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1.0 INTRODUCTION 

 

1.1 This Planning Statement is submitted on behalf of the joint applicants PJ Livesey, the 

Homes and Communities Agency (HCA) and 2gether NHS Trust Foundation, in support of 

a full planning application and listed building consent for the conversion and 

refurbishment of the former Standish Hospital; demolition of the former Westridge 

Hospital; and associated new build enabling development, and community uses, at 

Standish, Stroud. 

 

1.2 The site comprises the former Standish and Westridge Hospitals, which are set within 

landscaped grounds extending approximately 17 hectares, located approximately 2km 

northeast of the urban area of Stonehouse within the parish boundary of Standish.  

 

1.3 Standish Hospital began its use as a hospital during the First World War and continued 

until its closure in 2004.  The neighbouring Westridge Hospital is a relatively modern 

building, which will cease operations in 2017.  Standish House and its Stables are Grade 

II listed; and by association, the two ward block buildings are also curtilage listed.  

 

1.4 The Standish Hospital site has now been vacant for over 10 years and the listed buildings 

have consequently fallen into a state disrepair.  In March 2014, the HCA acquired the site 

from the NHS and has undertaken an extensive programme of site management works, 

including works to the Listed Buildings, to preserve their integrity.  

 

1.5 In 2014, a consultant team was appointed to work closely with the local community and 

key stakeholders through an Enquiry-by-Design process to explore the challenges and 

vision with the purpose of bringing the listed buildings and site back into a viable use.  

Through this process, it was acknowledged that ‘enabling development’ would be required 

to bring the site back into use, the principle for which was established by the Council’s 

adopted Standish House Planning Concept Statement (March, 2015) for the site. 

 

1.6 Following this, the HCA selected PJ Livesey as the preferred developer to work up 

proposals for the minimum level of ‘enabling development’ necessary to allow for the 

refurbishment, restoration and conversion of the listed buildings. 

 

1.7 The planning application seeks full planning permission and listed building consent for 

the following description of development: 

 

“Conversion and refurbishment of the former Standish 
Hospital complex, including Standish House (Building A), 
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Stable Block (Building B), Ward Blocks (Buildings C & G), 
Hydrotherapy Building (Building I), and demolition and 
works to associated out-buildings to form 48 dwellings; 
demolition of Westridge Hospital and associated building. 
Development of 98 new build homes within the grounds; 
conversion; associated surface vehicle and cycle car 
parking, pedestrian and vehicular access and associated 
ancillary development, landscaping, ancillary storage and 
plant and ecological bat housing; and all associated 
engineering works and operations. 
Conversion of, and extension to, Standish Lodge (Building 
L) for use as flexible use building (temporary workers 
accommodation, community cafe, design studio, office, 
gardener’s equipment storage and workshop) with 
associated parking area with access off the main drive and 
landscaped / kitchen gardens.” 
.” 

 

1.8 This statement should be read in conjunction with the drawings and supporting documents 

submitted alongside the planning and listed building consent application.  It provides a 

summary of the proposals, the planning history of the application site and assesses the 

proposed development in the context of the relevant planning policy framework. 

 

1.9 Technical reports and documents submitted with the application include the following: 

 

 Architectural drawings – prepared by PJ Livesey and Planit; 

 Design and Access Statement – prepared by Planit; 

 Statement of Community Involvement – prepared by Barton Willmore; 

 Landscape and Visual Assessment – prepared by Planit; 

 Flood Risk Assessment – prepared by Booth King; 

 Lighting Assessment – prepared by Booth King; 

 Transport Assessment & Travel Plan – prepared by Vectos; 

 Ecological Assessment and surveys – prepared by RSK; 

 Tree Survey and Tree Retention Plan – prepared by RSK;  

 Archaeological Assessment – prepared by EDP; 

 Heritage Assessment – prepared by AHP; 

 Utilities Statement – prepared by Bemus; 

 Structural Survey – prepared by Booth King; 

 Energy Statement – prepared by Energy Council; and 

 Waste Statement – prepared by Energy Council 

 

1.10 A Viability Report prepared by JLL is submitted under separate cover on a private and 

confidential basis to Stroud District Council. 
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1.11 This submission is the culmination of detailed pre-application discussions with Stroud 

District Council officers, Standish Parish Council, Stonehouse Town Council, the HCA, 

Gloucestershire County Council, and local community members including local residents 

and business owners.  An open day was held at the Standish Hospital site on 24th 

November 2016 for local councillors and members of the public, which provided a guided 

tour of the buildings and grounds along with an exhibition of the proposals for members 

of public to view and comment on the emerging proposals.  Following this a public 

exhibition was held across two days on 27th and 28th January 2017.  A Standish Partnership 

Board was set up which was attended by Standish Parish Council, Stonehouse Town 

Council, Stroud District Council officers, the HCA and PJ Livesey.  The Partnership Board 

was set up to allow key members of the local community and residents to be regularly 

informed of the proposals.  
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2.0 SITE AND SURROUNDING AREA 

 

2.1 The site is located approximately 1km north west of Stroud, with the villages of Standish 

and Stonehouse to the west.  It is bound by agricultural land to the north and east, 

residential properties within farmland to the south, and Welches Farm and agricultural 

land to the west.  Although the site is outside of the defined settlement boundaries, it is 

a self-contained site. 

 

2.2 The site is approximately 16.6 hectares and comprises the Grade II Listed former Standish 

Hospital (formerly a country house), stable block, women’s ward, men’s ward, 

hydrotherapy pool building, gate lodge, curtilage buildings, and the more modern 

Westridge Hospital, all set within historic parkland.    

