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Item No: 02 
Application No.  
Site No. 

S.17/0921/COU 
 

Site Address  Unit 2, Salmon Springs Trading Estate, Painswick Road, Stroud 
 

Town/Parish  Stroud Town Council 
 

Grid Reference  384750,206022 
 

Application 
Type 

Change of Use  
 

Proposal  Change of use of unit 2  to D2 (Leisure). 
 

Recommendation  Refusal 
Call in Request   
   

 
 
 

  
Applicant’s 
Details 

Miss Joanne Thomas 
1 Sandpits Lane, Westrip, Stroud, Gloucestershire, GL6 6EZ 
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Agent’s Details  None 
Case Officer  Humphrey Mpezeni 

 
Application 
Validated 

09.05.2017 

 CONSULTEES  
Comments  
Received  

Parish / Town 
 

Not Yet 
Received  

Planning Strategy Manager (E) 
 

Constraints  Affecting the Setting of a Cons Area     
Flood Zone 2     
Flood Zone 3     
Key Employment Land (LP)     
Within 50m of Listed Building     
Rodborough 3km core catchment zone     
 

 OFFICER’S REPORT  
 
DESCRIPTION OF SITE 
The site comprises a unit within the Salmon Springs Industrial Estate situated to the east of 
the A46 in Stroud. The unit is adjacent to Listed Building and is situated at the southern end 
of the site.  
 
PROPOSAL  
The proposal is a change of use from B2 Industrial to D2 leisure and assembly.  The unit is 
about 148sqm. 
 
MATERIALS  
Not applicable as no changes to physical fabric is proposed. 
 
RELEVANT PLANNING HISTORY  
Opposite site, listed building: 
S.15/0813/COU, Proposed change of use from B2 Industrial to D2 leisure and assembly, 
28.05.2015 
 
CONSULTATION RESPONSES  
Town/Parish 
Support the application. 
 
Public 
Numerous responses have been received from members of the public supporting the 
application on grounds that it is good for the health and wellbeing of the community of Stroud; 
would help to sustain a business; is not at odds with other uses on the site; would keep the 
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building in use, would not affect the surrounding areas and there is no reason why it should 
not be allowed since there is a similar use opposite the site.  
 
Planning Strategy 
The application is contrary to the recently adopted Local Plan. Consequently, it is 
recommended that this planning application should be refused, unless material 
considerations indicate otherwise. 
 
PLANNING CONSIDERATIONS  
Planning law requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. 
The adopted Stroud District Local Plan, November 2005 is the development plan for Stroud 
District.  Due weight should be given to policies in this plan according to the degree of 
consistency with the National Planning Policy Framework. 
 
Local Plan Policies Considered are: 
ES3 Maintaining quality of life within our environmental limits  
ES4 Water resources and flood risk 
EI1 Key employment sites 
EI2 Regenerating existing employment sites 
EI11 Promoting sport, leisure and recreation 
CP1 Presumption in favour of sustainable development 
CP11 New employment development 
 
Full text of the above policies together with the preamble, can be found at 
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_for-
web.pdf. 
 
The NPPF is also material consideration in assessing planning applications and full text can 
be found at  
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.
pdf 
 
The proposal site is located outside of the Town centre and thus not covered by the Stroud 
Town Centre neighbourhood development Plan. 
 
Proposed Change of Use   
Unit 2 is part of the Salmon Springs Trading Estate located on Painswick Road, Stroud.  The 
site is located outside of the settlement development limit and consists of a mixture of 
designated and undesignated heritage assets (listed buildings and unlisted buildings of 
heritage interest). The unit is currently vacant, it is understood that the previous occupier 
vacated the premises in November 2016. A property agent in Cheltenham was asked to 
market the property but no information has been submitted to demonstrate the extent of the 
marketing exercise. 
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The recently adopted Stroud District Local Plan (SDLP) should be given weight in decision 
making in accordance with NPPF provisions.  The NPPF urges that proposal that accord with 
the SDLP should be approved without delay unless material considerations dictate otherwise. 
 
The application proposes the change of use of the building from a B2 General Industrial to 
D2 dance hall which would employ 3-4 people, and no changes to the physical fabric are 
proposed.  The application site forms part of the existing Salmon Springs Trading Estate on 
the A46 north of Stroud. The trading estate is a Key Employment site under Policy EK32 and 
currently consists of industrial and business uses, offices, restaurant and leisure uses.   The 
current use of the site is B class which, on Key Employment sites, is safeguarded by policy 
EI1 and change of use would not be allowed. This policy utilised the 2013 Employment Land 
Study recommendations and Salmon Springs Trading Estate was to be retained as a key 
local employment area for B1, B2 and B8 uses.   
 
