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1.0 Introduction 

1.1 This planning statement has been prepared by Hunter Page Planning Ltd on 

behalf of Ecotricity Group Ltd in support of a comprehensive outline planning 

application for a sports complex at land at M5 Junction 13, West of Stonehouse 

(‘the site’). 

1.2 The proposal seeks to provide replacement sports facilities for Forest Green 

Rovers Football Club (FGR) which is an important part of the local community in 

Stroud and has a rich heritage in the area.  In order to meet the club’s 

requirements moving forward, a sports complex is proposed which includes a 

centrepiece stadium, designed by the world renowned architects Zaha Hadid, 

and additional training pitches to serve the first team at FGR. 

1.3 The development consists of the following: 

 5,000 capacity football stadium and other ancillary uses (Use Class D2); 

 Two full-sized grass pitches and a goal practice area for First Team use; 

 Parking for c.1,700 vehicles, with signalised site access and dualling of 

A419; 

 A signal controlled pedestrian and cycle crossing of the A419, with a 

combined footway/cycleway on the south side of the A419.  This will link 

to National Cycle Route 45 (NCN45) at Grove Lane; 

 A scheme for improvements to NCN45 from Stonehouse, to be secured 

by condition; 

 Bus connection between the Revised Scheme and Grove Lane to enable 

buses serving the West of Stonehouse development to serve the Revised 

Scheme on match days.   

1.4 This statement should be read in conjunction with the application plans and 

documents, as well as the Environmental Statement (ES) for the Revised Scheme.   
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1.5 A further detailed report relating to the sporting provision has been prepared by 

Consult QRD, which is included at Appendix 1. 

Planning History 

1.6 The site has been subject to a recent planning application for an ‘Eco Park’ which 

included some of the sports facilities proposed with this application but also a 

Green Technology Hub (B1/B2/B8 uses), additional indoor and outdoor pitches, 

transport hub and nature conservation area (application reference 

S.16/0043/OUT). This Planning Statement accompanies an amendment to 

application S.16/0043/OUT referred to as the ‘Revised Scheme’ and as such 

replaces previous Planning Statements submitted in support of this application.  

The Revised Scheme retains the Redline Boundary from the original proposal, 

but removes the 64,100 m2 of proposed employment land, the Nature 

Conservation Area, some of the sporting facilities and repositions the Stadium to 

the northern side of the A419.  

1.7 The existing FGR Site (The New Lawn, Nailsworth) was subject to a planning 

application (S.17/0850/OUT) for the demolition of the Football Stadium and re-

development to provide the erection of up to 95 dwellings, up to 0.11 hectares of 

community uses (which may include D1/D2/A3/B1 uses), landscaping, open 

space, associated access, parking and infrastructure. However, following 

discussions with the District Council this application has been withdrawn and is 

due to be resubmitted closer to the point of determination for application 

S.16/0043/OUT.   
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2.0 Need for the Development 

Forest Green Rovers 

2.1 The purpose of this application is to provide replacement facilities for FGR in the 

form of a new sports complex at a single accessible location west of Stonehouse.  

The centrepiece for the development will be an innovative new 5,000 capacity 

stadium, designed to have the lowest possible carbon footprint. In additional 2 

full sized grass training pitches, as well as a goalkeeping training area are 

proposed. 

2.2 The training pitches will be primarily used by the FGR first team, who currently 

train at Stanley Park in Chippenham, approximately 24 miles from New Lawn.  

The proposals will allow FGR to centralise its operations and will provide a ‘hub’ 

of activity.   

2.3 FGR is an important part of the local community in Stroud and Nailsworth. It is 

also a football club with a rich heritage, being over 100 years old. FGR was 

founded in 1889 and is the longest serving member of the National League. 

Attendance at FGR games has grown 73% over the last four seasons.   

2.4 The urgency of the application has been increased as a result of FGR’s promotion 

into the Football League (League 2), for the first time in its history.  The 

proposed facilities are designed to enable the club to compete at this higher 

level.  The proposals will result in an overall net increase in sports pitches when 

compared to the existing situation, and provide the required match and training 

pitches for the first team.   

2.5 The Club’s current stadium is located at New Lawn in Nailsworth.  This stadium 

is constrained in respect of location, access and parking restrictions, and with 

the average home match crowd increasing year on year, it is not realistic for the 

club to remain in its current location and continue its success.  This is further 

exacerbated as a result of FGR’s promotion, as there is evidence that attendance 

has further increased.  This is set out in more detail within the ES.   
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2.6 The proposed Stadium is a flagship proposal which will be the first in the world 

to be almost entirely made of wood. 

2.7 Consultation has been ongoing with key organisations as part of the previous 

Eco Park proposal.  The Football Association (FA) acknowledges the issues with 

the existing FGR Stadium and are supportive of its relocation in order to address 

current identified issues such as poor location, capacity and access.   In its 

response to the application for the redevelopment of the existing stadium, Sport 

England state the following: 

Assessment of Existing Playing Fields  

Currently there are 2 full size pitches on the existing site with ancillary 
accommodation which will be lost. The clubs is about to enter the 
English Football League Division 2, which requires certain standards at 
the ground in terms of capacity, facilities etc. It is unlikely that the club 
could easily progress further if they did not relocate or have a complete 
redevelopment of the existing site.  