 

2.3 Standish House was built in 1830 and subsequently became a hospital for treatment of 

tuberculosis during the First World War.  The majority of buildings were built between 

1818 and the 1980s.  The main house and stable range are Grade II Listed.  Those 

buildings constructed prior to 1948 are considered by Stroud District Council to be 

curtilage Listed in relation to their original hospital use.  The main house and stable range 

were Listed in 1998.  Additions have been made to the hospital over time, including 1930s 

ward blocks which are Art Deco in style.  The hospital ceased to operate in 2004 and has 

therefore been vacant for 13 years. 

 

2.4 Westridge Hospital, previously an inpatient hospital for adults with learning difficulties, 

which closed in Spring 2017, is also located within the site boundary.  This area of the 

site comprises the Westridge Hospital building, areas of parking, hardstanding and 

amenity grassland, along with areas of scrub and trees.  Westridge was originally part of 

the main Standish hospital, but separated when Standish Hospital closed in 2004.  

Westridge is approximately 2ha (5 acres) in size.  

 

2.5 In terms of planning history, this planning application is a resubmission of a previous 

application (reference: S.17/1133/FUL) submitted in May 2017.  Following subsequent 

discussions between the applicant, the Planning Officers at Stroud District Council and 

Standish Partnership Board (Standish and Stonehouse Parish Councils), it was decided to 

revise the scheme to include community uses to complement the residential development, 

and it is within this context that this application is submitted.  Previous to this application, 

a review of Stroud District Council’s online planning records which date back to 2010 did 

not reveal any planning applications at Standish Hospital, Westridge Hospital, or the wider 

site. 
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3.0 THE PROPOSED DEVELOPMENT 

 

3.1 This Statement provides a summary of the Proposed Development.  A more detailed 

description is provided in the Design and Access Statement which accompanies the 

planning application.  

 

3.2 The description of Proposed Development stated on the planning application form is as 

follows: 

 

“Conversion and refurbishment of the former Standish 
Hospital complex, including Standish House (Building A), 
Stable Block (Building B), Ward Blocks (Buildings C & G), 
Hydrotherapy Building (Building I), and demolition and 
works to associated out-buildings to form 48 dwellings; 
demolition of Westridge Hospital and associated building. 
Development of 98 new build homes within the grounds; 
conversion; associated surface vehicle and cycle car 
parking, pedestrian and vehicular access and associated 
ancillary development, landscaping, ancillary storage and 
plant and ecological bat housing; and all associated 
engineering works and operations. 
Conversion of, and extension to, Standish Lodge (Building 
L) for use as flexible use building (temporary workers 
accommodation, community cafe, design studio, office, 
gardener’s equipment storage and workshop) with 
associated parking area with access off the main drive and 
landscaped / kitchen gardens.” 

 

3.3 The application proposes a total of 146 residential units comprising: 

 

 48 residential units through conversion of Standish House and ancillary buildings; 

 81 new build units across the main site; and  

 17 new build units at the Westridge site. 

 

3.4 The proposed development provides a mix of apartments (in the main house and wards) 

and houses as set out in the table below: 

No of bedrooms  Unit numbers 

Houses (130) 

Two bedroom                     26 

Three bedroom                  63 

Four bedroom                    16 

Five bedroom                     24 

Apartments (18) 

One bedroom 1 
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Two bedroom                 12 

Three bedroom                  3 

Five bedroom 1 

TOTAL  146 

 

3.5 In addition to the residential development, the application includes the conversion and 

extension of Standish Lodge (Building L) as a flexible use building, with uses including: 

 

 temporary workers accommodation 

 community café 

 design studio 

 office 

 gardener’s equipment storage and workshop  

 

3.6 The building will have with associated parking area with access off the main drive and 

landscaped / kitchen gardens.  The inclusion of the flexible use building is in direct 

response to feedback from Planning Officers at Stroud District Council and the local 

Parish Councillor and residents, who expressed a desire for community uses to support 

the existing and future occupiers of the area. 

 

3.7 The overall proposed development has been informed by pre-application consultation with 

officers at SBC and the public.   

 

3.8 The proposals include the restoration and enhancement of the Grade II Listed Standish 

House for residential development and new build ‘enabling development’ to fund the 

restoration of the main house, which has been vacant for 13 years and is in poor condition.  

The proposals also include the demolition or enhancement and restoration of 

unsympathetic later additions to the estate. 

 

3.9 The inclusion of the former Westridge Hospital into the scheme enables a masterplan 

approach to the Estate, ensuring that the redevelopment of Standish Hospital and Estate 

and Westridge Hospital is holistic and comprehensive, with the provision of a good 

network of footpaths, cycleways, car parking, access and landscaping, and ongoing 

management of the Estate.  It also brings back into use a vacant and redundant building. 

 

3.10 The masterplan includes the provision of significant landscape amenity improvements, 

which improve the AONB and heritage setting of the estate. 
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3.11 In order to retain and enhance key assets and respect the sensitive landscape setting, 

development is centred around previously developed land.  Various ancillary buildings 

have been identified for demolition, which are detrimental to the character of the listed 

and curtilage listed buildings, as summarised below: 

 

 Single storey extensions to the north of the Main House will be removed to restore 

the original style of the building.  Single storey extensions to the east of the Men’s 

Ward will be removed to reaffirm the Art Deco style of the building.  The three storey 

nurses block adjoining the stable block will be demolished to reveal and enhance the 

setting of the Main House.   

