local plan 
 
Steve Lydon, County Councillor also raised concerns regarding the traffic lights and 
suggested that this was reviewed in 3 years time and a sum of money put aside for road 
works, if required. 
 
The following replies were given to members’ questions:- 
 No costings were available to compare the cost of works to a roundabout or traffic 

lights, but the traffic lights would be the more expensive option. 
 The highway works would be subject to an occupations trigger. 
 The Team Manager agreed to write to the County Council regarding car parking by the 

railway station. 
 
A motion to ACCEPT the officer’s recommendation was proposed by Councillor Dave 
Mossman and seconded by Councillor Chris Brine to GRANT PERMISSION for the 
proposal, with an amendment to condition 12 to allow for the possibility of a roundabout 
(which would not be at a cost exceeding the cost of a traffic light junction). 
 
During debate concerns were raised about reserved matters and parking issues being 
brought back to Committee. 
 
On being put to the vote the members voted unanimously in favour of the motion. 
 
RESOLVED To GRANT PERMISSION for application S.15/2804/OUT, as set out in 

these Minutes. 
 
The meeting closed at 7.20 pm. 

 
 
 

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

 
Procedure for Public Speaking 

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

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

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

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

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

 
Kings Stanley Parish 
Council 

Central Garage, High Street, Kings Stanley. 01 
S.16/2408/FUL -  Demolition of redundant building (vehicle repair and storage). 
Erection of two houses. Re-submission of S.15/1933/FUL and S.16/0720/DISCON 
(retrospective). 

 

Link to website http://www.stroud.gov.uk/docs/planning/planning_application_detail.asp?AppRef=S.16/2408/FUL 

 
Alkington Parish Council Upper Huntingford Farm, Charfield, Wotton-Under-Edge. 02 

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 

 
 
 
 
 
 
 
 
  

11



 

 
Development Control Committee Schedule 
10/01/2017 

 

Item No: 01 
Application No.  
Site No. 

S.16/2408/FUL 
 

Site Address  Central Garage, High Street, Kings Stanley, Stonehouse 
 

Town/Parish  Kings Stanley Parish Council 
 

Grid Reference  381132,203422 
 

Application 
Type 

Full Planning Permission  
 

Proposal  Demolition of redundant building (vehicle repair and storage). Erection of 
two houses. Re-submission of S.15/1933/FUL and S.16/0720/DISCON 
(retrospective). 
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Applicant’s 
Details 

Mr Gary Parker 
41 Selwyn Close, Ryeford, Stonehouse, Gloucestershire, GL10 3LH 

Agent’s Details  Barrie Pierce Building Design 
85 Westward Road, Stroud, Gloucestershire, GL5 4JA,  

Case Officer  Rachel Brown 
 

Application 
Validated 

11.11.2016 

 RECOMMENDATION  
Recommended 
Decision 

Refusal  

For the 
following 
reasons: 

 
1. The cumulative impact of the changes to the design (the horizontal 

emphasis and introduction of cantilevered bathroom at first floor 
level; increase in width of the North elevation and increase in 
height) results in a poorer design that would damage the 
neighbour's amenities by blocking their window and the future 
occupants of the new dwellings would have an inappropriate area 
of private amenity space.  The impact of the parking spaces would 
also impair  the highway safety of all users. 

 
            This would be contrary to Policies HC1 (Criteria 1, 7 and 9) and 

ES3 (Criteria 1 and 5) of the Stroud District Local Plan, Adopted 
November 2015. 

 
Informatives: 
 
 1. Plans that have been considered as part of this application: 
 

Drawing No 10 Amendment B of 11/11/2016 
Drawing No 15 of 21/11/2016 
 

 2. In accordance with Article 35 (2) the case officer was in regular 
contact with the agent and the community. Copies of the 
correspondence are available to view on the electronic planning 
file.  This is a retrospective application and unfortunately it was not 
possible to negotiate changes which would have resulted in a 
permissible scheme. 

 
 CONSULTEES  
Comments  
Received  

Archaeology Dept (E) 
Contaminated Land Officer (E) 
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Not Yet 
Received  

Parish / Town 
Mr David Lesser 
Development Coordination (E) 
 

Constraints  Within 50m of Listed Building     
Settlement Boundaries (LP)     
 

 OFFICER’S REPORT  
 
DESCRIPTION OF SITE 
The application site is located on the High Street of Kings Stanley and formerly comprised a 
building and forecourt used as a car repair garage.  Two dwellings have recently been 
constructed on the site.  Immediately to the south is the residential property, Elm Farm 
House. 
PROPOSAL  
This application seeks retrospective permission for the erection of two houses.  This is a 
resubmission following previous permission S.15/1933/FUL.  The dwellings constructed on 
site differ from that previously permitted.  The differences have arisen partly as a result of an 
inaccurate survey initially carried out and from further analysis of site ownership matters 
along the site frontage. 
 
