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Item No: 2  
Application No.  
Site No. 

S.17/1221/FUL 
PP-06113987 

Site Address  Land At 25, The Street, Uley, Gloucestershire 
 

Town/Parish  Uley Parish Council 
 

Grid Reference  378679,198129 
 

Application 
Type 

Full Planning Permission  
 

Proposal  Erection of three dwellings. Reinstatement of  planning permission 
S.13/1584/FUL. 
 

Recommendation  Permission 
Call in Request  Parish Council 
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Applicant’s 
Details 

Mr & Mrs Michael Drew 
25 The Street, Uley, Dursley, Gloucestershire, GL11 5TB 
 

Agent’s Details  Keith Angus Chartered Architect 
The Old Co-op, Brewery Lane, Nailsworth, Stroud, Gloucestershire 
GL6 0JQ 
 

Case Officer  John Chaplin 
 

Application 
Validated 

31.05.2017 

 CONSULTEES  
Comments  
Received  

 

Not Yet 
Received  

 

Constraints  Affecting the Setting of a Cons Area     
Area of Outstanding Natural Beauty     
Conservation Area     
Within 50m of Listed Building     
Nympsfield Airfield Zone     
Uley Parish Council     
Settlement Boundaries (LP)     
TPO Areas (Woodland/ Groups)     
Village Design Statement     
 

 OFFICER’S REPORT 
 
MAIN ISSUES 
Principle of development  
Design and appearance 
Archaeology and Heritage Assets 
Highways 
Residential Amenity 
Flood risk 
Obligations 
 
DESCRIPTION OF SITE 
The application site is a two-storey detached property and associated curtilage within the 
settlement. The main dwelling is finished in render with a concrete tiled roof and has a single-
storey, flat-roofed extension to the rear. The dwelling is situated in a large plot and is 
accessed via a gravelled driveway to the rear of the site. The site is bounded by The Street to 
the south and Lampern View to the north and is adjacent to a cluster of other properties. The 
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site is within 50m of a listed building and also falls within the Cotswold Area of Outstanding 
Beauty and defined Conservation Area. 
 
PROPOSAL  
Erection of three dwellings. Renewal of planning permission S.13/1584/FUL. 
 
REVISED DETAILS  
None 
 
MATERIALS  
Roof: Concrete interlocking tiles 
Walls: Natural stone 
Fenestration: Painted timber 
 
REPRESENTATIONS 
Statutory Consultees :  
Uley Parish Council: Objection -  
“2014 permission has now lapsed and new Local Plan 2015 and Uley and Owlpen 
Community Design Statement 2016 now been adopted. 
 
The design and access statement has made no attempt to describe the significance of the 
Uley Conservation Area or the neighbouring Listed buildings and therefore is impossible to 
conclude that there is no detrimental impact. No reference to Community Design Statement. 
 
Proposal would be highly visible from a range of viewpoints and affect the setting of 
Montpellier House. 
 
Language of ES10 requires a fresh assessment of the merits of the application which goes 
beyond the 2005 Local Plan policy requirement to be sympathetic 'conserve or where 
appropriate enhance'. ES10 has the additional requirement to conserve the character of the 
Conservation Area and the setting of listed buildings and to enhance (ie contribute positively) 
to their context. 
 
The bungalow would not met this test. It has nil architectural merit or interest apart from the 
Cotswold stone and makes no concession to local architectural character. It presents a wall 
of glass to views from the walkway and road and protrudes uncomfortably close to the 
boundary with The Street. 
 
The 4.5m height would require a very substantial 'suitable landscaping package' to screen it 
from view. Does this represent enhancement of the Conservation Area. 
 
Represents an overdevelopment of the site. Previous application failed to take into account 
the spatial significance of the irregular building lines and changes of view as The Street 
bends.  
 
The variations between terraced housing directly onto the pavement, conventional front 
gardens more or less the width of their houses and more irregular open space (whether or 
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not publicly owned and whether or not visible at ground level but creating the all-important 
"space between the houses") are part of what defines The Street and the Conservation Area 
character.  
 