 

 Poor quality hospital buildings in the centre of the site will be removed, making way 

for proposed sensitive new build and landscape features respectful and befitting the 

character and setting of the main house. 

 

 Maintenance buildings and the Occupational Therapy suite around the Women’s Ward 

block will be demolished and replaced by sensitive new buildings that take references 

from the character of retained buildings and better accommodate retained landscape 

features. 

 

 The small worker’s semi-detached cottages will be replaced with high quality new 

buildings. 

 

Pre-application Discussions 

 

3.12 Pre-application discussions have been ongoing with Stroud District Council planning and 

conservation officers since July 2016, in relation to the resubmission and the previous 

scheme, and approximately seven meetings have been held, in addition to site visits with 

officers and Councillors.   

 

3.13 In addition, meetings have been held with the Standish Partnership Board (which 

comprises district council officers and Parish Councillors), and approximately five 

meetings have been held. 

 

3.14 Throughout this engagement process the proposals have been modified extensively over 

several iterations in order to respond to feedback.  Further detail is contained within the 

Design and Access Statement which accompanies this application. 
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Public Engagement 

 

3.15 The applicant and design team attended a Standish Parish Council meeting at the village 

hall to present and discuss the proposals on 29th September 2016 and again on 18th May 

2017.  In addition, an open afternoon was held for the local public on 24th November 

2016 and a public exhibition was held at Standish Village Hall on 27th and 28th January 

2017.  Further detail is provided in the Statement of Community Involvement submitted 

with this application. 

 

What is Enabling Development 

 

3.16 The concept of Enabling Development has been established as a planning tool to allow 

development proposals that secure the long-term future of a place of heritage 

significance.  In this particular instance, the proposed development seeks to subsidise 

the cost of maintenance, repair and conversion of the Standish hospital buildings to a 

viable use.  

 

3.17 Historic England define Enabling Development as: 

 

“Development that would be unacceptable in planning 
terms but for the fact that it would bring heritage benefits 
sufficient to justify it being carried out, and which could not 
otherwise be achieved. 
 
A typical example would be the construction of houses 
where planning policy would normally prohibit them, the 
profits from which would pay for repairs to a heritage 
asset.   
 
The heritage benefits of the proposed development should 
outweigh the dis-benefits of departing from the 
development plan or from national planning policies.” 

 

3.18 National planning policy requires that local planning authorities make an assessment as 

to whether the benefits of a proposal for enabling development (which would otherwise 

conflict with planning policies) would secure the future conservation of a heritage asset 

and therefore outweigh any dis-benefits of departing from those policies. 

 

Enabling Development at Former Standish Hospital and Westridge 

 

3.19 The principle of enabling development at the Standish Hospital site has support from 

Stroud District Council and stakeholders through the Council’s adopted Planning Concept 
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Statement (2015), which identifies the key placemaking principles arising from public 

consultation.  

 

3.20 The application proposals, therefore, only provide as much new development as is needed 

to ensure the repair and restoration of the listed and historic buildings across the site – 

ensuring their survival through the creation of a long-term viable uses.  

 

3.21 Where new homes have been proposed, they have been sensitively located within the 

mature landscape, providing enclosure and reducing visual impact whilst also enabling 

filtered views of the wider landscape. 
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4.0 PLANNING POLICY 

 

4.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires proposals for 

development to be considered in accordance with the policy context of the adopted 

Development Plan unless material considerations indicate otherwise. 

 

4.2 The site is located within the administrative boundary of Stroud District Council and as 

such, the Development Plan comprises the Stroud Local Plan 2015 – 2031 (adopted 

November 2015).  The key policy context for consideration, is that the site is within the 

AONB, contains Grade II Listed buildings, has ecological value, and the proposals include 

brownfield development. 

 

4.3 The ‘other material considerations’ referred to in Section 38(6) of the Act include the 

National Planning Policy Framework and other local guidance. 

 

National Planning Policy  

 

NPPF 

 

4.4 The National Planning Policy Framework (NPPF) was published on the 28th March 2012 

and outlines the Government’s commitment to streamlining the planning system and 

encouraging growth.  The NPPF promotes a positive approach towards growth.  It 

introduced a presumption in favour of sustainable development at the heart of the 

planning system in terms of both plan making and decision taking. 

 

Conserving and Enhancing The Historic Environment 

 

4.5 Chapter 12 of the NPPF sets out that local planning authorities should assess whether the 

benefits of a proposal for enabling development, which would otherwise conflict with 

planning policies but which would secure the future conservation of a heritage asset, 

outweigh the disbenefits of departing from those policies. 

 

4.6 In determining planning applications, local planning authorities should take account of: 

 

 the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation; 
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 the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

 

 the desirability of new development making a positive contribution to local character 

and distinctiveness. 

 

Conserving and Enhancing the Natural Environment 

 

4.7 Chapter 12 of the NPPF states that great weight should be given to conserving landscape 

and scenic beauty in AONB. 

 

4.8 Planning permission should be refused for major developments (generally defined as 

proposals for 50+ homes) in these designated areas except in exceptional circumstances 

and where it can be demonstrated they are in the public interest.  Consideration of such 

applications should include an assessment of: 

 

 the need for the development, including in terms of any national considerations, and 

the impact of permitting it, or refusing it, upon the local economy; 

 

 the cost of, and scope for, developing elsewhere outside the designated area, or 

meeting the need for it in some other way; and 

 

 any detrimental effect on the environment, the landscape and recreational 

opportunities, and the extent to which that could be moderated. 

