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20th December 2017  

 
Our Ref: (6470_AW_final version on template) 

 
FAO: David Lowin Esq 
Planning Team 
Stroud District Council 
Council Offices 
Ebley Mill 
Stroud 
GL5 4UB 
 
 
Dear Mr Lowin 
 
AMENDMENT TO OUTLINE PLANNING APPLICATION S.16/0043/OUT IN RESPECT 
OF LAND AT M5 JUNCTION 13 WEST OF STONEHOUSE, EASTINGTON, 
GLOUCESTERSHIRE.  DEVELOPMENT NOW COMPRISES A 5,000 CAPACITY 
FOOTBALL STADIUM AND OTHER ANCILLARY USES (USE CLASS D2); TWO FULL-
SIZED GRASS PITCHES AND A GOAL PRACTICE AREA (USE CLASS D2); CAR 
PARKING FOR CARS AND COACHES AND HIGHWAYS IMPROVEMENTS TO THE 
A419 INCLUDING A SIGNALISED SITE JUNCTION AND COMBINED CYCLE/ 
FOOTWAY.  ALL MATTERS ARE RESERVED SAVE FOR ACCESS. 
 
Introduction and Scope of Amendment 
Following discussions with Stroud District Council (SDC) and relevant consultees, outline 
planning application ref. S.16/0043/OUT (known as ‘Eco Park’) has been amended.  The 
planning application no longer includes any employment (formerly referred to as the Green 
Technology Hub) and the proposed Nature Conservation Area to the west of the M5 has been 
removed. The ‘Sports Complex’ has been reduced in scale and repositioned to the parcel of 
land north of the A419 (the ‘Development Footprint’).  
 
Consequently, this outline application (the ‘Revised Scheme’) is now for a replacement 5,000 
capacity stadium for Forest Green Rovers Football Club (FGRFC) designed by world-renowned 
architects Zaha Hadid (ZHA).  Ancillary uses contained within the stadium include: a Club 
Shop, food and beverage facilities, a health and fitness suite for FGRFC, training and 
conference rooms together with office space for FGRFC staff.  As shown on the ‘Concept Plan’ 
(RS Figure 1.1), the proposal also includes two full size grass training pictures (unlit), a goal 
practice area, parking for around 1,740 cars, together with internal access roads and parking 
for coaches and bicycles.  The existing farm buildings accessed off Grove Lane are to be 
retained and refurbished for grounds maintenance equipment.  The entire scheme sits within 
a parkland setting created with the planting of some additional 500 trees and 1.8km of new 
hedgerows.  
 
Full planning permission is being sought for a signalised site access off the A419, with full 
dualling of the A419 from Junction 13 of the M5 to Chipmans Platt roundabout.  The signalised 
site access includes a pedestrian and cycle crossing of the A419, with a combined footway/ 
cycleway on the south side of the A419 which will link to National Cycle Route 45 (NCN45) at 
Grove Lane.  As a result of dualling of the A419, a small section of works south of the A419 
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associated with translocation of the southern hedgerow abutting the A419 will also be 
necessary.   
 
Accelerated need to find a new home for FGRFC 
FGRFC are currently based at The New Lawn in Nailsworth, Gloucestershire.  The ability of 
FGRFC to operate sustainably is hindered by the location of The New Lawn, which is not 
readily accessible.  Nailsworth has no railway station (Stroud is the nearest) and is some nine 
miles from the Stroud junction of the motorway.  There is also a chronic lack of parking and 
facilities for fans.   
 
On the day of a match there can be a significant increase in traffic within the residential areas 
in the vicinity of the existing The New Lawn ground.   Automatic traffic counts undertaken on 
Nympsfield Road in September and October 2015 found that in some cases, the increase in 
traffic was over 150%.   
 
Furthermore, at the end of the 2016/17 football season, FGRFC gained promotion to the 
National Football League.  Since then, average spectator attendances have increased from an 
average of 1,753 fans last season, to an average of 2,234 per game during the current season 
to date.  With attendances expected to continue to increase, there is a pressing need for a 
new home ground for FGRFC to allow the Club to continue to grow.  
 
Redline Boundary, Applicable EIA Regulations and Extant Documents 
As this is an amendment to the application submitted in January 2016, the Redline Boundary 
remains unchanged and includes all the development parcels forming part of the original Eco 
Park proposal.   
 