Assessment of Proposed Playing Fields  

The replacement ground and facilities for Forest Green Rovers is 
currently being considered by Stroud DC as planning application 
S.16/0043/OUT. The replacement facilities include a 5,000 capacity 
stadium, an indoor 3G full size pitch, 2 full size grass pitches and 3 
junior football pitches of varying sizes. These proposed facilities will be 
of a superior quality and quantity and therefore to my mind meet our 
planning policy exception E4. 

2.8 Whilst the Revised Scheme is of a smaller scale than the original Eco Park 

proposal, the proposals result in an overall net increase in sports pitches and are 

much higher quality and therefore the above would still apply. 
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3.0 Planning Policy Context   

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the development 

plan unless material considerations indicate otherwise. The development plan 

relevant to the site comprises the Stroud District Local Plan (adopted November 

2015) and the Eastington Neighbourhood Development Plan 2015-2031 (made 

October 2016). 

3.2 Other material considerations include the National Planning Policy Framework 

(NPPF) and the associated Planning Practice Guidance (PPG), as well as the 

Stroud Local Plan Review.  

The Development Plan  

Stroud District Local Plan (November 2015) 

3.3 Core Policy CP1 of the Local Pan reiterates that the National Planning Policy 

Framework (NPPF) requires local plans to be based upon and reflect the 

presumption in favour of sustainable development, with clear policies that will 

guide how the presumption should be applied locally.   It states that the Council 

‘will always work proactively with applicants jointly to find solutions which mean 

that proposals can be approved wherever possible, and to secure development that 

improves the economic, social and environmental conditions in the area.’ 

3.4 The policy goes on to state that those planning applications that accord with the 

policies in the Local Plan will be approved without delay, unless material 

considerations indicate otherwise. 

3.5 Core Policy CP2 is all about strategic growth and new development locations, 

seeking to concentrate most of the District’s new growth at a series of strategic 

locations.  It states that outside of strategic sites, development will take place in 

accordance with the settlement hierarchy set out in the Plan. 

3.6 Core Policy CP3 looks at a hierarchy for further growth and seeks to prioritise 

growth at sustainable locations in accordance with the settlement hierarchy set 

out within the main body of the Policy.  Stonehouse is identified as a First Tier 
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settlement, which is one of the main towns within the District, and is a primary 

focus for growth and development to safeguard its strategic role as an 

employment and service centre. 

3.7 Core Policy CP4 states that all proposals will be expected to: integrate into the 

neighbourhood; place shape and protect or enhance a sense of place; and create 

safe streets, homes and workplaces. 

3.8 Land West of Stonehouse is allocated for a mixed use development including 

residential (1,350 dwellings), employment (10ha) as well as community uses 

under Policy SA2.  This development benefits from planning permission and is 

currently being constructed. 

3.9 Core Policy CP13 states that major developments will be supported where they: 

provide for a variety of forms of transport as alternatives to the car to allow 

more sustainable choices; improve the existing infrastructure network, including 

road, rail and bus, facilities for pedestrians and cyclists; and, mitigate any 

significant adverse affects upon the transport network. 

3.10 Delivery Policy EI11 promotes sport, leisure and recreation, and states that 

‘planning applications for new sports, cultural, leisure and recreational facilities, 

or improvements and extensions to existing facilities, will be permitted provided: 

1. the proposals are connected to and associated with existing facilities, they 

are located at a site that relates well to the settlement hierarchy in the 

District or they are intended to meet specific rural needs that cannot be 

appropriately met at settlements within the settlement hierarchy;  

2. the development would not harm the character, appearance and amenities 

of the area;  

3. the development can be made readily accessible to adequate bus, cycling 

and walking links, for the benefit of non-car users;  

4. cycle/vehicle access and on-site cycle/vehicle parking would be provided to 

the adopted standards  
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5. adequate access to and between the facilities would be provided for people 

with disabilities;  

6. any biodiversity interest is enhanced by taking opportunities to create a 

network of multi-functional green spaces, which support the locality’s 

natural and ecological processes;  

7. it is not subject to any other overriding environmental or other material 

planning constraints’. 

3.11 Delivery Policy EI12 looks to promote transport choice and accessibility and 

states that where appropriate, new developments will be required to connect 

into the surrounding infrastructure and contribute towards new or improved 

walking, cycling and rail facilities within the District and the provision of an 

integrated public transport network across the District.  It goes on to state that 

all development proposals should have full regard to the traffic impact on the 

local highway network. Major development proposals, or those that are likely to 

have a significant impact on the local transport network, will be required to 

submit a Transport Assessment as well as a Travel Plan, to demonstrate that 

they have fully considered access by all modes of transport. In terms of parking, 

the policy highlights that vehicular parking standards for new development 

should be provided in accordance with adopted standards, as set out in 

Appendix 2 of this Local Plan, or where the developer can adequately justify 

their own parking provision with evidence accompanying any planning 

application.  

3.12 Delivery Policy EI13 highlights that the Council will encourage proposals that 

develop and extend the District’s cycle network. Major development should 

provide new cycle routes within the development and connect to nearby 

established cycle routes. 

3.13 Delivery Policy EI16 states that development proposals should cater for the 

needs of bus and taxi operators, where appropriate.  

3.14 Core Policy CP14 looks for high quality sustainable development and states 

that high quality development, which protects, conserves and enhances the built 
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and natural environment, will be supported. Development will be supported 

where it achieves the following:  

1. Sustainable construction techniques; 

2. No unacceptable levels of air, noise, water, light or soil pollution or 

exposure to unacceptable risk from existing or potential sources of 

pollution.  

