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Item No: 01 
Application No.  
Site No. 

S.16/2248/FUL 
PP-05521009 

Site Address  Betworthy Farm, The Street, Coaley, Dursley 
 

Town/Parish  Coaley Parish Council 
 

Grid Reference  377224,201271 
 

Application Type  Full Planning Permission  
 

Proposal  Erection of 24 new dwellings (14 Affordable Homes). 
 

Recommendation  Resolve to Grant Permission 
Call in Request  Requested by Head of Planning 
   

 
 
 

  
Applicant’s 
Details 

Mr Guy Wooddisse 
Bayhill House, Orchard Drive, Cheltenham, GL51 4AD,  

Agent’s Details  None 
Case Officer  John Longmuir 
Application 
Validated 

17.10.2016 
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 CONSULTEES  
Comments  
Received  

Berkeley Vale  CPRE 
Natural England (E) 
Severn Trent Water Ltd (E) 
Wales And West Utilities Limited (E) 
Cotswolds Conservation Board 
Parish / Town 
National Trust 
Flood Resilience Land Drainage 
Karen Colbourn 
 

Not Yet 
Received  

Martin Hutchings Rural Housing Enabler 
Wessex Water (E) 
Development Coordination (E) 
 

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

 OFFICER’S REPORT  
 
BACKGROUND  
The layout has recently been changed following comments from the case officer. These 
amendments are out of consultation. Any update will be given on late pages.   
 
There is no relevant planning history on the site. 
 
The proposal has been screened under the EIA regulations, and was not considered to 
warrant an Environmental Statement , as the “significant likely effects” were capable of being 
considered within the scope of a normal application.  
 
CONSULTATIONS  
Numerous public objections: Provides additional dwellings over/above need, too many 
market houses to subsidise affordable, major development outside the settlement boundary, 
landscape assessment is questioned, , impact on Betworthy Farm, development at Box Road 
Cam and Dursley including affordable housing, 5 year supply of land, White Paper promotes 
brownfield  use of land, contrary to Policy HC4, harmful to wildlife, surface water drainage 
inadequate, Coaley has large houses already, note CPRE/National Trust comments, little 
employment opportunities, spoil views from Coaley Peak, prime agricultural land, dangerous 
roads around the village, already 4 social houses in village, need for bungalows for elderly, 
no health care within village, question rest of field, green belt land, additional traffic, question 
compliance with Local Plan  in particular HC4 and CP15, not limited development and no 
local need, question sustainability.         
 
Parish Council: Support in principle but have concerns about sewage system. Drainage is a 
combined foul and surface water type, so risk are significant. The existing system is unable to 
cope during heavy rain, additional houses will increase pressure on the system.  
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SDC consultant ecologist. No objection subject to condition. 
 
County Highways.  Looking at the specifications in the detailed layout.   
 
Severn Trent: No objection. 
 
Glos Lead Local Flood Authority No objection subject to condition. 
 
CPRE Object: “Seen from above, it is Coaley’s distinctive ribbon development of roofs, fields 
and hedges wandering down from the foot of the escarpment which is so attractive, only a 
small part of it is a dense cluster of houses”. Impact on open views of/from the AONB, 
especially Coaley Peak and Cam Long Down , village does not need to change its footprint, 
other suitable sites for affordable housing within the village envelope, other development in 
Cam, bus services infrequent and similarly shop hours, Cam station car park is at capacity.  
 
National Trust: Comment. Highlight the view from Coaley Peak and the AONB even with the 
distance involved. 
 
Cotswold Conservation Board: Need to give consideration to the outward views from the 
AONB. If it is felt that the development would be harmful, then the Board would recommend 
refusal. 
 
Natural England: Comment on the need to consider the AONB, paragraph 15 of the NPPF, 
and views from Cotswold Way, opportunity for biodiversity improvement. 
 
THE PRINCIPLE OF DEVELOPMENT   
 The starting point is section 38(6) of the Planning and Compulsory Purchase Act 2004, read 
together with section 70(2) TCPA 1990. Applications should be determined in accordance 
with the development plan unless material considerations indicate otherwise. A recent High 
Court Judgement confirms the process of applying the Section 38(6):  
 
 a) The Council is under a duty to make a decision by giving the Development Plan priority, 
but weighing all other material considerations in the balance to establish whether the decision 
should be made in accordance with the Development Plan;  
 
 b) The Council must understand the relevant provisions of the Development Plan, 
recognising that they may sometimes pull in different directions;  
 
 c) section 38(6) does not prescribe the way in which the LPA is to go about discharging the 
duty;  
 
 d) the duty can only be properly performed if the Council, establishes whether or not the 
proposal accords with the Development Plan as a whole;  
 
 e) the duty is not displaced or modified by government policy in the NPPF. This does not 
have the force of statute, or the Development Plan. Its relevance to a planning decision is as 
one of the other material considerations to be weighed in the balance.  
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The proposal is for 14 affordable and 10 market houses. 
 