 

Viability 

 

4.9 Sections 173-177 of the NPPF refers to the importance of ensuring viability and 

deliverability of development and paragraph 173 states that: 

 

“To ensure viability, the costs of any requirements likely to 
be applied to development, such as requirements for 
affordable housing, standards, infrastructure contributions 
or other requirements should, when taking account of the 
normal cost of development and mitigation, provide 
competitive returns to a willing land owner and willing 
developer to enable the development to be deliverable.” 

 

4.10 Further detail is contained in the Viability Report submitted with this application (on a 

private and confidential basis). 
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Brownfield Development 

 

4.11 The redevelopment of Standish Hospital and Westridge Hospital represents brownfield 

development, which is a key objective of the NPPF, which states that the planning system 

should encourage the effective use of land by reusing land that has been previously 

developed. 

 

NPPG 

 

4.12 The National Planning Practice Guidance (PPG) was published in 2014 and provides further 

detail to the policies contained in the NPPF. 

 

4.13 In relation to viability in determining planning applications, PPG states that this should 

be informed by the particular circumstances of the site and proposed development in 

question.  Assessing the viability of a particular site requires more detailed analysis than 

at plan level.  A site is viable if the value generated by its development exceeds the costs 

of developing it and also provides sufficient incentive for the land to come forward and 

the development to be undertaken. 

 

4.14 Brownfield development is a key strand of the NPPG, which includes permission in 

principle for brownfield development, whereby the principle of brownfield development is 

considered acceptable and which separates the consideration of matters of principle for 

proposed development from the technical detail of the development.  This demonstrates 

the great emphasis which the Government is applying to brownfield development. 

 

4.15 In relation to heritage assets, and in particular those in disrepair, PPG states that 

disrepair, damage and their impact on viability can be a material consideration in deciding 

an application.  PPG defines key public benefits related to heritage as proposals which 

contribute to: 

 

 sustaining or enhancing the significance of a heritage asset and the contribution of 

its setting; 

 

 reducing or removing risks to a heritage asset; and  

 

 securing the optimum viable use of a heritage asset in support of its long-term 

conservation 
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Local Planning Policy  

 

Stroud Local Plan (2015) 

 

4.16 The development plan for Stroud is included in the adopted Local Plan 2015 - 2031 

(adopted November, 2015).  The key Local Plan policies of relevance to the proposals are 

summarised below.   

 

 The site is identified on the Local Plan Policies map as being within the Making Places: 

shaping the future of the Stonehouse Cluster policy area.  Within this area, the key 

objectives are identified to be: 

 

a) Achieving a better transport system to help reduce CO2 emissions; 

b) Minimising waste generation and increasing recycling; 

c) Contributing to the provision of renewable and low-carbon energy generation in 

the District; 

d) Providing for job opportunities across the District; 

e) Maintaining and improving the sustainability of our villages. 

 

 Core Policy CP4 Place Making: All development proposals shall accord with the Mini-

Visions and have regard to the Guiding Principles for that locality, as set out in this 

Plan and shall be informed by other relevant documents, such as any design 

statements adopted as Supplementary Planning Documents.  The key SPD which has 

informed the proposals is the Standish House Planning Concept Statement (see 

following section of this report). 

 

 Core Policy CP15 A Quality Living and Working Countryside: In order to protect the 

separate identity of settlements and the quality of the countryside, proposals outside 

identified settlement development limits will not be permitted unless (inter alia) it is 

demonstrated that the proposal is enabling development required in order to maintain 

a heritage asset of acknowledged importance, which the proposals are. This planning 

policy criterion is therefore conformed to by the proposals. 

 

 Delivery Policy ES7 Landscape Character: Within the Cotswolds Area of Outstanding 

Natural Beauty (AONB), or on land that may affect its setting, priority will be given 

to the conservation and enhancement of the natural and scenic beauty of the 

landscape.  Development will only be permitted if all the following criteria are met: 
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1. The location, materials, scale and use are sympathetic and complement the 

landscape character; and 

 

2. Natural features including trees, hedgerows and water features that contribute 

to the landscape character and setting of the development should be both 

retained and managed appropriately in the future. 

 

 Delivery Policy ES10 Valuing Our Historic Environment and Assets: Stroud District’s 

historic environment will be preserved, protected or enhanced.  Proposals and 

initiatives will be supported which conserve and, where appropriate, enhance the 

heritage significance and setting of the Districts heritage assets, especially those 

elements which contribute to the distinct identity of the District; 

 

 Delivery Policy ES14 Provision of Semi-Natural and Natural Green Space with New 

Residential Development: sets out target rates for green space, which includes the 

provision of a least 2ha of accessible natural green space per 1,000 population;  

 

 Delivery Policy ES15 Provision of Outdoor Play Space: includes minimum play space 

standards for new development; 

 

 Core Policy CP2 Strategic Growth and Development Locations:  identifies a housing 

need of at least 11,400 additional dwellings, 950 additional care home bedspaces 

(2013-31) and 58 hectares of additional employment land for the period 2006-2031; 

 

 Core Policy CP1 – Presumption in Favour of Sustainable  Development; 

 

 Core Policy CP4 – Place Making; 

 

 Core Policy CP6 - Infrastructure and Developer Contributions; 

 

 Core Policy CP9: 30% of the net units proposed should be affordable dwellings, where 

viable. 

 

 Core Policy CP14 - High Quality Sustainable Development; 

 

 Core Policy CP15 - A Quality Living and Working Countryside; 

 

 Delivery Policy ES4 - Water Resources, Quality and Flood Risk; 
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 Delivery Policy ES8 – Trees, hedgerows and woodland. 