Seeking the retention of the open space which is important in the visual sequence through 
the Conservation Area. 
 
Proposal contrary to Conservation Policies ES10 and ES13 but also Housing policies HC1 
and CP14. 
 
If approved should have permitted development rights removed and conditions controlling the 
boundary treatment and replacement trees.” 
 
Highway safety concerns - additional traffic on Lampern View a well-used pedestrian route. 
No onsite turning provided.  
 
Environmental Health: Recommends conditions and informative. 
 
Public :  
4 Objections received -  
3 dwellings is a lot/to many to get on the plot.  
Generate additional traffic. 
Already dangerous road for pedestrians with no pavement. Will there be parking? Limited 
width of road and pressure for onstreet parking.  
Concern regarding construction traffic. 
Loss of privacy. 
Visual impact on Listed building. Loss of openness. 
Loss of view of trees, hills and beautiful picturesque village. 
 
NATIONAL AND LOCAL PLANNING POLICIES  
National Planning Policy Framework. 
Available to view at:  
https://www.gov.uk/government/publications/national-planning-policy-framework--2 
 
Planning (Listed Buildings and Conservation Areas) Act 1990  
Section 66(1) and Section 72(1).  
 
Stroud District Local Plan adopted 2015. 
Policies together with the preamble text and associated supplementary planning documents 
are available to view on the Councils website: 
www.stroud.gov.uk/localplan  
 
Local Plan policies considered for this application include: 
CP1 - Presumption in favour of sustainable development. 
CP4 - Place Making. 
CP8 - New housing development. 
CP13 - Demand management and sustainable travel measures. 
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CP14 - High quality sustainable development. 
HC1 - Meeting small-scale housing need within defined settlements. 
ES1 - Sustainable construction and design. 
ES2 - Renewable or low carbon energy generation. 
ES3 - Maintaining quality of life within our environmental limits. 
ES7 - Landscape character. 
ES8 - Trees, hedgerows and woodlands. 
ES10 - Valuing our historic environment and assets. 
ES12 - Better design of places. 
ES13 - Protection of existing open space. 
 
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, Planning Obligations SPD 2017. 
 
Uley and Owlpen Community Design Statement 2016 was adopted on 15th September 2016 
at Environment Committee and is a material consideration in Development Management 
decision making. 
https://www.stroud.gov.uk/media/182760/uley-and-owlpen-cds-adopted-web-20160916.pdf  
 
The design statement requires the consideration of the wider impact and that any 
development does not detract from the overall design of the surrounding streets and should 
observe locally distinctive detailing, proportions and scale.  
 
The application has a number of considerations which both cover the principle of 
development and the details of the proposed scheme which will be considered in turn below:  
 
PRINCIPLE OF DEVELOPMENT   
The application site lies within the defined settlement limit of Uley where there is a 
presumption in favour of development subject to design and amenity considerations and to a 
satisfactory means of access being provided. The plot in this particular case is already in 
residential use, forming part of an existing residential curtilage where there appears to be an 
extant consent for an additional single dwelling.  3 dwellings have previously been  granted 
on the site. The site is also set amongst other residential properties and would not extend the 
built form of the village into the surrounding countryside. Therefore, the principle of further 
residential development on the site can be supported  
 
DESIGN AND APPEARANCE   
Permission was granted in 2014 for a similar scheme of two one and half storey dwellings 
and a bungalow. The time limit to start this scheme expired in February 2017 and is therefore 
no longer extant but is still a material consideration when considering this proposal.  
 
The 2014 permission was approved with the background of a further permission in 2007 for a 
single larger dwelling. With some ground works having taken place this 2007 permission may 
also still be extant. Plots 1 and 2, the one and a half storey dwellings are on a similar position 
to this 2007 permission. The ridge heights of these two properties is stepped down at 
different levels, both lower and an improvement on the 2007 approved dwelling. 
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As considered during the 2014 application the proposed dwellings on plots 1 and 2 make use 
of appropriately scaled elevations with traditional gable widths and roof pitches.   
 