3. Adequate water supply, foul drainage and sewage capacity to serve the 

development and satisfactory provision of other utilities, transport and 

community infrastructure  

4. No increased risk of flooding on or off the site, and inclusion of measures 

to reduce the causes and impacts of flooding as a consequence of that 

development  

5. An appropriate design and appearance, which is respectful of the 

surroundings, including the local topography, built environment and 

heritage  

6. Re-use of previously developed land and/or the adaptation of existing 

buildings that make a positive contribution to the character of the site 

and surroundings, unless demonstrably unviable  

7. No unacceptable adverseaffect on the amenities of neighbouring 

occupants  

8. Contribute to the retention and enhancement of important landscape & 

geological features and biodiversity interests  

9. Contribute to a sense of place both in the buildings and spaces 

themselves and in the way in which they integrate with their 

surroundings 

10. A design and layout that aims to assist crime prevention and community 

safety 
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11. Efficiency in terms of land use, achieving higher development densities 

in locations that are more accessible by public transport and other non-

car modes  

12. It is not prejudicial to the development of a larger area in a 

comprehensive manner  

13. Safe, convenient and attractive accesses on foot and by cycle and suitable 

connections with existing footways, bridleway, cycleways, local facilities 

and public transport  

14. It is at a location that is near to essential services and good transport 

links to services by means other than motor car. 

3.15 Core Policy CP15 relates to a ‘Quality Living and Working Countryside’. The 

intention of the Policy is to protect the identity of settlements and to prevent 

development in areas away from existing settlement boundaries, as they are 

deemed to be areas that are not well located for facilities and services their users 

need. Equally the policy is designed to reduce development that is likely to be 

dependent on the use of the private car. It states that proposals outside 

identified settlement development limits will not be permitted except where 

certain criteria are met, including where ‘it is essential to be located there in order 

to promote public enjoyment of the countryside and support the rural economy 

through employment, sport, leisure and tourism’ and/or ‘it will involve essential 

community facilities’.  It goes on to state that development will only be permitted 

outside of settlement boundaries if it meets certain criteria, including: 

i. it does not have an adverse impact on heritage assets and their setting;  

ii. it does not lead to excessive encroachment or expansion of development 

away from the original buildings;  

vi. in the case of new buildings for essential community facilities, they 

cannot be accommodated within the identified settlement development 

limits or through the re-use or replacement of an existing building. 
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3.16 The Policy itself therefore seeks to restrict proposals that fall outside identified 

settlement development limits except for those uses and forms of development 

that are compatible with countryside use.  

3.17 Delivery Policy ES3 states that permission will not be granted for any 

development which would be likely to lead to, or result in an unacceptable level 

of:  

1. Noise, general disturbance, smell, fumes, loss of daylight or sunlight, loss 

of privacy or an overbearing effect  

2. Environmental pollution to water, land or air and an unacceptable risk to 

the quality and quantity of a water body or water bodies  

3. Noise sensitive development in locations where it would be subject to 

unacceptable noise levels  

4. Increased risk of flooding on or off the site, and no inclusion of measures 

to reduce the causes and impacts of flooding  

5. A detrimental impact on highway safety  

6. An adverse effect on contaminated land where there is a risk to human 

health or the environment. 

3.18 Delivery Policy ES4 is concerned with water resources, quality and flood risk 

and states that applications will be supported by Flood Risk Assessments where 

appropriate that demonstrate the development will be safe, not increase flood 

risk elsewhere, and maximise opportunities to reduce flood risk.  It goes on to 

state that new developments shall incorporate appropriate Sustainable Drainage 

Systems (SuDs). 

3.19 Delivery Policy ES5 relates to air quality and looks to ensure that proposals do 

not exacerbate existing areas of poor air quality, looking for mitigation measures 

where necessary.   

3.20 Delivery Policy ES6 requires development to safeguard and protect all sites of 

European and Global importance, designated as Special Area of Conservation 
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(SAC), Special Protection Area (SPA) and Ramsar sites.  All new development 

will be required to conserve and enhance the natural environment, including all 

sites of biodiversity or geodiversity value and all legally protected or priority 

habitats and species. 

3.21 Delivery Policy ES7 looks for all development to conserve or enhance the 

special features and diversity of the different landscape character types found 

within the District. Development will only be permitted if the location, materials, 

scale and use are sympathetic and complement the landscape character, and 

natural features including trees, hedgerows and water features that contribute 

to the landscape character and setting of the development are retained and 

managed appropriately in the future.  

3.22 Delivery Policy ES8 states that development that would result in the 

unacceptable loss of, or damage to, or threaten the continued well-being of 

protected trees, hedgerows, community orchards, veteran trees or woodland 

will not be permitted. Where the loss of trees is considered acceptable, adequate 

replacement provision will be required that utilise species that are in sympathy 

with the character of the existing tree species in the locality and the site. 

3.23 Delivery Policy ES10 sets out that the District’s historic environment will be 

preserved, protected or enhanced, in accordance with the principles set out 

within the policy. 