The Local Plan begins with a chapter “Setting the scene: why do we need a Local Plan?” 
This is a reflection of the District’s issues and opportunities.  Arguably this section is 
particularly important because it provides the rationale for the upper case policies that follow.  
An early sub section is titled “The Key Issues for Stroud District”. Under a heading :“Meeting 
the District’s identified future housing needs” point 3 states: “There is an acute lack of 
affordable housing in the District”. The following section is titled “Maintaining and improving 
the sustainability of our villages”, point 14: Affordable housing needs are heightened in rural 
areas and local home seekers find competing with socially mobile incomers difficult”.  
 
CP9 begins by stating there is  a need for 446 affordable houses a year.  Integration with the 
local environment is highlighted. The housing should reflect types and sizes to met need. 
 
HC4 deals specifically with sites outside settlement boundaries : 
Planning permission may be granted for affordable housing on sites adjoining settlement 
limits. Such sites should be located adjoining an identified accessible settlement with limited 
facilities (“Third Tier”) or above in terms of the Plan settlement hierarchy, unless local need 
and environmental considerations indicate that provision should be met at fourth or fifth tier 
settlements. The Council shall meet affordable need where: 
 
The Council is satisfied that there is a clearly evidenced local need, which cannot be readily 
met in the locality, for the number and type of housing proposed. 
 
The site is accessible to a range of local services, such as shops, primary schools, 
healthcare and public transport. 
 
It is not subject to any other over-riding environmental or other material planning constraint 
Appropriate legal agreements are entered into to ensure that such dwellings will remain 
available as affordable housing for local need, in perpetuity with the necessary management 
of the scheme. 
 
The gross internal floor area of these dwellings shall comply with the latest recommended 
standards used by the Homes and Communities Agency. 
 
The lower case text is also important: 
Paragraph 4.38:“An exception site is one that would not usually secure planning permission 
for market housing. In rural parts of the District, there are particular difficulties in securing an 
adequate supply of affordable housing for local needs. The Council’s local housing needs 
“exceptions policy is an integral part of the corporate approach to meeting housing needs in 
our rural areas”.  
 
Paragraph 4.40: “National policy suggests that local planning authorities should consider 
whether allowing some market housing on exception sites would facilitate the provision of 
significant additional affordable housing to meet local needs. In response the Council will 
consider proposals where a majority of affordable homes are cross subsidised by the 
provision of a minority of market housing, subject to the production of a detailed viability 
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study demonstrating the requirement for this cross subsidy” Although the policy would not 
preclude any developer carrying out a suitable scheme with appropriate covenants on land or 
legal agreements, the Council will require the properties to be managed by a Registered 
Provider.”  
 
CP15 covers locations outside settlement boundaries. Criterion 3 allows for “a rural exception 
site, where development is appropriate, sustainable, affordable and meets an identified local 
need.   
 
CP7 Lifetime communities stresses the need to meet “for those with an existing long standing 
family, educational or employment connection to the area.”  CP8 also promotes housing to 
address local need, with particular attention to type, tenure and size. 
 
The NPPF is similar and perhaps even more encouraging. Paragraph 54 focuses on rural 
areas:  The second half states; “Local Planning Authorities should in particular consider 
whether allowing some market housing would facilitate the provision of significant additional 
housing to meet local needs”. 
 
The NPPF Glossary has a definition of “rural exception sites”: “Small sites used for affordable 
housing in perpetuity where sites would not normally be used for housing. Rural exception 
sites seek to address the needs of the local community by accommodating households who 
are either current  residents or have an existing family or employment connection. Small 
numbers of market houses may be allowed at the local authority’s discretion, for example 
where essential to enable the delivery of affordable units without grant funding”. 
 
The 7 February 2017 Housing White Paper reinvigorates the need for affordable housing.  
Para 1.33 the NPPF will be changed to:  “give much stronger support for sites that provide 
affordable homes for local people”. 
 
The paragraph continues “expect LPAs to identify opportunities for villages to thrive, 
especially where this would support services and help meet the need to provide houses to 
local people who currently find it hard to live where they grew up”. 
 
The White Paper acknowledges various methods are needed on delivery. Paragraph 3.32 
“we will work with Local Authorities to understand all the options for increasing the supply of 
affordable housing.”  
 
Local Plan Policy CP3 is the settlement hierarchy. Third tier settlements are defined as 
“Accessible Settlements” with limited facilities.  It includes Coaley and also  Chalford, 
Eastington , Hardwicke, Kings Stanley, Leonard Stanley, Kingswood, Sharpness.  The policy 
states that they will provide for lesser levels of development. Affordable housing delivery is 
also raised. 
 