Plot 3 is proposed as a single-storey bungalow. The height has been kept low to reduce the 
prominence and competition with the neighbouring properties on Lampern View. Following 
discussions with the agent the extending rear gable of the bungalow has been reduced in 
size away from the boundary with The Street. A further gable has been added which adds 
interest and breaks up the linear form and modern glazing of the rear elevation. 
 
Whilst the scheme is tight with three dwellings are being proposed each property still has on-
site parking and outside amenity space. With the revised design and the planning history it is 
difficult to defend an overdevelopment argument. 
 
The scheme proposed the use of natural stone which would be acceptable for the 
surrounding area. The full detail of the materials including an appropriate dark or grey roof tile 
can be approved via condition.  
 
ARCHAEOLOGY & HERITAGE ASSETS   
The site lies within the Uley Conservation Area with some Listed buildings located nearby. 
The site is currently garden land and is set at a higher level than the main road (The Street) 
to the South, bounded by a hedge. The predominant, and most important, view of the land is 
from the main road to the South.   
 
The Parish Council and local residents have raised concern about the loss of openness and 
the impact on the character and appearance of this part of the Conservation Area.  
 
The Parish Council have also highlighted that Policy ES10 is different from the saved policies 
of the 2005 Local Plan and that the Village Design Statement has also since been adopted. 
The current policy and guidance has been considered, however, the overriding consideration 
remains similar where the planning merits of the scheme are weighted against the harm. 
 
The open and green nature of the site does contribute to the setting of the character and 
appearance of the conservation area. However, the  Senior Conservation Officer  advises 
that  is of relatively low significance due to the land levels partially restricting views into the 
site and the proximity of the adjacent built form. It does not form a key open space that is 
essential to the character of the conservation area.   
 
The proposal to build three new dwellings here will not harm the character or significance of 
the conservation area.  The new dwellings would be a continuation of the adjacent built form 
and would therefore comply with the established pattern of development.   
 
Furthermore, as the gardens would be  largely to be to the south with the gable form of the 
bungalow reduced back, the sense of green space as seen from the main viewpoint, the 
main road to the South, will to a degree be preserved. This remaining sense of open space 
will be exacerbated by the land levels which will help to minimise the visual impact of the new 
buildings.   
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A Tree survey was been submitted on the previous application which assesses the trees and 
outlines a protection method statement. This outlines that the lower grade trees are proposed 
to be removed with the Pine adjacent to plot 3 and Damson between Plots 2 and 3 being 
retained and protected during construction. The agent's consultant considers that these trees 
can be retained without undue stress on their long-term health and viability. Our Arboriculture 
Officer has no objection. In addition to retaining the two most prominent trees on site the 
landscaping scheme also has the opportunity to add additional planting to help maintain the 
green visual appearance. 
 
HIGHWAYS  
The scheme includes new accesses taken from Lampern View. Each of the proposed 
dwellings have been provided with two parking spaces and the existing dwelling retaining an 
existing driveway to the eastern side of the plot. With local pressure on on-street parking 
highlighted by local residents this level of parking provision is considered acceptable for the 
development.  
 
The Parish Council and local residents have raised concern about the impact on highway and 
pedestrian safety, highlighting the narrow width and use of Lampern View by school children 
and the elderly. 
  
As with the previous application these concerns are appreciated, however, as the highway is 
a no through road, at this point it is relatively lightly trafficked. The nature of the road also 
restricts vehicle speeds and it is considered that the required manoeuvre to enter and leave 
the site would also be at low speeds. In this respect, it is considered that the impact of three 
additional units in this location would not have a severe impact on highway safety, the test 
outlined by the paragraph 32 of the NPPF.   
 
The site is within the defined settlement boundary and is deemed to be a sustainable location 
for further development, with local facilities nearby. Therefore, in this location the addition of 
three dwellings is also unlikely to generate such significant additional movements to result in 
a severe impact. 
 