REVISED DETAILS  
Initially plans submitted contained a number of errors.  Revised plans submitted have been 
corrected. 
 
MATERIALS  
Walls:  Re-constituted stone 
 
Roof:  Slates 
 
Doors/windows: UPVC 
 
REPRESENTATIONS 
 
Statutory Consultees :  
 
WATER RESOURCE ENGINEER - Lack of information regarding surface water 
management. 
 
SENIOR CONTAMINATED LAND OFFICER - The officer notes that previously the applicant 
has applied for planning permission and discharge of condition, however the pre-
commencement part of the condition has not been discharged in full and as such the full 
contaminated land condition should be attached to any permission granted. 
 
GCC ARCHAEOLOGIST - No further archaeological investigation or recording should be 
required in connection with the current proposals. 
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GCER - advise protected species have been recorded within the vicinity of the site 
 
GCC HIGHWAYS - no response received at the time of writing this report/ 
 
Public :  
A letter of comment has been received from a neighbour  surprised at the Stop notice.  The 
writer has also concerns with regards to the loss of light they have experienced from the new 
build. 
 
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 
 
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/environment/planning-and-building-control/planning-
strategy 
 
Local Plan policies considered for this application include: 
 
CP1 - Presumption in favour of sustainable development. 
CP3 - Settlement Hierarchy. 
CP9 - Affordable housing. 
CP14 - High quality sustainable development. 
 
HC1 - Meeting small-scale housing need within defined settlements. 
 
ES3 - Maintaining quality of life within our environmental limits. 
ES4 - Water resources, quality and flood risk. 
ES12 - Better design of places. 
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). 
 
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; 

15



 

 
Development Control Committee Schedule 
10/01/2017 

 
 
o Principle of development  
o Design and layout 
o Residential amenity 
o Highway safety 
o Contaminated land 
o Obligations 
 
PRINCIPLE OF DEVELOPMENT   
The application site is located within the defined settlement of Kings Stanley, a designated 
Third Tier accessible settlement with limited facilities within the Local Plan.   Third tier 
settlements possess a limited level of facilities and services that provide for development in 
order to safeguard their role.    The site is a former commercial garage located on the High 
Street, in the centre of the village and within the boundaries of the Local Centre as defined 
within the Local Plan.  In accordance with Strategic Objective SO3 of the Local Plan and 
Policies CP12 and EI6, Local Centres seek to provide an appropriate range of facilities which 
support communities and rural hinterland. 
 
A previous application for a similar scheme was refused in 2015 (S.14/2341/FUL) on two 
grounds, the first being lack of information with regard to the existing commercial viability of 
the site.  Following that refusal the agent commissioned a property consultant to assess the 
viability of the premises as a commercial entity.  After carrying out the viability exercise, the 
consultant concluded that the existing building has little or no commercial value.  With 
regards to the commercial usage by way of a new building, the consultant concludes this 
would be uneconomic.  Following the refusal, a revised application was submitted 
(S.15/1933/FUL) where it was considered that sufficient information had been submitted to 
demonstrate the site was no longer viable for commercial purposes.  The principle of 
residential development on this site can  therefore be considered acceptable subject to 
design and amenity considerations and to a satisfactory means of access and parking being 
provided.   
 
Unfortunately the developer did not build the project in accordance with the approved plans.  
A stop notice was issued.  The current application has been submitted in order to try and 
regularise the unauthorised scheme. 
 