The northern boundary of site does directly adjoin the settlement boundary, and therefore 
complies with Policy HC4. Moreover the eastern side of the site is also opposite the 
settlement boundary which wraps around a straggle of houses, which adds to its 
sustainability credentials.     
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Coaley as a “Third Tier” settlement complies with the exceptions policy above.  It has a 
school, shop and pub which support basic needs, all which are well within walking distances.  
The affordable housing will have a local connection which means that such residents are 
more likely to use and support these local services. Moreover being local they are more like 
to have social, work, leisure, employment connections locally thereby   reducing the need to 
travel.  
 
The level of houses is not felt to be inappropriate for a Tier 3 settlement. Appeal decisions at 
other Tier 3 settlements,  Kingswood, Eastington and Leonard Stanley have allowed  much 
larger schemes.  These have also been market led schemes. Indeed a quantum of houses is 
needed to fund the essential site infrastructure (roads and services).   
 
A Parish local needs survey, in conjunction with the rural housing enabler was done in 2012 
and found a need for 9. This was updated in 2016 which found the need increased to 12.   
 
This proposal is for 14 affordable houses, which may initially seem in excess of local need. 
However, the need is increasing all the time, (as acknowledged by the February White Paper 
leading to increasing   shortages and cost), and by the time of completion of this scheme the 
need may well be 14. Moreover this scheme will meet local affordable needs into the longer 
term, for the life expectancy (circa 100 years) of the buildings.  Importantly the Section 106 
will allow a cascade for neighbouring rural Parishes: Uley, Nympsfield, Frocester and 
Slimbridge. These are all local, accessible, in need, and challenging to find opportunities. 
Consequently a “surplus” is unlikely particularly towards the medium term , and if necessary 
this village would help its neighbours.  Indeed this follows the “key settlement” planning 
strategy, popular in the 1970s/1980s, whereby villages with some facilities helped out their 
neighbours with lesser facilities.  
 
Paragraph 55 of the NPPF reinvigorates this concept “where there are groups of smaller 
settlements one village may support services in a village nearby”.        
       
A systematic look at other sites around the village has been made. Considerations included 
accessibility, landscape impact/prominence and highway safety, perception of integration 
with the village.  This is the best available site and is confirmed by the curve of settlement 
boundary.  
 
There are no likely prospects of affordable sites within the settlement boundary coming 
forward which would meet the local need. The settlement boundary is very tight around the 
main village centre.  
 
Members are aware of the new development allocated at Cam. Whilst this will give affordable 
housing, as a Local Plan allocation, it will be towards general District Wide needs rather than 
localised need.  
 
In such cross-subsidy schemes as this, the applicant is required to submit a full ‘open book’ 
viability assessment for the site to demonstrate the need for the market units to provide 
cross-subsidy for the affordable units. The contents of these assessments have to be treated 
as confidential because of the commercially sensitive nature of the information supplied, but 
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the assessment is checked by officers before being forwarded to the District Valuer for 
verification. 
 
The District Valuer’s Office is the specialist property arm of the Valuation Office Agency 
(VOA), which is itself a part of HM Revenue and Customs. The Valuer’s Office provides 
independent valuation and professional property advice to bodies across the entire public 
sector, and where public money or public functions are involved.   
 
The District Valuer’s  assessment  has allowed officers to re-negotiate and maximise the 
amount of affordable housing; as a result the scheme has been amended from 12 to 14 
affordable homes.   
 
The revised scheme consists of: 
Affordable rented properties: 
4 no.1 bed house 
4 no.2 bed house 
1 no.3 bed house 
1 no.4 bed house  
 
Discount market properties: 
3 no. 2 bed house 
1 no. 3 bed house  
 
The Council’s SPG on affordable housing limits the clustering of affordable homes to eight. 
The proposal shows the 3 tenures are broadly scattered to comply with this policy. 
Consequently the proposal is felt to comply with the requirements of Policies HC4, CP3 and 
CP15.  
 
Some objectors feel that the proposal breeches the Local Plan because the site is the wrong 
side of the settlement boundary. However this policy is intended to deliver local needs in 
such a typical location.   It is considered as  a sustainable location and the detailed scheme is 
a sympathetic extension to the village.  Officers estimate that it is 540m walking distance to 
the school, even less to the community shop, recreation ground and the public house.   
 
Paragraph 55 of the NPPF states: “To promote sustainable development in rural areas, 
housing should be located where it will enhance or maintain the vitality of rural communities”.    
 
This is a full application which provides a detailed scheme which can be properly considered. 
It is felt to be a sympathetic extension to the village. 
 
A Section 106 agreement is required to control the type, delivery and the long term retention 
of the affordable housing.   
 
LANDSCAPE  
NPPF paragraph 115 places “great weight” on “conserving the landscape and scenic beauty” 
in AONBs.  Wildlife and cultural heritage are also raised.  
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Paragraph 116 states that major development should be refused in these areas unless in the 
public interest.  
 