 

Stroud District Council Community Infrastructure Levy (CIL) 

 

4.17 Stroud District Council adopted their Community Infrastructure Levy (CIL) Charging 

Schedule in February 2017.  The charges are applicable to new development permitted 

from 1st April 2017.  As part of their CIL Charging Schedule the Council have adopted a 

discretionary Exceptional Circumstances Relief.  They will determine its appropriateness 

on an individual site basis. 

 

Standish House Planning Concept Statement (2015) 

 

4.18 The Standish House Planning Concept Statement was adopted by the Council as 

Supplementary Planning Advice on 18th June 2015.  The Statement provides a vision and 

guiding principles for the re-use and (if necessary) redevelopment of the former Standish 

Hospital site.  The Statement, prepared in partnership with the HCA, was subject to six 

weeks public consultation and responses were received from a number of organisations 

and individuals.  A number of changes to the draft document were made to take account 

of consultation responses received. 

 

4.19 The PCS sets out the following: 

 

 The Standish House site has been vacant since 2004 and the buildings have become 

dilapidated since it became vacant.  It is recognised by the community that a viable 

use for the listed buildings must be secured in order to avoid further dereliction of 

the site.  There have been various proposals for the site during this time, however, 

these have not delivered viable development solutions to bring the site back into 

beneficial use and have not been progressed as a result.  

 

 There are two core objectives:  

 

1. Deliverability: The District Council is committed, with the HCA, to finding a 

deliverable solution which succeeds in renovating and converting the listed 

buildings and reinstating its parkland landscape setting.  If a standalone purchaser 

cannot be found, it is acknowledged that this may require enabling development 

to bring back the listed buildings to a state of good repair, capable of being 

converted to a compatible use.  
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2. Placemaking in addition to the restoration of the listed buildings, there are a series 

of dilapidated buildings, which in planning terms defines the site as previously 

developed land.  If enabling development is required, a holistic site solution that 

creates a genuine sense of place within this sensitive location should be achieved, 

within the parameters and site constraints set out below. 

 

 The PCS recognises the need for enabling development, and identifies that is essential 

that any future proposal for the site is commercially viable, community grounded and 

acceptable in planning policy terms.  As such, achieving a comprehensive proposal 

that is wholly deliverable is a main priority.  It is recognised that this could be 

achieved through two key delivery mechanisms.  a) The private purchase of the site 

by an individual seeking to repair, restore and convert the listed buildings to a 

residential use or an alternative compatible land use.  If it is demonstrated through 

marketing that this delivery mechanism is not deliverable, scenario (b) will be 

implemented: b) The delivery and the conservation of the listed buildings through 

the “minimum necessary” enabling development to fund the repair of the listed 

buildings.  The appropriate quantum of enabling development will be assessed and 

approved by the District Council in line with English Heritage guidance.  Option A was 

pursued and no interest was forthcoming and it is on this basis that a planning 

application incorporating enabling development is now being submitted.  

 

Emerging Policy – Stroud Local Plan Review 

 

4.20 Stroud District Council is currently consulting on their Local Plan Review, which is at 

Issues and Options Stage.  This is in line with the Government requirement for local 

authorities to review their Local Plans every five years.  The consultation document 

identifies the sharp rise over the next 20 years in the number of older people living in the 

District, compared to the small rise in the number of young people, as a key issue to 

address.  The proposals at Standish Hospital and Westridge Hospital present a key 

opportunity to provide a mix of housing types and tenures including apartments and 

houses, to provide housing and seek to retain younger people in the District.  
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5.0 ASSESSMENT OF PROPOSALS 

 

Principle of Development 

 

5.1 The site is located within the Cotswold Area of Outstanding Natural Beauty (AONB) where 

great weight should be given to conserving landscape and scenic beauty.  Development 

in the AONB is only allowed in exceptional circumstances and where it can be 

demonstrated it is in the public interest.  

 

5.2 The site is also located outside of any main urban areas and defined settlement 

boundaries, where the Council seeks to discourage new development.  

 

5.3 The development also proposes significant alterations to the listed buildings on the site, 

with Grade II Listed buildings on the site.  As such, special circumstances and public 

benefit of the proposals needs to be demonstrated, and this justification is set out below. 

 

5.4 The proposals are ‘enabling development’ and represent an opportunity to bring back into 

use an attractive estate, including Listed buildings which have fallen into disrepair since 

the hospital was abandoned 13 years ago.  

 

5.5 The restoration of the buildings and re-development of the site will provide significant 

enhancement to the estate and create a viable use thereby protecting the long-term 

future of the estate.  This is in accordance with Historic England and NPPF policy in 

relation to preservation and enhancement of listed structures. 

 

5.6 As outlined in the adopted PCS for the site, the principle of ‘enabling development’ on the 

site has been established and there is a need to deliver an element of new build on the 

site to ensure that the Listed buildings can be repaired and restored to their former glory.  

Once sold, the proceeds from the sale of the residential enabling development can be 

used to fund the extensive restoration and repair required to the main building, stables 

and former ward buildings, ensuring a viable and long-term use for the buildings.  This 

approach to enabling development at the site is in accordance with national planning 

policy, Historic England Policy, in conserving and enhancing Listed structures, which is in 

the national public interest. 