3.24 Delivery Policy ES12 relates to design and states that the Council will require 

the layout and design of new development to create well designed, socially 

integrated, high quality successful places, where people enjoy living and 

working, with legible and well planned routes, blocks and spaces, integrated 

residential, commercial and community activity, safe attractive public spaces 

and pedestrian/cycle routes without traffic conflict, secure private areas, better 

designed buildings and landscaped spaces.  All new development must be based 

on thorough site appraisal including reference to any Design Statements, Design 

Codes, Neighbourhood Plans, Secured by Design standards and be sensitive to its 

context as well as contributing to sustainable living. 
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Eastington Parish Council, Neighbourhood Development Plan 2015-2031 

3.25 The Neighbourhood Plan has been designed to closely follow and be in 

conformity with the Stroud District Local Plan.  The settlement boundaries in the 

Neighbourhood Plan are closely aligned to those defined in the Local Plan. These 

reflect the strategic growth options in the Local Plan. 

3.26 Policy EP1 concerns sustainable development and states that development at a 

scale and in locations that accord with the development plan will be supported 

where it helps to maintain the continued sustainability of communities across 

the parish, by providing:  

 new homes, including affordable housing, to meet the strategic needs of 

the District and to meet the local housing needs of the Parish; 

 new and expanded business premises including tourist and local retail 

opportunities; 

 infrastructure associated with leisure, social, community, recreational 

and education activities.  

3.27 It goes on to state that development outside the West of Stonehouse allocation 

should take place within the settlement boundary of Alkerton as defined on Map 

1. Development in other hamlets and the countryside should accord with Local 

Plan Policy CP15. 

3.28 Policy EP2 looks for proposals to respect the natural environment and protect 

and enhance biodiversity.  

3.29 Policy EP4 states that new development that is in accordance with Policy EP1 

will be supported where the proposal:  

 demonstrates a high standard of design that respects and reinforces local 

distinctiveness and character through attention to matters of scale, 

density, massing, height, landscaping, layout, materials and access;  



 Planning Statement   Land at M5 Junction 13, West of Stonehouse  

   

 Page 16  
For Ecotricity Group Ltd 

 

 respects the natural environment and terrain and enhances the natural 

capital of the site through new features such as trees, hedges, protected 

wildlife habitats, wildlife corridors and watercourses;  

 optimises the potential of the site to accommodate development whilst 

incorporating green space appropriate to the scale of the development;  

 respects the privacy and amenities of neighbouring properties; 

 respects the setting of Listed Buildings, and other designated and non-

designated heritage assets;  

 does not impact on the setting of the Cotswold AONB; and  

 respects the integrity, character and appearance of adopted 

Conservation Areas including the Industrial Heritage Conservation Area 

3.30 Policy EP8 states that development proposals should encourage sustainable 

means of transport, be well located to reduce reliance on private cars, provide 

car parking spaces in accordance with adopted standards, provide facilities for 

cycle storage, and ensure that traffic movement within the parish and parking 

facilities within the village centre and around the school are not significantly 

impaired. Proposals that improve and enhance the situation will be encouraged.  

3.31 Policy EP9 looks for public footpaths to be designed as part of landscaped 

wildlife corridors rather than being routed along estate road pavements as part 

of the highway network. 

3.32 There are no policies which specifically relate to sports provision within the NDP 

area. 

Material Considerations 

National Planning Policy Framework (NPPF) 

3.33 Paragraph 6 of the NPPF states that the purpose of the planning system is to 

contribute to the achievement of sustainable development. Sustainable 

Development comprises of economic, social and environmental dimensions 
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which are set out at Paragraph 7, before Paragraph 8 outlines that gains 

should be sought across all three dimensions. 

3.34 Paragraph 10 states that: “decisions need to take local circumstances into 

account, so that they respond to different opportunities for achieving sustainable 

development in different areas”.  

3.35 Paragraph 11 states that “Planning law requires that applications for planning 

permission must be determined in accordance with the development plan unless 

material considerations indicate otherwise”. 

3.36 The presumption in favour of sustainable development is outlined at Paragraph 

14, which states that developments that accord with the Development Plan 

should be approved without delay. It also states that where a development plan 

is absent, silent or relevant policies are out of date, planning permission should 

be granted unless any adverse impacts would significantly and demonstrably 

outweigh the benefits; or specific policies in the NPPF indicate that development 

should be restricted. 

3.37 The core planning principles that underpin both plan-making and decision-

taking are set out at Paragraph 17. The following principles are of particular 

relevance to the determination of the Revised Scheme: 

 proactively drive and support sustainable economic development to 

deliver the homes, business and industrial units, infrastructure and 

thriving local places that the country needs. Every effort should be made 

objectively to identify and then meet the housing, business and other 

development needs of an area, and respond positively to wider 

opportunities for growth. 

 always seek to secure high quality design 

 take account of and support local strategies to improve health, social and 

cultural wellbeing for all, and deliver sufficient community and cultural 

facilities and services to meet local needs 
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 actively manage patterns of growth to make the fullest possible use of 

public transport, walking and cycling, and focus significant development 

in locations which are or can be made sustainable. 

3.38 Chapter 4 of the Framework promotes sustainable transport and seeks to 

reduce the need to travel.  Paragraph 29 favours the use of sustainable 

transport modes and highlights the need to give people a choice in how they 

travel.   

3.39 Paragraph 32 states that all developments that generate significant amounts of 

movement should be supported by a Transport Statement or Transport 

Assessment, and goes on to state that ‘development should only be refused on 

transport grounds where the residual cumulative impacts of development are 

severe’. 

3.40 Chapter 7 relates to design and highlights that the Government attaches great 

importance to the design of the built environment. It considers what constitutes 

good design and requires developers to establish a strong sense of place, create 

and sustain an appropriate mix of uses, respond to local character and history, 

reflect the identity of local surroundings and materials, and achieve 

developments which are visually attractive as a result of good architecture and 

appropriate landscaping.  