Countryside Rights of Way Act 2000 in Section 85 requires that regard is given to the 
statutory purpose of the AONB, which is to conserve and enhance the area’s natural beauty. 
The Planning Practice Guidance confirms that this duty also applies to proposals outside the 
designated area but impacting on its natural beauty. 
 
The Cotswold Conservation Board has a position statement on the AONB, including its 
setting. It highlights the importance of outward   views and backdrop views. Reference is 
made to the significance of siting, size, materials, design, landscaping and materials. The 
level of harm must be considered. There is reference to the NPPF. “Valued landscapes” are 
highlighted.  The impact of lighting needs to be considered. 
 
Local Plan Policy ES7 covers landscape character. The policy gives priority to the 
conservation and enhancement of the AONB including its setting. Reference is made to its 
biodiversity, historic and cultural heritage. The quality and diversity of landscape character 
needs to be protected.  Location, scale, materials, natural and water features are important.  
 
Local Plan Policy ES8 promotes the planting of trees and landscaping. 
The site outside the AONB, which lies about a mile to the east, broadly at the foot of the 
escarpment.  
  
The 2000 SDC Landscape Assessment SPG defines this area “Rolling Agricultural Plain”.  
This notes the visual importance of churches, the dispersed pattern of villages and the varied 
size of villages.  “There is a strong vernacular character to this landscape.   The document is 
cautionary: “In places modern development has occurred as new housing estates have been 
tacked onto existing settlement bearing no relationship to the traditional layout of buildings, 
scale or materials”.   
 
Natural England  has defined nationally distinct landscape types, in 2014. The site is within 
“The Severn and Avon Vales”. This is described as flat or gently undulating, sparse 
woodland, small pastoral fields and prominent churches.   
 
Much of these characteristics are reflected in the Gloucestershire Landscape Character 
Assessment 2006. The site borders two character areas- the “Vale of Berkeley” and the 
“Rolling Hills and Valleys of Dursley, Cam and Uley”.  Small fields, hedgerows and trees are 
noted as well as wide, open valleys.   
 
The applicants have submitted an LVIA, which has been produced in accordance with 
relevant   guidelines. 
 
Viewpoints 
Village road 
The site can be seen from various points along the adjacent road to the east.  There are very 
close range views. There is an intervening mature frontage hedge, which offers some partial 
screening. The existing houses at The Close are prominent, but otherwise the outward view 
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is of limited merit.  The development is set back considerably from these aspects, which will 
reduce the extent of visible structures.  Development would also be seen against the 
surrounding houses and would not look out of place. 
 
Neighbouring footpaths.  
There is a network of footpaths to the west and south of the site around Field Farm and Field 
Lane, which connect to wider links. There are open views into the site, but largely featuring 
the existing 1970s residential development at The Close.  The church tower is visible and 
there is a scatter of trees along the boundary.  The site will be very visible, but these views 
are not considered to be overly significant to the village character and the wider Severn Vale, 
especially with a sensitive layout and landscaping.  The new western boundary will be an 
indigenous hedge which will soften short range views. 
 
Field Lane 
There are some views but these are limited/filtered by existing vegetation. Development 
would be perceptible but seen in conjunction with The Close.  
 
Upthorpe 
Views are largely obscured by vegetation. 
 
Ashmead 
This is approximately 1 km away to the south, on slightly elevated ground, on the edge of the 
AONB.  There are open expansive views are across the Vale. There is a scatter of varying 
trees and hedges. The site is visible but is seen largely against the background of the village, 
consequently the new development will not appear out of place.    
 
Cam Peak 
This is 2.2km away to the south, within the AONB.  Whilst the village is visible, much of the 
view is dominated by Upthorpe, Cam Green, Green Street outlying hamlets which are closer 
to the viewpoint. The development would be scarcely discernible.    
 
Cam Long Down 
This is 1.8km away, on the Cotswold Way and within the AONB.  It is an expansive view 
largely featuring the wider Vale. The site is discernible.  However this is not a pure landscape 
view.  The outlying hamlets of Ashmead, Tickshill, Far Green, Hamshill  are nearer  to the 
viewpoint. The presence of such houses does draw the eye. Moreover the proposed 
development would be seen against the existing village.   The houses would appear small at 
this distance and be part of a substantial landscape, and so harm would be limited, 
particularly with a sensitive layout and landscaping.    
 
There are views of the site along the Cotswold Way at various points at Cam Peak, Long 
Down, Uley Bury and Coaley. 
 
Coaley Peak 
This is 2km away to the west, within the AONB. It is a renown and expansive view over a 
wide sweep of the Severn Vale, and a particularly important public view. The site is visible 
almost side on, although there are several large intervening farm groups. At over 2km away 
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the new houses would appear very small. They would also part of a large landscape and 
other elements would be more prominent.   
 