DESIGN AND LAYOUT  
The second reason for refusal on the original application (S.14/2341/FUL) was on lack of 
adequate parking and private amenity space.  The revised application (S.15/1933/FUL) 
addressed these issues by reducing the footprint of the proposed dwellings to enable each 
property to have 20sqm of private amenity space.  Whilst this is at the minimum level 
expected for each new dwelling as set out in the Council's adopted Residential Design Guide, 
given the size of the dwellings and proximity to the Kings Stanley playing field, the minimal 
amount of space was considered acceptable.  It should also be noted that at the time, this 
was considered to be the maximum level of development and minimum amount of ancillary 
garden space that this site could accommodate. 
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Construction of the dwellings are  now nearing completion.  The dwellings as constructed are 
not in accordance with the approved plans and this current application seeks to address this.  
The changes include: 
 
o The building roof ridge height has been increased from approximately 6.7m to 

approximately 7.1m and eaves height increased from approximately 4.5m to 
approximately 4.9m 

o Changes to the approved fenestration 
o The depth of the right hand dwelling is approximately 9.2m rather than approximately 

7.7m 
o The footprint of the left hand dwelling has been brought further forward approximately 

1m 
o The upper floor of the left hand property has been stepped away approximately 1m 

from the neighbouring property; except for a timber clad bathroom protrusion. 
 
Measurements have been taken from the submitted plans which state that they are to scale. 
 
The design of the permitted scheme had more of a vertical emphasis and the left hand unit 
was angled back from the road.  The houses as built have a flat front facade and more of a 
horizontal emphasis and are not reflective of the local vernacular.  Furthermore, the eaves 
and ridge heights have been increased and the houses have been built closer to the highway 
resulting in them appearing more prominent within the street scene.  The timber clad 
bathroom protrusion appears as an alien and incongruous feature that is not in keeping within 
its setting. 
 
RESIDENTIAL AMENITY  
Amenity space to the rear is approximately 17sqm for the left hand dwelling, and 
approximately 18.8sqm for the right hand dwelling.  This fails to comply with SDC's adopted 
Residential Design Guide (Nov 2000) which seeks totally private space of 20sqm per 
dwelling.   
 
The published standard sets a minimum size  of what is acceptable in terms of a garden for a 
family home.  The guidance states "it is important that occupiers of dwellings should have an 
area of totally private space of at least 20sqm".  By virtue of the dormer windows to the Old 
Bakery to the north, the gardens are not totally private.  Officers accept that permission was 
previously granted on the basis of a minimum of 20sqm (as was detailed on the approved 
plans).  This scheme is below the acceptable standard. 
 
The previously permitted scheme detailed the first floor of the left hand property to be set 
back behind the upper floor windows on the neighbouring property to the South.  With the 
current proposal, whilst the upper floor has been brought away from the neighbouring 
dwelling by approximately 1m (apart from the timber clad bathroom protrusion), the front wall 
of the left property has been brought forward so that it now extends in front of the neighbour 
reducing the level of light allowed into the neighbouring property. At the time of writing the 
report, it is not known what accommodation the window serves.  However, it is noted that 
although the view from this window would historically have been out and over the roof of the 
garage, the occupiers enjoyed natural daylight.  The built scheme essentially blocks this 
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window; there is a 1m gap between Elm Farm House and the new build so that the occupier 
of Elm Farm House now suffers a view of a blank wall within very close proximity. 
 
Officers conclude the impact on for future occupants of in terms of the inadequate garden 
space is unacceptable.  The impact on the neighbours at Elm Farm House is unacceptable.  
The proposal does not accord with Policy ES3 of the adopted Local Plan. 
 
HIGHWAY SAFETY  
The submitted drawings show  three parking spaces to the front of the dwellings.  This is 
similar to that previously permitted, however as a result of the houses being constructed 
approximately 1.2m closer to the highway boundary, the car parking spaces extend onto the 
pavement.  It is now understood that the applicant owns the land closer to the highway than 
previously thought.  Gloucestershire County Council inset boundary markers demonstrate 
that the LHA has control of approximately 95cm of pavement nearest to the road, and the 
applicant has control of the element of pavement closest to the houses. 
 
Many of the properties within the High Street have forecourt parking perpendicular to the 
highway, however it should also be noted that these properties are generally set back much 
further from the highway than the dwellings the subject of this application. 
 
The NPPF has introduced a "severe" impact test, although paragraph 35 highlights 
pedestrian/cyclist safety. Local Plan Policies HC1 and CP14 have similar requirements. 
However Policy CP13 has a "detrimental test".  It is a matter of judgement on the adequacy 
of the proposed parking provision and the potential for conflict however in this case it is 
considered that the proposed parking arrangements due to the length of the parking spaces, 
has the potential to create a hazard especially to pedestrians.  Whilst it is understood that the 
applicant possibly owns the pavement at least up to the GCC markers, the full width of the 
pavement is surfaced in the same material and has obviously been used as a pavement for 
some considerable time.   
 