RESIDENTIAL AMENITY   
The proposed layout ensures that neighbouring properties would not suffer  loss of light or 
overbearing impact. Indeed, the nearest dwellings on Lampern View would face the 
bungalow, which given the local topography, would mean residents would look straight over 
the top of this particular unit.  They would also view the side elevation of plot two, instead of 
the higher end gable of the extant scheme. The fenestration and orientation also avoids 
direct loss of privacy.  
 
With the separation distances between the existing houses and the orientation of the new 
dwellings, it is considered that the residential amenity currently enjoyed by local residents will 
not be significant affected.  
 
A condition is proposed to remove Permitted Development Rights from the dwellings so as to 
ensure the future residential amenity. An informative is also proposed to remind the 
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applicant/developer of their responsibilities with regard to noise and disturbance caused 
during the construction works. 
 
FLOOD RISK  
The site is within Flood Zone 1 outside of Flood Zones 2 & 3 and as such, no formal Flood 
Risk Assessment is required. The plans indicate the provision of a swale to the south of plots 
1 & 2, to cater for any increased surface water run-off towards the road. 
 
OBLIGATIONS   
The proposed scheme appears to be CIL Liable based on the submitted CIL details. The 
amount of CIL payable will be calculated based on the Gross Internal Floor Area (GIA) being 
created. The CIL Team will assess the application and liaise with the liable party if permission 
is granted.  
 
RECOMMENDATION 
The local concern regarding the scheme is appreciated and consideration has been given to 
the new Local Plan and the Design Statement which have been adopted since the previous 
application was permitted. However, it is considered that the planning merits of the scheme 
remain and the policy tests have  not significantly changed. Whilst the built form of the 
scheme will be visible, as outlined above it is considered that the harm on the wider setting 
will be less than substantial.  
 
As required by Paragraph 134 of the NPPF, any less than substantial harm should be 
weighed against the public benefits of the proposal.  
 
The proposed scheme will provide 3 open market dwellings located in the village. Whilst the 
Council currently has a five year land supply, these windfall sites within settlements still make 
a positive contribution to the supply of sustainable housing in the district. The new residents 
would also bring spending to the area which could support local shops and support local 
facilities like the school. 
 
On top of that, the proposal would bring economic benefits in terms of the construction 
process and whilst the NPPF does not make any differentiation, the smaller nature of the site 
is likely to lead itself to being constructed by more local small and medium size businesses.  
 
The less than substantial harm is appreciated but on balance it is considered this does not 
outweigh the benefits of the scheme and the presumption in favour of sustainable 
development. 
 
Therefore, it is considered that this proposal would be in accordance with Section 72(1) of the 
Planning (Listed Buildings and Conservation Areas) Act, Paras. 132 to 135 of Chapter 12 of 
the NPPF and the Local Plan Policies HC1 and ES10 and is recommended for permission.  
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring 
or affected properties.  In particular regard has been had to Article 8 of the ECHR (Right to 
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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. The development hereby permitted shall be carried out in all 

respects in strict accordance with the approved plans listed below: 
 
 Site Location Plan of  31/05/2017 
 Plan number = 17/467/01     
 
 Site Plan Proposed of  31/05/2017 
 Plan number = 17/467/03 C     
 
 Proposed plans and elevations of  31/05/2017 
 Plan number = 17/467/04 D    Version number = PLOT 1 
 
 Proposed plans and elevations of  31/05/2017 
 Plan number = 17/467/05 D    Version number = PLOT 2 
 
 Proposed plans and elevations of  31/05/2017 
 Plan number = 17/467/06 C    Version number = PLOT 3 
 
 Proposed Street Elevations of  31/05/2017 
 Plan number = 17/467/07 F 
 
 Reason: 

 To ensure that the development is carried out in accordance with 
the approved plans and in the interests of good planning. 

 
 3. No development shall take place until samples of the materials to 

be used in the construction of the external surfaces of the building 
works hereby permitted have been submitted to and approved by 
the Local Planning Authority. Development shall then only be 
carried out in accordance with the approved details. 
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 Reason: 

In the interests of the visual amenities of the area and to comply 
with Policies HN1 and ES10 of the adopted Stroud District Local 
Plan, November 2015 and the provisions of the National Planning 
Policy Framework. 