Uley Bury 
This is largely obscured by vegetation and 2.1km away. The site would be barely perceptible.  
 
The impact is further eased by the design, particularly the revised layout. The layout is very 
broken and unregimented, which is important from short and elevated distant views. There 
are no rows of housing which would attract the eye and lead it along harsh, long lines. Rather 
this alignment is extremely varied which creates a mottled impression.    
 
Layout/planting implications 
The revised layout allows considerable space for tree planting. At the s-w corner several 
specimens would break up views from Cam Peak and Long Down.  A small copse also helps 
the internal design, particularly providing interest to an important view on arrival to the site.  
 
Similarly there is a potential for a scatter of large specimens on the eastern side, which will 
help views from Coaley Peak as well as short range views from the adjacent road. 
 
The revised layout gives space for the new trees to flourish and mature. They are all 
designed to be in the purposely formed public realm which spares them from the pressures 
within domestic gardens. 
 
The site area is 1.4ha and 24 houses means the density would be just over 17/ha. This is 
extremely low and indicates a landscape orientated scheme.  
The buildings use muted colours which help them blend into the landscape.  Walling /roofing 
will be in subdued shades. White is used very sparingly which can be eye catching.  
 
The dwellings are all proposed to be 2 storey, which will reduce their prominence. Levels 
have been provided. The trees will be indigenous and with the space provided, the prospects 
for timely maturity are good. Typically trees take 15 years to reach 8m, which would obscure/ 
filter some of the inward views.   Such trees would also help soften views of the existing 
village edge.  
    
Cars/domesticisation would not be particularly apparent from the distant AONB views, being 
low height and obscured by landscaping. Lighting should not be significant for a small cul-de-
sac at a considerable distance from viewpoints.     
 
The proposed houses do not obstruct for block any views. It is currently an agricultural field 
which in itself has little value. Whilst the development does extend the village, it is in a 
loosely knit “soft” form. It is also not a vast extension in relation to the rest of the village.  
Indeed seen from the escarpment it is difficult to know where the village starts/ends due to 
the spread of various groups of building.  
 
Whilst the scheme does build on agricultural land, such a loss is not felt to be overly 
significant.   
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Conclusion 
The views from Ashmead, Cam Peak and Coaley Peak are important but the impact of the 
proposal is insignificant upon the AONB. The views from the Cotswold Way on Cam Long 
Down are also important and the site is more discernible. Potentially there is a minor impact 
here on the AONB, but this is eased by the low density, siting, dispersed layout, subdued 
materials. New tree planting will also be helpful in due course.    
 
There is potentially more significant impact from shorter range views, but the again the siting 
and layout reduces the impact. These impacts are also are very localised and not felt to 
overly important to the character of the wider Severn Vale.          
 
DESIGN  
The NPPF has comprehensive coverage on the various components of good design. 
Paragraph 58 should create “a strong sense of place”, respond to local character, local 
surroundings, create safe and attractive and accessible environments.  Paragraph 60 
promotes local distinctiveness.  
 
The February White Paper on housing also promotes good design. 
 
Local Plan Policy CP14 promotes a sense of place, good landscaping, sustainable design 
and open space. It emphasises crime prevention.  ES1 promotes sustainable design 
including water management.  ES12 promotes the better design of places, particularly public 
realm. ES14 promotes provision of public space.   
 
Local Plan Policy HC1 is aimed at developments in settlements. The principles of design are 
promoted in other Local Plan polices and the NPPF. 
 
The layout has been partly led by the benefit in setting buildings back from the village through 
road to ensure that the new houses are not prominent.  
 
The revised scheme is largely loosely knit and informal. This is offers a relief to the adjacent 
linear housing. Moreover such an informal layout is particularly akin to Vale settlements.  The 
curving shape of the layout is such that some parts of the development are obscured from 
others, which gives feeing of very low density.  
 
The layout also allows for generous space for significant tree planting within the site. The 
planting follows this informal concept, with indigenous countryside trees scattered.   
 
The layout shows a curving cul-de-sac with a variety of set backs to the houses and 
juxtaposition, reinforcing the informal character, but also creating ever changing views. Some 
potential is also made of outward views towards Cam Long Down and Coaley  Peak.  
 
The houses are either semi detached or detached, are therefore compact and easier to 
absorb into the site and surroundings.    
 
The elevations are simple interpretations of the village and Vale vernacular. There are 
functional porches and bays to give enough interest without looking fussy.  
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The materials proposed are brick and tile. Officers would envisage a soft earthy multi stock 
brick, which would be appropriate for the Vale and the village. Mid grey and brown tiles have 
been accepted in   principle which offer very subdued tones. Using two tiles helps give a 
mottled appearance to neutralise long range views.   
 
PARKING /HIGHWAYS  
Local Plan Policy CP14 promotes sustainable locations, safe convenient access by foot and 
cycle. 
 