3.41 Paragraph 60 states that planning policies and decisions should not attempt to 

impose architectural styles or particular tastes and they should not stifle 

innovation, originality or initiative through unsubstantiated requirements to 

conform to certain development forms or styles.  Paragraph 63 highlights that 

when determining applications, great weight should be given to outstanding or 

innovative designs which help raise the standard of design more generally in the 

area. 

3.42 Paragraph 65 states that planning authorities should not refuse planning 

permission for buildings or infrastructure which promote high levels of 

sustainability because of concerns about incompatibility with an existing 

townscape, if those concerns have been mitigated by good design. 
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3.43 Chapter 8 seeks to promote healthy communities, recognising that the planning 

system can play an important role in facilitating social interaction and creating 

healthy, inclusive communities.  

3.44 Paragraph 70 relates to the delivery of social, recreational and cultural facilities 

and services that the community needs. It states that planning decisions should 

plan positively for community facilities, including sports venues. 

3.45 The value of access to high quality open spaces and opportunities for sport and 

recreation is highlighted at Paragraph 73.  

3.46 The retention of existing sports pitches is sought by Paragraph 74 which states 

that existing open space, sports and recreational buildings and land, including 

playing fields, should not be built on unless: 

 an assessment has been undertaken which has clearly shown the open space, 

buildings or land to be surplus to requirements; or 

 the loss resulting from the proposed development would be replaced by 

equivalent or better provision in terms of quantity and quality in a suitable 

location; or  

 the development is for alternative sports and recreational provision, the 

needs for which clearly outweigh the loss 

3.47 Chapter 10 relates to flooding and states that development in areas of flooding 

should be avoided by directing development away from areas at higher risk.  

Paragraph 103 states that when determining planning applications, LPAs 

should ensure flood risk is not increased elsewhere. 

3.48 Chapter 11 sets out the NPPFs approach to conserving and enhancing the 

natural environment, which centres on the protection and enhancement of 

valued landscapes.  It also focusses on the need to aim to conserve and enhance 

biodiversity (Paragraph 118).  Paragraph 123 highlights that planning 

decisions should aim to avoid noise from giving rise to significant adverse 

impacts on health and quality of life as a result of new development. 
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3.49 Chapter 12 states that LPAs should take account of the desirability of sustaining 

or enhancing the significance of heritage assets.  Conservation Areas are 

considered to be designated heritage assets. Paragraph 132 states that when 

considering the impact of the proposed works on the significance of a designated 

heritage asset, great weight should be given to the asset’s conservation. It also 

states that significance can be harmed through alteration or development within 

the setting.  

3.50 With regard to decision taking, Paragraph 187 states that LPAs should look for 

solutions rather than problems, and should approve applications for sustainable 

development where possible. 

National Planning Practice Guidance 

3.51 The Guidance acknowledges that open space, which includes all open space of 

public value, can take many forms, from formal sports pitches to open areas 

within a development, linear corridors and country parks. It can provide health 

and recreation benefits to people living and working nearby; have an ecological 

value and contribute to green infrastructure, as well as being an important part 

of the landscape and setting of built development, and an important component 

in the achievement of sustainable development (Paragraph: 001 Reference ID: 

37-001-20140306). 

Stroud Local Plan Review 

3.52 The District Council is now starting the process of reviewing the current Stroud 

District Local Plan. The first stage is the Issues and Options, which is currently 

going through consultation.  Given the early stage of the review, very limited 

weight can be given to the Issues and Options at this stage; however, it indicates 

possible directions of travel for the Local Plan.   

3.53 The site, as well as land to the south of the A419, has been identified as a 

potential ‘broad location for future growth’ (reference STO D) for employment, 

open space and community uses. 

https://www.gov.uk/guidance/natural-environment#Green-Infrastructure
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4.0 Planning Policy Analysis 

Principle of Development 

4.1 The key policies of relevance relating to the principle of development within the 

adopted Development Plan are Core Policy CP15 and Delivery Policy EI11.   

Policy EP1 of the Neighbourhood Plan also highlights that decisions for 

development outside of settlement boundaries should be taken in accordance 

with Core Policy CP15 of the Local Plan. 

Policy CP15 

4.2 Core Policy CP15 seeks to restrict all new developments outside identified 

settlement boundaries except for those uses which are compatible with the 

countryside.  The policy does recognise that sport and leisure facilities are 

appropriate, but only where it is essential to be located there to promote public 

enjoyment of the countryside.  It also allows for ‘essential community facilities’.  

However, essentially this is a policy of constraint aimed at preserving the 

identity of settlements and the quality of the countryside. 

4.3 Whilst there is some conflict with this policy in terms of the above, it is 

considered that the development does not conflict with the overall purposes of 

the Policy which is designed at protecting the separate identity of settlements, 

avoiding coalescence, ensuring that new developments are sustainably located 

and protecting the quality of the countryside (including its built and natural 

heritage).  The application site is situated in close proximity to the boundary of 

the West of Stonehouse urban extension and is within the Stonehouse Cluster.  

This location is generally recognised as being highly accessible and in close 

proximity to a range of shops, services and facilities. The Revised Scheme will 

also be well served by public transport and the objectives of the Transport Plan 

will be to discourage fans coming to site by car. 