Officers have concerns that the parking spaces (whilst the submitted plans detail spaces of 
2.4m x 4.8m) are tight.  There is the likelihood that  vehicles would  park and encroach onto 
the LHA part of the pavement.  This would distress and impair other highway users, 
particularly those with challenged mobility  and pushchairs as they will have to go out on to 
the road. 
 
The Local Highway Authority has been consulted on this matter and at the time of writing this 
report, no comments had been received. An update will be given  at  DCC. 
 
CONTAMINATED LAND  
Previously the applicant has applied for planning permission and discharge of condition, 
however the pre-commencement part of the condition has not been discharged in full and as 
such the full contaminated land condition should be attached to any permission granted. 
 
This issue would need to be addressed should Members be minded to grant permission. 

18



 

 
Development Control Committee Schedule 
10/01/2017 

 
SURFACE WATER DRAINAGE  
There is no  indication  in this application on surface water management.   The Severn Trent 
asset map only indicates a foul sewer in the vicinity.   
 
This issue would need to be addressed should Members be minded to grant permission. 
 
OBLIGATIONS/AFFORDABLE HOUSING  
Adopted Local Plan policy CP9 specifies that small scale residential schemes (1 -3 dwellings) 
should pay a contribution to affordable housing of at least 20% of the total development value 
(where viable). However, in May 2016, planning practice guidance was updated to stipulate 
that contributions for affordable housing should not be sought from small scale and self-build 
development. This follows the order of the Court of Appeal dated 13 May 2016 which gives 
legal effect to policy set out in the Ministerial Statement on 28 November 2014.  
 
In order to support the delivery of small scale housing, the Council will follow national 
guidance and not seek contributions for the proposal. 
 
SUMMARY 
In summary, the cumulative impact of the changes to the design (the horizontal emphasis 
and introduction of cantilevered bathroom at first floor level; increase in width of the North 
elevation and increase in height) results in a poorer design that would have a negative impact 
on the neighbour's amenities by virtue of blocking their window and the future occupants of 
the new dwellings by virtue of an inappropriate area of private amenity space.  The impact of 
the parking spaces could also have a negative impact on the highway safety of all users. 
 
This would be contrary to Local Plan Policies HC1 (Criteria 1, 7 and 9) and ES3 (Criteria 1 
and 5). 
 
REVIEW OF CONSULTATION RESPONSES   
A letter of comment has been received in response to the application and is available to view 
on the electronic planning file. 
 
The comments raised have been duly noted and considered in full in the main body of this 
report. 
 
No response had been received from the Parish Council at the time of writing this report. 
 
ARTICLE 35 (2) STATEMENT  
The case officer was in regular contact with the agent and the community. Copies of the 
correspondence are available to view on the electronic planning file.  This is a retrospective 
application and unfortunately it was not possible to negotiate changes which would have 
resulted in a permissible scheme. 
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RECOMMENDATION 
The proposal is NOT considered to comply with the provisions of policies listed in the 
reasons for refusal and contained in the adopted Stroud District Local Plan, November 2005 
and the core planning principles set out in the NPPF. 
 
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. 

20



 

 
Development Control Committee Schedule 
10/01/2017 

 

Item No: 02 
Application No.  
Site No. 

S.16/2050/VAR 
PP-05474676 

Site Address  Upper Huntingford Farm, Charfield, Wotton-Under-Edge, Gloucestershire 
 

Town/Parish  Alkington Parish Council 
 

Grid Reference  371877,193712 
 

Application 
Type 

Variation of Condition Inc Renewals  
 

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

  
   

 
 
 

  
Applicant’s 
Details 

Upper Huntingford Solar Limited 
C/- Agent 
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Agent’s Details  Foresight Group 

The Shard, 32 London Bridge, London, SE19SG,  
Case Officer  Gemma Davis 

 
Application 
Validated 

19.09.2016 

 RECOMMENDATION  
Recommended 
Decision 

Permission  

Subject to the 
following 
conditions: 

 1. The development hereby permitted shall be begun before the 
expiration of three years from the date of this permission. 

 
 Reason: 
 To comply with the requirements of Section 91 of the Town and 

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

 
 2. 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 
approved in writing by the Local Planning Authority.  
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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 
occurring.   
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 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 pre-
application 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 
Gloucestershire Wildlife Trust (E) 
 

Constraints  Village Design Statement     
 

 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, but request the 
application  is 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.   
 
SDC  No  comment..   
 
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: 21a-
004-20140306 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 the District Councillor 
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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