Planning policy seeks to encourage new employment development. It may even permit the 
change of use to non B use class development in other, less sensitive parts of the District, 
which would be considered under CP11. The Local Plan specifically identifies the 
regeneration of some existing employment sites under Policy EI2. 
 
The Town Council and numerous members of the public have supported the change of use 
as being something that is good for the community and that there is no reason why this 
cannot be approved since another leisure use has been approved in the past. Some 
comments refer to another leisure use has previously been allowed opposite the site.  
However, the very small size of the unit (43sqm compared to 149sqm for the host building) 
and the Listed Building status which makes it unsuitable for physical alterations restricts the 
attractiveness of the building for some employment uses. The unit which is subject of this 
application is large and, not being listed, the building can be altered. 
 
The fact that permission has been granted on the adjacent unit does not mean that it such 
small non-traditional employment uses should continue to be permitted on the site as a 
matter of precedence.  Salmon Springs Industrial estate is a very important employment site 
and for it to continue playing this crucial role in the jobs and growth agenda of the District, it 
must maintain its capacity to provide meaningful employment.  If very small non-traditional 
employment uses such as the proposed development continue to be allowed on the site, the 
cumulative effect will be the erosion of the capacity of the site to provide meaningful numbers 
of employment and the associated multiplier effect of the wages therein on the district.   The 
2013 Employment Land Study addressed this issue and concluded that the Stroud Valleys is 
one of the three important industrial property markets which should continue to be protected 
unless wholly exceptional circumstances can be demonstrated.  This is consistent with 
Paragraph 22 of the NPPF which cautions against the long term protection of employment 
sites for the sake of it and that where appropriate, alternative reuses are considered on their 
own merits and the role of such new uses in sustainable local communities.  This application 
has not demonstrated any exceptional circumstances. 
 
Based on the above assessment, it is considered that the proposal to change the use of the 
unit from B-use to D2 leisure would undermine the site’s key protected employment status by 
contributing to the erosion of its capacity to provide meaningful numbers of employment to 
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promote economic growth and prosperity for the district.   No circumstances have been 
advanced for officers to consider this as an exceptional case and thus the proposal is 
considered to be contrary to the adopted Local Plan Policy EI1. 
 
Impacts on the Listed Building 
The host unit is located opposite a listed building but as not physical alterations are 
proposed, it the proposal is unlikely to have any impact on the significance of the heritage 
asset. 
 
The proposal would accord with Local Plan Policy ES10 and National Policy NPPF(12). 
 
Residential Amenity 
The host building is located within an established trading estate and isolated from residential 
dwellings. The proposed use is unlikely to result in significant noise and disturbance for any 
residences or occupiers of other over and above that of the existing uses on the site. 
 
The proposal site would accord with Local Plan Policy ES3. 
 
Parking, Travel and Highway Safety 
The site lies within an established trading estate where there are high volumes of vehicular 
movement. There is more than adequate parking within the estate which is located adjacent 
to the A46 with links to public transport.  In addition, the site is not remotely located from the 
centre of Stroud which would allow more sustainable travel modes to get to the site.   
 
The proposed development would accord with Local Plan Policies ES3, CP13 and EI11. 
 
Flood Risk 
The proposal site located within flood zone 2 as defined by the Environment Agency maps 
and the applicant has submitted a flood risk assessment.   The proposed development does 
not involve any physical changes to the fabric or the footprint and thus the proposal would not 
change the risk status of the unit, building or site. 
 
A simple FRA, which includes some flood evacuation advice, has been submitted in support 
of the proposed change of use.  
 
The proposal would accord with Local Plan Policy ES4 and National Policy NPPF(10). 
 
RECOMMENDATION 
There is an in principle objection to the proposed change of use as it does not comply with 
policy EI1 of the Stroud District Local Plan, and no overriding justification has been received 
to warrant overriding this objection. 
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring 
or affected properties.  In particular regard has been had to Article 8 of the ECHR (Right to 
Respect for private and family life) and the requirement to ensure that any interference with 
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the right in this Article is both permissible and proportionate. On analysing the issues raised 
by the application no particular matters, other than those referred to in this report, warranted 
any different action to that recommended. 
 
For the 
following 
reasons: 

 
1. Salmon Springs is identified in the adopted Stroud District Local 

Plan (SDLP) as a key employment site. Policy EI1 of the SDLP 
requires key employment sites to be kept in B class uses and 
states that change of use to other uses will not be permitted. This 
is to ensure an adequate supply of land for B class uses to 
maintain and promote economic growth. No circumstances have 
been advanced to demonstrate this as an exceptional case and 
thus the proposal is considered to be contrary to the adopted Local 
Plan Policy EI1. 
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