4.4 Other policies and objectives of the Plan support this location for growth which 

is entirely consistent with the character of the Stonehouse cluster.  
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Policy EI11 

4.5 Delivery Policy EI11 supports planning applications for new sports, cultural, 

leisure and recreational facilities, or improvements and extensions to existing 

facilities, which will be permitted subject to the following criteria: 

1. the proposals are connected to and associated with existing facilities, they 

are located at a site that relates well to the settlement hierarchy in the 

District or they are intended to meet specific rural needs that cannot be 

appropriately met at settlements within the settlement hierarchy; 

2. the development would not harm the character, appearance and amenities of 

the area; 

3. the development can be made readily accessible to adequate bus, cycling and 

walking links, for the benefit of non-car users; 

4. cycle/vehicle access and on-site cycle/vehicle parking would be provided to 

the adopted standards; 

5. adequate access to and between the facilities would be provided for people 

with disabilities; 

6. any biodiversity interest is enhanced by taking opportunities to create a 

network of multi-functional green spaces, which support the locality’s 

natural and ecological processes; 

7. it is not subject to any other overriding environmental or other material 

planning constraints. 

4.6 The supporting text to policy EI11 sets out that leisure and recreation are 

important for our quality of life (paragraph 5.60).  It recognises that the demand 

for additional recreation facilities is likely to grow because of greater 

participation in leisure and increase in the overall population size.  

4.7 The value of the proposed sports complex as an important and highly valued 

community facility should not be underestimated. As set out above, FGR has 

been an important cornerstone of the local community since its foundation in 

1889.  It is a focal point for community activities and provides a focus for sport 

and entertainment. Coupled to this, FGR is also a significant employer and 
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therefore many people are dependent on the Club for their livelihoods.  The 

proposals will meet the needs of FGR and will not be constrained in terms of 

location, access, parking restrictions and capacity (which is the case with the 

existing stadium) and will enable additional local supporters to attend home 

matches.  

4.8 The proposals for the sports complex fully meet all of the criteria set out in 

policy EI11, as follows: 

Criterion (1) 

4.9 With regards to criterion (1), it is clear that the proposals are connected to 

and associated with FGR and its existing facilities at The New Lawn, 

Nailsworth.  The ability for FGR to continue to thrive is hindered by the 

location of the existing stadium (and its limited accessibility), as well as 

transport infrastructure, parking restrictions and capacity.  Given the recent 

promotion to League 2, there is a need for new facilities in order for the club 

to continue to progress.  This is acknowledged by the FA and Sport England. 

4.10 In terms of the site’s relationship with the settlement hierarchy in the 

District, the sports complex is regarded as a sustainable and accessible 

location for sports. Situated long the M5/A419 corridor, the sports complex 

is ideally located to the west of Stonehouse (a First Tier settlement) which 

lies at the heart of the Stonehouse cluster (as defined in the Local Plan) and 

has a close relationship with nearby Stroud.   

4.11 Around 12% of the District’s total population live within the parishes of the 

Stonehouse cluster (more than 13,400 people). Of these, over 7,700 are 

residents of Stonehouse itself (census 2011), making it the District’s second 

most populous town. Furthermore, the site is situated in close proximity to 

the strategic allocation at West of Stonehouse and once complete, this will 

extend the settlement towards the site.   

4.12 The Local Plan recognises at paragraph 33 of ‘setting the scene’ that the 

District’s landscape presents topographic challenges to the provision of flat 

playing surfaces for formal sports and activities, particularly in heavily 

populated parts of the Stroud valleys.  Furthermore, it acknowledges that 
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suitable land is often at a premium and there are competing demands for 

developable housing/employment sites as well.  The difficulty of finding 

suitable sites is therefore documented, which will only be exacerbated if the 

requirements are larger.  FGR needs and requirements are unique by its 

very nature as a large football club. 

4.13 The application site has been chosen as the only realistic location for the 

sports complex within the District.  The District is heavily constrained as 

acknowledged above (particularly by topography, AONB and availability of 

land due to many landowners having aspirations to achieve more valuable 

uses), and FGR require c.19ha of flat and open land in order to 

accommodate its needs.  Furthermore, there is a need for the Club to remain 

in relatively close proximity to Nailsworth in order to retain the local 

connection of the club.     

4.14 An assessment of alternative sites within the District has been undertaken 

within the ES.  This assessed availability of land within the local area which 

would meet Forest Green Rover’s requirements.  Land within the AONB, 

existing built up areas and land already allocated for housing were removed 

from the area of search, along with land within Flood Zone 3. Further 

constraints such as common land, National Trust land and both national and 

international designated ecological sites were also identified. Finally, a 2km 

area of search from the junctions of the M5 motorway was added to the 

methodology given the need for the site to be directly accessible.   

4.15 From this exercise, it was clear that there were a limited number of sites 

that were considered to be suitable and available, and given the amount of 

land necessary to accommodate the FGR activities, it was apparent that the 

application site was the only suitable site available within the District for 

the Revised Scheme.  As such, the proposal meets criterion (1). 

Criterion (2) 

4.16 With regards to criterion (2), the application is supported by a range of 

assessments and technical reports as well as an ES.  The supporting Design 

and Access Statement highlights that consideration has been given to 
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determine appropriate locations for the facilities proposed, their massing 

and landscaping and vehicular/pedestrian routes have been thoroughly 

considered.  The submitted proposals have also been sympathetic to the 

existing topography, landscaping, ecology and neighbouring properties that 

are proximate to the site.   