Local Plan Policy EI12 promotes transport choice and accessibility. CP13 again promotes 
sustainable travel, requires reasonable parking provision and protects road safety. 
 
Paragraph 32 of the NPPF has a “severe impact” test for determining new development.  
Opportunities for sustainable travel also need to be considered.  Safe access should be 
provided. 
 
Paragraph 35 promotes pedestrians/cycle safety by giving them priority, utilise   public 
transport, consider the needs of all users.  
 
Parking is provided on plot to avoid potential disputes. Two spaces are shown per house 
which surpasses the Local Plan standard. There is scope for informal ad hoc parking on the 
cul-de-sac.  
 
The proposed cul-de-sac layout  by its nature should have low speeds, but this is assisted by 
tight curves. It is hoped that as much as possible can be a non tarmac shared surface 
arrangement. This will be need to be agreed with County Highways. 
 
The site is accessed through the adjacent residential area. There is capacity and visibility to 
absorb the extra generation. The onward linking junction with the main village has reasonable 
visibility. 
 
RESIDENTIAL AMENITY 
Local Plan Policy ES3 protects against noise, smell, fumes, general disturbance, loss of 
daylight or sunlight, loss of privacy or an overbearing effect. Contaminated land or noisy 
environments should not jeopardise health.  The lower case text notes the implications of the 
Environmental Protection Act 1990.  
 
NPPF paragraph 123 echoes the above Local Plan policy, making particular reference to 
tranquillity and the quality of life arising from new development.  
 
The nearest new houses to the existing are sited to avoid any privacy, shadowing or 
overbearing problems. Whilst the cul-de-sac does vary in shape soonafter its start, there is 
still good separation between facing windows. Some window to garden relationships are not 
perfect but are not significant enough to warrant refusal.    
 
Within the new development the design provides reasonable amenity achieved by 
juxtaposition and  siting.  Each house has its own private amenity area.   
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ECOLOGY  
The Gloucestershire Biodiversity Action Plan seeks to promote the enhancement of habitat 
for varying species. It is a case of maximising opportunities bearing in mind the 
characteristics of the particular site as well as its surroundings.   
 
Local Plan Policy ES6 similarly promotes biodiversity and geodiversity. It recognises the 
importance of protected species and their habitats.  Recreational pressures from new 
residents are highlighted. Mitigation measures are raised and long term management.   
 
NPPF paragraph 117 seeks to minimise biodiversity, encouraging local networks, recreate 
habitats and the recovery of priority species. Paragraph 118 repeats the aim to conserve and 
enhance, providing mitigation where required, with the aim of providing a positive benefit.   
The application site is currently an agricultural field, which is just grass and otherwise 
featureless, which has minimal ecological value. 
 
To the north is a boundary with the existing houses, with limited ecological value but 
nonetheless is being left. To the east is the roadside hedge, which is again being retained, 
but within public open space. To the south is a farmyard and copse, and the intervening 
boundary is being left.  
 
The western boundary would be newly created as the field is being subdivided. The creation 
of a mixed species native hedge interspersed with some field trees. Species including 
hawthorn and crab apple would offer both  habitat and foraging.    
     
Bat and bird boxes can be provided which would provide habitat and capitalise  on the wider 
countryside.  Pipestrelle bats in particular may well benefit. Lighting to public areas should be 
minimised by condition. 
      
The SUDs pond will have wet/dry areas under normal conditions. It is also sited within a 
public open space and close to the hedge and trees. This range of environments could be 
ideal habitat for newts. Marginal planting will also foster a range of habitats which would 
support  a wider ecosystem. This eastern area can be seeded with a wildflower mix which 
would further  diversity the site and the wider environment.     
 
The newly planted trees will be indigenous and offer roosting and habitat for various species 
of birds, bats and insects as well as supporting flora.  
 
The scheme should not generate significant amount of additional visitors to the Severn 
Estuary which could put pressure on wildlife. 
 
The scheme is therefore felt to be a considerable enhancement of the ecology. A 
Management Plan of the public areas is conditioned to maximise this opportunity.   
 
HYDROLOGY  
The NPPF paragraph 100 guards against development in areas of flood risk. A sequential 
approach is advocated and if needed an exception test. Climate change is acknowledged as 
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an influence. Paragraphs 100-102 look at the sequential test in more detail. Paragraph 104 
advises about the impact on other sites, the need for escape routes and emergency plans.    
Local Plan Policy ES4 echoes the above tests, makes reference to SUDS principles, 
ecological value of water. CP14 promotes SUDS, awareness of foul drainage and avoidance 
of flooding. 
 
Hydrology is the concern of many of the objections. The site is clay and gently sloping, at 
least partly   towards the existing   houses.  There also problems with surface water from the 
existing houses which run into foul sewers.  
 