 

5.7 The re-development of the site has support from Stroud District Council and stakeholders 

through the adopted PCS which identifies the principle of enabling development at the 

site, and sets out the key placemaking principles arising from public consultation.  
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5.8 Although the principle of enabling development has been established at the site, enabling 

development can often be complex and is primarily a matter of judgment for the local 

authority planners and local councillors, in assessing whether special circumstances exist 

for development in the AONB and in the setting of listed buildings.  

 

5.9 Enabling development will be sensitively located within the mature landscape.  Providing 

enclosure and reducing visual impact whilst also enabling filtered views of the wider 

landscape.  It will facilitate the restoration and enhancement of Listed buildings, enabling 

their re-development which creates a long-term viable use.  The proposals have been 

modified extensively over several iterations in order to be sensitive and appropriate to 

the AONB and heritage setting, and in response to the ongoing dialogue with Stroud 

District Council. 

 

5.10 In this case, the public benefit case is justified on the basis of the release of enabling 

funds to allow the restoration of the listed Standish House and Stable block.  The NPPF 

points out that heritage assets are an irreplaceable resource and says that Local Planning 

Authorities should: 

 

“…take into account the…desirability of sustaining and 
enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation” 

 

Public benefits  

 

5.11 The proposed development meets the definition of public benefits related to heritage as 

set out in the PPG, as follows: 

 

 sustaining or enhancing the significance of a heritage asset and the contribution of 

its setting; 

 

 reducing or removing risks to a heritage asset; and 

 

 securing the optimum viable use of a heritage asset in support of its long term 

conservation. 

 

More specific to the development, the proposals present the following public benefits: 

 

 Economic: Bringing the vacant buildings back into a viable use, and contribute to the 

local economy through construction jobs, and the provision of new housing; 
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 Heritage: the improvement of the setting of the Grade II buildings through their 

restoration and enhancement of the estate and an improved public realm area.  The 

improvement to the Listed buildings through their restoration and repair and the 

replacement of unsympathetic additions with development that is more in keeping 

with the historic asset.  The demolition of more unsightly buildings on the site, 

including Westridge Hospital, enhancing the setting of the Listed Buildings, AONB and 

woodland. 

 

 Landscape: The provision of significant landscape amenity improvements, some of 

which improve the setting of the AONB and the opportunity to clear undergrowth and 

re-establish paths and enhance landscaping and trees.   

 

Viability  

 

5.12 The application is supported by a Viability Report, submitted on a private and confidential 

basis.  In summary, it concludes that: 

 

 The viability analysis demonstrates that the quantum of new build residential 

development proposed is essential enabling development that will facilitate the 

redevelopment of the existing Listed Buildings on site.  The buildings are in a very 

poor state of repair having been vacant for over 10 years.  The costs of converting 

them to secure a viable use is therefore extremely high.  This is further impacted by 

the client’s aspiration to deliver a high quality development to maximise the success 

of the scheme.  

 

 The overall costs of restoring the heritage buildings into a viable use exceed the 

market value of the completed development; therefore, 98 new build units of enabling 

development are essential to bridge this funding gap and ensure the delivery of this 

important scheme. 

 

 To deliver the minimum amount of enabling development, in accordance with the 

Historic England (HE) guidance, no planning obligations, including affordable housing 

or Community Infrastructure Levy (CIL) have been allowed for.  The inclusion of these 

would increase the costs and require additional enabling development.  Therefore, to 

ensure a viable scheme the following are required: 

 

a) Zero affordable housing; 
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b) The scheme be exempt for CIL under Stroud District Council Exceptional 

Circumstances Relief policy. 

 

5.13 It is important to note that the key risks associated with the development are the works 

associated with the existing Listed Building and high number of abnormals affecting the 

site, including Japanese Knotweed and Asbestos. 

 

Archaeology 

 

5.14 An Archaeology Assessment accompanies this application which concludes that the 

information contained within the report should be sufficient, in archaeological terms, to 

determine a planning application and no further pre-determination work should be 

required.  Any further archaeological investigation, if required, could most appropriately 

be dealt with through an appropriately worded condition attached to the planning 

permission.  

 

Highways/Transport 

 

5.15 A Transport Assessment accompanies this planning application, the findings of which are 

summarised below: 

 

 The proposed development is located within a comfortable walking distance of various 

local services and facilities including schools, shops, rail station, employment and 

Stonehouse local centre.  The site is also located within a comfortable walk from bus 

stops on Gloucester Road which provides connections to Stroud and Gloucester. 

 

 The redevelopment will result in the site generating less traffic than what it could 

under its existing use and therefore will have a positive impact on the adjacent 

highway network. 

 

 The scheme proposes to use the exiting access road, which will operate as a balanced 

street. 

 

 A scheme is proposed along Horsemarling Lane which seeks to enhance the quality 

of the route for vulnerable road users.  This includes the provision of gateway 

features and surface treatment to provide a virtual multi user path along the southern 

side of Horsemarling Lane. 
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 The proposed development will result in net improvement to the adjacent highway 

network. 

 

 The scheme would reduce traffic on the adjacent highway network whilst also 

introducing measures along Horsemarling Lane to improve provision for vulnerable 

road users. 

 

 The relevant car parking requirement is set out within the Stroud District Local Plan 

and which states that an average of 1.5 spaces per dwelling is to be provided.  

However, this can be increased to two spaces per dwelling, if this can be 

demonstrated.  An assessment of local car ownership data has been obtained from 

the 2011 Census data.  The assessment shows that the average car ownership levels 

in this area is 1.87 spaces per dwelling, and as such we are proposing two spaces 

per dwelling. 