4.17 The Revised Scheme will be designed and constructed to the highest 

architectural and sustainability standards.  The overall design of the Revised 

Scheme has been informed by an integrated landscape strategy which seeks 

to create an attractive ‘parkland’ setting for the landmark stadium, one 

which 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 have been informed by the character 

of the locality as reflected in the landscape strategy which includes generous 

setbacks and landscape buffers adjacent to neighbouring settlements and 

properties. 

4.18 The Revised Scheme incorporates appropriate embedded mitigation (as set 

out within the Design and Access Statement) in order to minimise any 

adverse effects of the development.  The ES also confirms that there will be 

no significant effects in terms of noise.  

4.19 The supporting technical assessments and ES demonstrate that the sports 

complex will not harm the character, appearance and amenities of the area 

following mitigation and enhancement measures proposed, in line with 

criterion (2).  

Criterion (3) 

4.20 With regards to criteria (3), accessibility has been at the very heart of these 

proposals given the issues at FGRs current site and as such, the 

development will be readily accessible via public transport, cycling and 

walking.   

4.21 With regards to buses, there are a number of bus services in the area, as 

follows: 
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Service Frequency 

61/61A between Cheltenham and Dursley, 

via Stonehouse and Cam and Dursley Train 

Station. 

Approximately every 60 minutes between 

7am and 7pm. 

64 between Stonehouse and Bussage via 

Stroud. 

Approximately every 60 minutes in the 

daytime. 

Services 66S/66E routes between 

Gloucester and Stroud, via Stonehouse 

High Street  

Approximately every 30 minutes between 

6am and 11pm.  

4.22 A bus connection between the Revised Scheme and Grove Lane is proposed 

to enable the buses serving the West of Stonehouse development to serve 

the development.  A pair of buses and shelters to be provided, the exact 

location and specification of which is to be agreed. 

4.23 Furthermore it is proposed that a specific match day bus service is proposed 

from local train stations as set out in the Framework Travel Plan.  When FGR 

matches are being played at the venue, Stagecoach has confirmed that it has 

sufficient flexibility within the fleet to provide substantial additional 

capacity to the site via a number of mechanisms. This could include 

scheduling double deck vehicles, duplicate vehicles on currently-timetabled 

regular services or providing special buses/journeys as demand requires.    

4.24 In terms of walking and cycling, the proposals include a substantial package 

of improvements which will facilitate journeys by these modes. These 

improvements are summarised as follow: 

 The proposed access will incorporate a signal controlled pedestrian and 

cycle crossing of the A419.  The crossing of the A419 will be available to 

users of public footpath Eastington 76. 

 The proposal includes the provision of a combined footway/cycleway on 

the south side of the A419.  This footway/cycleway will link to National 

Cycle Route 45 (NCN45) at Grove Lane, offering a route to the Site from 

Stonehouse and Stroud. 
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 A scheme of improvements to NCN45 from Stonehouse, to be funded via 

the Section 106 agreement. 

4.25 As such, in line with criterion (3), the development can be made readily 

accessible by adequate bus, cycling and walking links, for the benefit of the 

non-car user. 

Criterion (4) 

4.26 Vehicular site access will be via signalised access off the A419, with dualling 

required to serve this.   The site access will be to adoptable standards.   

4.27 The Transport Assessment and associated ES Chapter assesses the match 

day parking demand based on a worst-case scenario (full 5,000 capacity 

attendance). 

4.28 The TA includes an assessment of predicted match attendances, including 

review of recent Saturday home match attendances obtained from Forest 

Green Rovers.  The proposed parking levels (1,700 parking spaces) are 

based on parking demand from this full assessment, and are sufficient to 

meet the need arising from the Revised Scheme.   The parking levels are 

consistent with Policy EI12, as these parking levels are justified by evidence. 

4.29 The Travel Plan highlights that the Revised Scheme will include the 

provision of secure cycle parking on site, as well as re-charging points for 

electric bikes.  As such, in line with criterion (3), cycle/vehicular access and 

parking is to be provided to the necessary standards.   

Criterion (5) 

4.30 Suitable access between the facilities will also be provided for people with 

disabilities. 

4.31 The Design and Access Statement highlights that the Revised Scheme has 

been designed to ensure that people will be able to move easily and safely 

between the highway, external public areas and throughout the site. An 

allowance for disabled parking bays based upon the recognised standards 

has been incorporated in the parking layouts.  
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4.32 Dropped kerbs and level thresholds will be provided at all pedestrian 

entrances into the stadium.  Dropped kerbs will also be introduced at 

pavement access points leading on to the site to assist access for local 

visitors.  

4.33 Dedicated viewing areas for disabled spectators will be provided in line with 

national stadia guidelines. 

4.34 Overall, the Revised Scheme will be inclusive and available for all members 

of the community, including those less mobile such as disabled people and 

the elderly. These groups will be given every opportunity to access the 

facilities by the considered design of the infrastructure, landscape and the 

built elements.  

4.35 The buildings and the spaces surrounding them will be usable and 

understandable, all elements will be compliant with the Disability 

Discrimination Act and this will be reviewed as the detailed design 

progresses and once the site is in operation. 

4.36 As such, adequate access to and between the facilities would be provided for 

people with disabilities in line with criterion (5). 