Under this proposal the surface water would go into the surface water system which runs 
through The Close and off to the north. Surface water from the development would not go 
into the foul system, rather the water would be held and segregated. Only foul water from  the  
development would be connected into the mains foul system.. However the foul water for 
these 24 houses is relatively insignificant in volume compared to the number of existing 
houses served. The system does have its problems but these problems are existing.  
Investment is needed but cannot be justified on the back of these 24 houses. 
       
This strategy has been tested by a detailed capacity study which was undertaken in 
conjunction with Severn Trent.  This involved hydraulic modelling using standard Severn 
Trent parameters, specifically based on the Coaley catchment.  The study concludes that no 
capacity improvements are required.  Severn Trent do not have any objection. 
   
The proposal is for a SUDS scheme involving a 262m3 wet/dry pond at the lowest point of 
the finished development. This has been designed to hold the greenfield +30% surface water 
runoff from the site. This will hold surface water at times of peak rain. 
 
Conditions on the SUDS and foul water are recommended 
  
HERITAGE   
The Planning (Listed Buildings and Conservation) Act 1990 is very significant. Section 66 
requires: “special regard to the desirability of preserving the building or its setting or any 
special architectural or historic interest which it posses”. 
 
Paragraph 134 of the NPPF states:” Where a development will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be weighted against 
the public benefits of the proposal, including its optimum use”. 
  
This needs to be read in conjunction with section 66, which has a stronger emphasis.   
 
Paragraph 14 has a “presumption in favour of sustainable development”. This may be 
interpreted as to imply a “titled” balance, however footnote 9 asserts that development 
affecting heritage asserts are exempted from such an emphasis.  Rather special 
consideration needs to be given to the setting of the heritage assets. 
  
Various High Court case law points to a special emphasis of heritage consideration which 
overrides the normal development presumption.     
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The need to give “special regard” was highlighted in the Barnwell Manor Court of Appeal 
case in 2014. The Inspector failed to give special regard to the setting of a listed building and 
the decision was consequently quashed. 
   
Local Plan Policy ES10 Valuing our historic environment and assets:  
Proposals involving a historic asserts need to describe the assets, its significance, its setting 
and asses the impact. Proposals will be “supported which conserve and where appropriate 
enhance the heritage significance and setting of the Districts heritage assets especially those 
elements which contribute and to the distinct identity of the District”. Listed Buildings and 
archaeological sites are highlighted for their heritage significance including their setting.  Key 
views especially of spires and towers are highlighted.  Any harm or loss would require “clear 
and convincing justification”. 
  
The October 2011 publication by English Heritage on the “Setting of Historic Assets”, was 
very influential and helpful in explaining what constituted setting. This has now been updated 
by the Historic Environment Good Practice Note 3 by Historic England which provides 
guidance on setting. Both explain that whilst a visual connection may be important, there can 
be other aspects that form the basis of setting, for example historical connection, landscape, 
or even perception.  These different aspects may overlap or even be distinctly different. They 
will not only vary in terms of geographical area but may also vary in terms of sensitivity to 
change. Different assets which may even be beside each other may well have different 
settings and different sensitivities to change. 
   
Even a visual connection can be underestimation   as sometimes a sequence of views is 
more telling rather than specific viewpoints. Some assets may also be below ground 
archaeological remains.  There is no fixed permanent boundary to the setting of heritage 
assets. Sometimes a setting can be close or more distant. 
  
The recommended approach is to analyse the significance of the asset and its setting, 
consider the capacity for change, consider the various impacts (positive and negative) of the 
specific proposal, whether the impacts can be mitigated and the permanence of the impacts. 
 
Betworthy  Farm is to the south of the application site, which is grade 2 listed. However this is 
self contained from the site, separated by other buildings, reinforced potentially by new 
landscaping.  Consequently visually the listed building is not compromised. Similarly the site 
is not important to the historic character or any other aspect of the setting to Betworthy Farm. 
   
Field Farm is also grade 2 listed, but this is a farm group in its own right with no direct 
relationship to the site. It also has good separation.  
 
Coaley church is the nearest listed building to the north. There are outward views to the 
church which make a design opportunity.   However the aspect from the church is far less 
apparent and the scheme has negligible  impact. 
  
There are several other listed buildings on the far side of the church but have no connection 
to the site. 
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There are several non designated heritage assets in the vicinity but they do not have a strong 
relationship with the site. 
 
There is no Conservation Area for Coaley so Section 72 of the above Act does not apply. 
 
OVERALL CONCLUSION 
The principle of the proposal is felt to comply with Local Plan Policies in particular HC4, CP15 
and ES7, in accordance with Section 38 of Planning and Compulsory Purchase Act 2004. It 
delivers much needed affordable housing. It is particularly sustainable; meeting the local 
need in its locality. Indeed this reflects one of the key aims of the Local Plan. Landscape 
impact of the scheme is felt to be minimal, especially in terms of long range views from the 
AONB.  In the longer term new planting will also be beneficial, which together with SUDS and 
other measures will boost biodiversity. Heritage, highway, drainage and amenity impacts are 
insignificant.    
 