 

 In light of above, it is considered that the development will have a positive impact 

on the adjacent transport network and in accordance with the requirements of the 

NPPF, development should only be prevented or refused when the residual cumulative 

impact of the development is severe.  

 

Ecology 

 

5.16 A number of ecological surveys have been carried out between April 2014 and March 

2017.  The majority of the surveys were carried out on the main Standish site, with some 

updates and when the Westridge Unit was added to the scheme in December 2016.  Below 

is a summary of the ecology survey findings: 

 

 Great crested newts:  surveys, including a DNA survey, were carried on the one site 

pond and ponds within 500m of the site and no great crested newts were found; 

 

 Reptiles:  a low population of slow worm has been found on site.  A translocation will 

not be required due to the low number of reptiles present, but staged vegetation 

removal under ecological supervision will be required, and habitat features will be 

included in the scheme; 

 

 Breeding birds: The site supports a number of species typical of overgrown amenity 

grassland in the countryside.  Scrub clearance will be undertaken outside of the 

nesting bird season (where possible) or checked by an ecologist prior to removal. 
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Bird boxes suitable for House Sparrow will be included within the scheme to 

compensate for the loss of nesting sites in existing buildings; 

 

 Badgers: a number of setts have been found on site, some of which are located 

amongst extensive areas of Japanese Knotweed so will need to be destroyed through 

excavation of the invasive plant.  An artificial sett was created to compensate for the 

loss of these setts, which has been successful; 

 

 Bats: a number of bat species are located in buildings across the site.  A European 

Protected Species Mitigation (EPSM) Licence has been applied for from Natural 

England to allow works that would otherwise be permissible under legislation which 

protects bats and their roosts.  Mitigation is likely to include a standalone, purpose-

built bat house, erection of bat boxes on trees, retention and creation of roof voids 

for bats, adaptation of a lift shaft to provide roosting opportunities for bats, inclusion 

of features on new buildings for crevice dwelling species, and production of a bat-

friendly lighting strategy.  A ground level tree assessment was also carried out at the 

Westridge Unit in March 2017 and nine trees with potential for roosting bats will be 

affected by the proposals. 

 

Sustainability 

 

5.17 An Energy Statement is submitted with this application.  The development ensures that a 

quality, energy efficient and sustainable new build dwellings are built.  It will offer the 

occupiers added benefits in terms of quality of living standards and life, lower energy and 

water bills, enhanced/ improved surroundings and facilities.  Overall the development is 

considered to significantly accord and contribute positively to the energy and 

environmental standards set out in Stroud’s Local Plan.  A number of initiatives have been 

implemented by the project team and commitments have been identified to further 

improve the environmental and sustainability profile of the proposed development in the 

future stages of the design and construction processes. 

 

Waste 

 

5.18 A Waste Strategy is submitted with this application.  From concept to completion and 

throughout the duration of the lifetime of the build, waste will play a major role in the 

design and developments infrastructure.  Through the use of the waste hierarchy and 

drawing upon key resources waste will, at all times, be kept to a minimum and then 

handled in a careful, thoughtful and beneficial manor.  Waste is at the forefront of the 
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design teams mind and has played a key role in the design and development of the 

building.  Both national and local polices, as listed below, have been considered, reviewed 

and encompassed within the design, build and lifespan of the building. 

 

Flooding 

 

5.19 A Flood Risk Assessment and drainage strategy is submitted with this application, which 

concludes that: 

 

 The development site is considered to be at low risk from flooding associated with 

sewer and artificial flood sources.  In order to mitigate any potential residual flood 

risk, it is also advised that (following any re-grade of the site) finished floor levels 

are raised above the external levels to provide overland flood routes for excess 

surface water run-off.  This will help protect properties from excess surface water 

run-off and overland flow from the elevated areas to the east of site. 

 

 Surface water flood risk is identified to be ‘low to high’ onsite.  Any risk to the 

development from surface water would be reduced post development through the 

implementation of formal onsite surface water drainage.  The surface water 

management strategy for the project has been prepared by Booth King. 

 

 The FRA and DMS is considered to be commensurate with the development proposals 

and in summary, the development can be considered appropriate in accordance with 

Planning Policy Guidance. 

 

Landscape 

 

5.20 As well as comprising buildings that were built between 1818 -1980, the site contains 

mature trees and parkland associated with the former Standish House and Gardens and 

is located on the western edge of the Cotswolds Area of Outstanding Natural Beauty 

(AONB).  An AONB Assessment and Landscape and Visual Assessment accompany this 

planning application, which are summarised below: 

 

 The proposals for the site have aimed to be in line with The Vision for the AONB and 

encapsulate the elements identified in the landscape character Assessment, Strategy 

and Guidelines and the Management Plan 2013-2018. 
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 The proposals for the new built form have been designed sensitively, taking precedent 

from the surrounding vernacular and with the aim to use local materials.  The 

architecture is bespoke and has been designed specifically to work harmoniously with 

the existing retained historic buildings.  

 

 Wider effects on the AONB have been a consideration as part of the proposals for 

The Site, for example the lighting strategy has aimed to minimise light pollution and 

maintain the tranquillity of the area. 

 

 The Masterplan has been designed to instil the distinctive character of the AONB 

landscape type Landscape Type 2C: Escarpment: Uley to Coopers Hill and reflect and 

enhance the immediate character, identity and setting of The Site. Proposals for the 

site will enhance the woodland and parkland features within the site. Long range 

views from within the site will be enhanced and views of the site from the wider 

landscape will not be significantly affected by the proposals with the aim to integrate 

the development within the landscape. 