 
 4. The development hereby permitted shall not be commenced until 

details of a scheme of hard and soft landscaping for the site 
(including boundary treatments and any retaining structures) has 
been submitted to and approved by the Local Planning Authority. 
This shall include the species and size of plant, planting 
distances/densities and details of how the planting will be 
undertaken. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies HN1 and ES10 of the adopted Stroud District Local 
Plan, November 2015 and the provisions of the National Planning 
Policy Framework. 

 
 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 and to comply 

with Policies HN1 and ES10 of the adopted Stroud District Local 
Plan, November 2015 and the provisions of the National Planning 
Policy Framework. 

 
 6. The dwellings hereby permitted shall not be occupied until car 

parking and turning facilities for both the existing and proposed 
dwellings have been provided in accordance with the approved 
plans and that area shall not thereafter be used for any other 
purpose other than for the parking and manoeuvring of vehicles.  

 
 Reason: 
 To ensure that adequate off road parking and turning space is 

provided, in the interests of highway safety in accordance with 
Policies CP13, HC1 and EI12 of the adopted Stroud District Local 
Plan, November 2015. 
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 7. The dwellings hereby permitted shall not be occupied until 

sufficient surface water drainage has been installed and made 
available for use to cater for the approved development. Such 
facilities shall be maintained, free from obstruction thereafter. 

  
 Reason: 
 To provide the development with a suitable method of disposing of 

surface water and to prevent the incidence of flooding in 
accordance the National Planning Policy Framework. 

 
 8. Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 1995 (or any order 
revoking and re-enacting that order with or without modification), 
no development permitted under Article 3, and described within 
Classes A - E; of Part 1 of Schedule 2, shall take place. 

 
 Reason: 
 In the interests of the visual amenities of the area and to comply 

with Policies HN1 and ES10 of the adopted Stroud District Local 
Plan, November 2015 and the provisions of the National Planning 
Policy Framework. 

 
 9. No works of any description shall be commended on site until all 

existing trees which are to be retained have been securely 
protected in accordance with Section 8 of BS 5837 2012 "Trees in 
relation to design, demolition and construction - 
Recommendations".  Within the protected area the ground levels 
shall remain as existing, no materials, spoil or equipment shall be 
placed or stored thereon and no excavations shall take place. 
Such protection shall be maintained throughout the course of the 
development. 

 
 Reason: 

 To ensure the health and safety of the trees on the site and to 
ensure continuity of the visual amenity that they provide in 
accordance with Policies CP14 and ES8 of the adopted Stroud 
District Local Plan, November 2015. 

 
10. The works to the remaining trees on site shall be carried out in 

strict accordance with the Tree Survey, Implications Assessment 
and Outline Protection Method Statement, dated October 2013. 

 
 Reason: 
 To ensure the health and safety of the trees on the site and to 

ensure continuity of the visual amenity that they provide in 
accordance with Policies CP14 and ES8 of the adopted Stroud 
District Local Plan, November 2015. 
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11. No development shall take place, including any works or 

demolition, until a construction method statement has been 
submitted to and approved by the Local Planning Authority. The 
approved statement shall be adhered to throughout the 
construction period and shall provide for: 

 
 i) the parking of vehicles of site operatives and visitors; 
 ii) loading and unloading of plant and materials; 
 iii) storage of plant and materials used in constructing the 

development; 
 iv) wheel washing facilities; 

v) measures to control the emission of dust and dirt during 
construction and 

 vi) hours of construction and all site related activities. 
 
 Reason: 

In the interest of highway safety and neighbour amenity and to 
comply with Policies ES3 and ES10 of the adopted Stroud District 
Local Plan, November 2015. 

 
Informatives: 
 
1. The applicant should take all relevant precautions to minimise the 

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

 
 2. In accordance with Article 35 (2) the Local Planning Authority have 

worked with the Applicant.  
 
 
 