This amended application is accompanied by an updated Environmental Statement (ES) and 
other associated documentation which, in effect, revise and replace the previously submitted 
documentation, including that which was submitted with the original planning application and 
ES of January 2016, the first Further Environmental Information (FEI) submission (Autumn 
2016), the second FEI 2 submission in February 2017, and the third FEI 3 submission of 
August 2017.   
 
It is also confirmed that as this is an amendment to the existing planning application, it is 
submitted in line with the Town and Country Planning (Environmental Impact Assessment) 
(England and Wales) Regulations 2011.  This is consistent with the advice given in Regulation 
76 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 
(which came into force on 16th May 2017), which contains provisions for the revocation of 
the 2011 EIA Regulations and transitional arrangements.  Regulation 76 notes that:- 
 
“76. – Revocation and transitional provisions 
(1) Subjection to paragraphs (2) to (4), the 2011 Regulations are revoked. 
(2) Notwithstanding the revocation in paragraph (1), the 2011 Regulations continue to 

apply where before the commencement of these Regulations – 
(a) An applicant, appellant or qualifying body, as the case may be, has submitted an 
environmental statement or requested a scoping opinion; or 
(b) In respect of local development orders, the local planning authority has in 
connection with that order prepared an environmental statement or a scoping opinion 
or requested a scoping direction.” 
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Accordingly, the 2011 EIA Regulations will continue to govern the determination of extant 
planning applications where:- 
 

1 An Environmental Statement has been submitted before 16th May 2017 (the original 

Eco Park application and ES was submitted in January 2016); 

2 A request for a scoping opinion was made before 16th May 2017 (the scoping opinion 

was provided in September 2015). 

Both of which are relevant to this amended planning application. 
 
Current Submission 
This submission comprises three hard copies and 18 CDs of the full amended application 
material, which comprises the following revised documents:- 
 

• Design and Access Statement; 

• Planning Statement (including sequential assessment); 

• Planning Drawings (including Concept Plan, Site Levels Plan etc.); 

• Preliminary Risk Assessment (including Envirocheck Report); 

• Statement of Community Involvement; 

• Utilities Statement; 

• Environmental Statement (including a Non-Technical Summary, Vol 1 Main Text, Vol 2 

Figures, and Vol 3 Appendices, the latter of which includes a Flood Risk Assessment 

(including drainage strategy), an Arboricultural Report, a Transport Assessment and 

list of Proposed Draft Planning Condition). 

Summary of Significant Environmental Effects 
The enclosed updated ES reconsiders all the significant environmental effects for the topics 
which were assessed for the original application in 2016.  Additionally, it should be noted that 
the 2017 Regulations now contain additional matters (i.e. Climate Change and Major Accidents 
and Disasters) which were not required to be assessed in the 2011 Regulations.  Whilst this 
ES has been prepared in accordance with the 2011 Regulations, the additional matters which 
would have been required under the 2017 Regulations have also been assessed, namely 
Climate Change and Major Accidents and Disasters. 
 
On the assumption that all identified mitigation is implemented, no significant environmental 
effects are anticipated in relation Archaeology and Cultural Heritage, Ecology and Nature 
Conservation, Socio-Economics, Air Quality and Dust, Noise and Vibration, Climate Change, or 
Major Accidents and Disasters.   
 
Significant environmental effects are though anticipated in relation to the following:- 
 
Landscape and Visual: Worst-case has been assumed, which considers all effects will be 
perceived as negative.  The LVIA identifies significant adverse effects are anticipated on a 
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small area of landscape and a limited number of visual receptors located on and/ or 
immediately surrounding the site within approximately 250m of the Development Footprint.  
Specifically, significant residual visual effects are predicted for users of the footpaths crossing 
the Development Footprint and short stretches of public highway adjacent to the site including 
the M5 motorway, the A419, and Grove Lane.  The visual amenity of three dwellings adjacent 
to the site, namely Mole Cottage, Ivy Cottage and Westend House is likely to experience 
significant adverse change in the short term due to relatively unrestricted visibility of the 
Revised Scheme (or part thereof) at close range.  However, these initially significant visual 
effects are not considered to be unacceptable and will reduce as the embedded mitigation 
(planting) establishes and matures over time to become not significant in the longer term. 
 