 

 The key design principles for future development proposals on the site, as set out 

within the within the Design and Access Statement and within the development of 

the Illustrative Masterplan.  The proposals are therefore in accordance with Planning 

Policy at both National and Local levels. 

 

 Existing development within the site is medium size in terms of scale and massing.  

However, baseline study has shown that despite this, existing development is well 

screened due to major tree cover and woodland both within the site, and within the 

site context. 

 

 A total of 12 viewpoints were chosen and agreed with the Council.  The assessment 

demonstrates that due to the sensitive location of new development within the site, 

and retention of tree/woodland cover, the visual impacts are minimal. The majority 

of viewpoints are predicted to result in any minor or negligible impacts as a result of 

the proposed development.  A total of three viewpoints were assessed to have 

moderate adverse impacts which are significant. 

 

 The assessment concludes that where negative effects have been predicted there is 

substantial potential for these to be reduced or offset through appropriate mitigation 

measures. 
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 The illustrative masterplan/general arrangement plan demonstrates that proposed 

new development can be sensitively integrated into the site within adverse impacts 

on landscape character, landscape resources, habitat and ecology, topography and 

heritage assets. 

 

Open Space 

 

5.21 Although Local Plan Policies ES14 and ES15 require new development to provide public 

open space and play space, on site or offsite open space is not deemed appropriate for 

this scheme for the following reasons: 

 

 The site is set within parkland, which is accessible to the public and will be subjecting 

to significant landscaping and enhancement as part of the proposals.  As such there 

is substantial existing provision of semi-natural and natural green space; 

 

 The site contains listed buildings and is within the AONB where the provision of 

formal, traditional play equipment could be harmful to the setting of the estate; and 

 

 Although, local planning policy requires off site open space contributions to be made 

if onsite provision is not possible, its inclusion as a Section 106 item would render 

the current scheme unviable.  Instead additional enabling development would be 

required in order to cover the costs of the affordable housing.  This would conflict 

with HE’s policy which seeks to ensure the minimum amount of enabling development 

is delivered.   

 

Heritage 

  

5.22 A Heritage Statement is submitted with this application, which concludes that, both of 

the two listed buildings are presently in poor or, in the case of the stable block, very poor 

condition.  The proposed works will return both buildings to a sound condition and their 

original external appearance will be largely restored.  The internal arrangements of both 

buildings will be considerably altered, but the internal fabric has in many places decayed 

beyond economic repair.  In the main house some of the main spaces, notably the central 

main stair, will be retained and restored.  The proposed conversion into residential units, 

as part of a large scheme covering the whole of the former hospital site, will help to 

secure the ‘optimum viable use’ for the listed buildings in order to preserve them for 

future generations, and this benefit outweighs the ‘less than substantial harm’ in the 
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terms of Section 132 of the NPPF.  In addition, the removal of the more unattractive 

buildings will improve the setting of the Grade II Listed buildings. 

 

Affordable Housing, Planning Obligations and CIL 

 

5.23 As agreed through pre-application discussions with Stroud District Council, no Community 

Infrastructure Levy (CIL) is proposed as part of the scheme.  Stroud District Council will 

apply their Exceptional Circumstances Discretionary CIL Relief, as its inclusion increases 

the overall development costs and would render the scheme unviable as additional 

enabling development would be required to ensure the scheme is deliverable.  This would 

conflict with the principle of Historic England’s guidance as it seeks to deliver the minimum 

amount of enabling development required.  

 

5.24 Stroud District Council Core Strategy Policy CP9 planning policy seeks the delivery of 30% 

affordable housing, where viable.  In this case, the delivery of affordable housing is not 

viable and as such no affordable housing is proposed as part of the scheme, as its 

inclusion would render the current scheme unviable.  Instead, additional enabling 

development would be required in order to cover the costs of the affordable housing.  

This would conflict with Historic England’s policy which seeks to ensure the minimum 

amount of enabling development is delivered.   

 

5.25 The Viability Report assumes financial contributions through a Section 106 agreement 

towards the works required to the main access, which is Horsemarling Lane, to make the 

proposal acceptable in planning terms.  This amount will be confirmed by Stroud District 

Council.    

 

5.26 In addition to the above the applicant agrees to pay the local authority’s legal fees. 
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6.0 CONCLUSION 

 

6.1 In conclusion, it is considered that the submitted evidence to justify building within the 

AONB, outweighs the principle of inappropriateness and would therefore constitute public 

benefit and special circumstances.  The proposals and the enabling development will 

enable the restoration of the Listed structures and create a long-term viable use for the 

estate. 

 

6.2 The viability analysis demonstrates that the quantum of new build residential development 

proposed is essential enabling development that will facilitate the redevelopment of the 

existing Listed Buildings on site.  These are the special circumstances that justify new 

build development in the AONB.  

 

6.3 In this case, the public benefit case is justified on the basis of the release of enabling 

funds to allow the restoration of the listed Standish House and Stable block.  Benefits of 

the proposals include: 

 

- Improvements to landscape setting and management of trees; 

- Contribution to local housing supply; 

- Restoration and enhancement of Standish House and the wider estate; 

- Employment generated via the construction; 

- Ecologically mitigation and enhancements;  

- Brownfield development of Standish Hospital and associated buidlings, and Westridge 

Hospital; and  

- Highways mitigation. 

 

6.3 On the basis of the above, we consider that planning permission should be granted, which 

will secure the restoration and enhancement, of the significant buildings and estate, 

securing a long-term and sustainable use for the site. 
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