The scheme is felt to comply with the detailed measures advocated in the various Local Plan 
Policies. Planning permission is recommended subject to a Section 106 agreement covering 
the affordable housing elements. Other contributions cannot be met as the site value has 
been channelled into affordable housing provision.  
 
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. 
 
Subject to the 
following 
conditions: 

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

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

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

 
 2. No development shall take place until samples of the walling and 

roofing 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.  Development shall then 
only be carried out in accordance with the approved details. 

 
 Reason: 
 In the interests of the visual amenities of the area. 
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 3. Prior to the commencement of any walling, a sample panel of one 

square metre of the proposed walling; shall be constructed on site 
and shall be approved in writing by the Local Planning Authority.  
The panel shall be constructed and protected from the weather at 
least 14 days prior to inspection by the Local Planning Authority 
and the approved panel shall be maintained in situ for the duration 
of the works.  The works shall then be carried out to match the 
approved panel. 

 
 Reason: 
 To ensure a satisfactory appearance. 
 
 4. The development hereby permitted shall not be occupied until 

details of a scheme of hard and soft landscaping for the site have 
been submitted to and approved in writing by the Local Planning 
Authority. This shall based on the landscaping indicated on the 
approved layout plan. 

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

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

 
 Reason: 
 In the interests of the visual amenities of the area. 
 
 6. Prior to occupation of the tenth dwelling, a 

landscape/ecological/drainage management scheme shall be 
submitted to the Local Planning Authority for approval. This shall 
cover all the areas of the site not within domestic curtilages or 
roads, as shown on the approved layout. These areas shall be 
maintained in accordance with the approved management scheme 
in accordance with an agreed timetable of implementation.  

 
The document shall cover the management and maintenance of all 
the shrub and tree planted, seeding and hard surfacing areas 
specified in condition 4. It shall also include the provision of 
bat/bird boxes, marginal aquatic planting, wild flower meadow 
planting. The grass cutting and pruning shall be specified, in terms 
of methodology and frequency.   
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The management scheme shall include further details to satisfy the 
regime laid out in the Drainage Strategy, submitted 14 October 
2016, which covers the drainage pond. 
 
The document shall include details of the funding, functioning and 
remit of the management company to implement and maintain the 
approved management scheme.      

 
Reason:  
To help the appearance of the site, ensure maintenance of the 
SUDs pond and the area as well as supporting biodiversity.   

 
 7. Outside of any domestic curtilage, no external lighting shall be 

erected without the approval of the Local Planning Authority.  
 

Reason:  
To avoid light pollution in the interest of the character of the area 
and biodiversity potential.  
 

 8. Prior to the occupation of last dwelling the car parking shall be laid 
out and hard surfaced in accordance with the approved layout 
plan. It shall be retained as such thereafter.  

 
Reason:  
To ensure proper parking provision.  
 

 9. No development shall commence on site until a construction and 
environmental management plan (CEMP) has been submitted to 
and approved in writing by the Local Planning Authority. The 
CEMP shall include working hours for machinery, dust mitigation, 
site operatives parking, management of deliveries and the use of 
wheel washing facilities for all vehicles prior to leaving the site.   
The development permitted shall only be carried out in strict 
accordance with the approved details. 

 
           Reason :  

In the interest of amenity. 
 
10.  All windows shall have reveal depths of at least 75mm. 

Reason:  
In the interest of visual appearance. 
 

11. 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 
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the approved details before the development is first brought into 
use.  

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

12. Prior to all occupation of each dwelling a water butt shall be 
installed at each dwelling in accordance with details agreed by the 
Local Planning Authority beforehand. 

 
Reason:  
To comply with the Drainage Strategy submitted 14 October 2016, 
in the interests of good water management.   
  

13. The development hereby permitted shall be carried out in all 
respects in strict accordance with the approved plans listed below:  

           
P001 – Location Plan Rev D 
P001A – Site Layout Rev E 
P002 – Type A Rev A 
P003 – Type B 
P004 – Type C 
P005 – Type D 
P006 – Type E 
P007 – Type F 
P008 – Type G 
P009 – Type H 
P010 – Type J 
P011 – Type J(A) 
P012 – Type K 
P013 - Single Garage 
P014 – Double Garage 
P015 – Street Scenes Rev A 
P016 – Topographical  Survey 
P017 – Landscape Plan Rev) 
P018 – Hardscaping Plan Rev D 
P019 – Coloured Site Layout (Revised plan) 
P020 – Tenure Plan (Revised plan) 

  
Reason: 
To ensure that the development is carried out in accordance with 
the approved details, for the avoidance of doubt.  

 
 
 