The LVIA confirms the Revised Scheme will be designed and constructed to the highest 
architectural and sustainability standards.  The stadium design has been informed by an 
integrated landscape strategy which seeks to create an attractive ‘parkland’ setting.  This will 
both enhance the landscape and visual amenity of the site itself and preserve the character 
of the surrounding area.  The site layout, stadium design and choice of materials has been 
informed by the character of the locality as reflected in the landscape strategy.  This includes 
generous setbacks and landscape buffers adjacent to neighbouring settlements and properties 
– including a two-metre planted earth bund separating properties along Grove Lane from the 
Revised Scheme.  The stadium, whilst sensitively responding to its rural surroundings in both 
form and appearance, is a once in a generation opportunity to create a landmark building at 
this ‘gateway’ to Stroud. 
 
As noted within the Planning Statement, the NPPF paragraph 63 states that “In determining 
applications, great weight should be given to outstanding or innovative designs which help 
raise the standard of design more generally in the area.” 
 
This development should also be set within the context of SDC’s own Landscape Sensitivity 
Assessment (2016) which assessed 220 sites against 18 development constraints, and found 
that the Eco Park site had the “lowest landscape sensitivity to employment uses” in the whole 
of the Stroud District.  This was then used to support SDC’s Strategic Assessment of Land 
Availability (SALA) 2017, which found that the Eco Park site has “Future Potential” with regards 
to Employment, Community, Sports and Leisure uses.   
 
Transport and Access: Significant negative effects were identified during construction for users 
of the footpaths which cross the site.  During operation, there could also be a moderate 
negative effect to users of both the footpaths and National Cycle Route 45 before and after a 
match – although this would be infrequent.   
 
The traffic modelling also indicated a moderate negative effect on journey times for existing 
road users on the A419 corridor between the A38 and Horsetrough roundabout – again only 
during the match arrival and departure periods on a Saturday and during the weekday evening 
match arrival period.  These delays could, when the stadium is at full (5,000) capacity, result 
in some journey times in 2031 increasing by a maximum of 1 minute 37 seconds. 
 
In terms of frequency, FGRFC home matches are expected to occur around 30 times per year, 
or two to three times per month on average.  Given the relative infrequency of home matches, 
and the fact that dates and times of matches will be known in advance, these moderate 
negative effects before and after matches are considered acceptable.  
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Conversely, on non-match days, pedestrians and cyclists on these routes could experience a 
moderate positive effect as a result of the introduction of the traffic signal controlled crossing 
of the A419 and improvements at Chipmans Platt roundabout.  Drivers will also experience a 
moderate positive effect as a result of the dualling of the A419 between the M5 Junction 13 
and Chipmans Platt, which will improve the flow of traffic during the morning and evening 
peak periods. 
 
Lighting: As a result of modelling the lighting scheme, significant adverse effects are identified 
from sky glow associated with the stadium lighting.  Such lighting will only be required in low 
ambient light levels, and the greatest effect is likely to occur during FGRFC’s evening matches 
which typically occur on around six occasions each season.   
 
Flood Risk, Hydrology and Drainage:  A Flood Risk Assessment has been completed and 
confirms that the Development Footprint is entirely within Flood Zone 1, which covers land at 
the lowest risk of flooding.  Furthermore, embedded mitigation incorporated through the use 
of Sustainable Drainage Systems within the drainage design may give rise to significant 
positive biodiversity, conservation and water quality effects during the operation of the 
Revised Scheme.   
 
Conclusions 
The updated Planning Statement accompanying this amendment has demonstrated that the 
Revised Scheme is fully compliant with Core Policy 15 and all the criteria of Delivery Policy 
EI11 of the adopted Development Plan, along with policy EP4 of the Eastington Parish Council 
Neighbourhood Plan.   The proposal is consistent with the Development Plan when read as a 
whole, and is fully consistent with the NPPF and Sport England’s guidance, and as such is 
acceptable in planning policy terms.  Consequently, as the Environmental Statement has not 
identified any unacceptable significant effects, the Local Planning Authority is urged to 
approve this application, in order to provide FGRFC a much needed replacement stadium and 
training facilities.  The Revised Scheme is in an accessible and sustainable location for both 
players and fans of FGRFC, and the proposal is essential for FGRFC’s continued development.  
This is a material consideration which should be given significant weight in the determination 
of the application. 
 
Yours sincerely 
 
 
 
 
Marcus Beddoe 
Head of Development 
 
Encl. Three hard copies & 18 CDs of the amended planning application & supporting 

documentation 

 