Criterion (6)  

4.37 Criterion (6) requires that any biodiversity interest is enhanced by taking 

opportunities to create a network of multi-functional green spaces, which 

support the localities natural and ecological processes.  This requirement 

has been fully incorporated into the Revised Scheme as demonstrated by the 

Indicative Green Infrastructure Strategy (RS Figure 5.3, ES Volume 2) 

which outlines the enhancements for biodiversity, mitigation for climate 

change, ecosystem services, landscape improvements and social benefits for 

well-being.  The site is generally of low ecological value.  The proposals 

include the retention of the majority of trees and hedgerows within the site 

and significant planting is proposed both within the site and around the 

perimeter.  In terms of hedgerows specifically, the Hedgerow Plan 

accompanying the application highlights that there will be a net gain of 

1,800m of hedgerow across the site. In addition some 400 new native trees 
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will be planted (Section 8.175 of Chapter 8 – Ecology)..  Implementation of 

the Green Infrastructure Plan will result in a net gain in biodiversity, 

therefore satisfying this criterion.   

Criterion (7) 

4.38 Finally, the ES demonstrates that the site is not subject to any other 

overriding environmental constraints that cannot be addressed through 

appropriate mitigation.  This is confirmed by the Council within the 

‘Strategic Assessment of Land Availability 2017’ (SALA), which is set out 

below.  The sports complex therefore meets the requirement of criterion 

(7).   

4.39 In light of the above, it is clear that the sports complex is fully compliant with all 

aspects of Delivery Policy EI11 as well as the wider objectives of the Local Plan. 

Local Plan Review 

4.40 As set out in the previous section, the Local Plan is in the process of being 

reviewed.  Whilst this is at a relatively early stage, the site has been identified as 

a ‘broad location with future potential’ for the proposed uses.  This is also 

supported by the SALA 2017, which assesses the suitability, availability or 

achievability of the site.   

4.41 In respect of suitability, the SALA states that ‘the part of the site outside of the 

conservation area, floodplain and key wildlife site has no overriding physical 

constraints or potential impacts preventing employment or community/sports uses 

within a well landscaped A419 corridor, should the Local Plan strategy identify the 

need for growth in this location.’  The SALA goes on to identify that the site is 

available and that the development envisaged is achievable.  

4.42 The SALA identifies that is has future potential for development, and 

summarises the sites potential as follows:  

‘Taking account of the character of the site and its surroundings, the 
northern part of the site and the southern part of the site outside of the 
conservation area could be developed for low/medium density 
employment development typically comprising a mix of single 
storey/two storey offices, light industrial and large format warehousing 
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units, together with community and sports uses, within a well 
landscaped corridor. Within the conservation area, canal and open 
space uses would be appropriate.’  

4.43 In respect of the NPPF, the proposal is consistent with Paragraph 74, as the 

proposals will involve replacement facilities for FGR which replace the existing 

facilities with better provision in terms of quantity and quality, in a more 

suitable location for this kind of development. 

4.44 Sport England’s objectives set out within ‘Planning for Sport, Forward Planning’ 

are to protect sports facilities from loss as a result of redevelopment, to enhance 

existing facilities through improving their quality, accessibility and management 

and to provide new facilities that are fit for purpose to meet demands for 

participation now and in the future.  The current proposals also meet Sports 

England’s planning policy exception E4 of the Planning Policy Statement (‘A 

Sporting Future for the Playing Fields of England’) which mirrors the 

requirement of the NPPF that requires any replacement provision to be of 

equivalent or better quality, which is the case here. 

Summary of Principle of Development 

4.45 In light of the above, it is clear that the sports complex is fully compliant with all 

aspects of Delivery Policy EI11.  Whilst there is some conflict with CP15, it does 

not conflict with the purpose of the policy, and it is considered that there are 

material considerations which outweigh the conflict with this policy.  This 

includes the significant need for FGR to improve its facilities, and there being no 

alternative sites available within the District where this can be achieved.  

4.46 The following section assesses the detail of the proposal against the relevant 

policies of the adopted Local Plan and the NPPF, before drawing together all 

material considerations within the planning balance. 

Highways and Accessibility 

4.47 The application is supported by a Transport Assessment, as well as a transport 

chapter within the ES.  This assesses the traffic impact of the proposals on the 

local highway network.  
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4.48 As set out above, the development will be readily accessible via public transport, 

cycling and walking.   There are a number of bus services in the area which will 

serve the proposals, and measures to encourage walking, cycling and public 

transport are to be implemented through a Travel Plan.  

4.49 The Travel Plan highlights that the proposals will include the provision of secure 

cycle parking.  In addition, parking for 1,700 vehicles is proposed.  Suitable 

access between the facilities will also be provided for people with disabilities. 

4.50 In line with policies EI12 and EI13 of the Local Plan, EP8 of the Neighbourhood 

Plan, and Chapter 4 of the NPPF, the development proposals encourage 

sustainable means of transport in order to reduce reliance on the private car.  

4.51 The Revised Scheme during its operational phase will increase travel demand in 

the area before and after an FGR match.  A number of improvement measures 

are embedded in the proposal including: 

 Signalised junction on the A419; 

 Pedestrian crossing phase of the A419 within the traffic signals; 

 Dualling of the A419 from the M5 to Chipmans Platt; 

 The creation of a new footway to the south of the A419 carriageway, 

connecting to Chipmans Platt, the southern part of Stonehouse and the 

canal towpath; 

 Bus and emergency vehicle access from Grove Lane; 

 Pedestrian and cycle access from Grove Lane, including additional 

footway and crossing points. 

4.52 The ES concludes that the additional travel demand can be safely and 

satisfactorily accommodated on the local transport network with the above 

improvement measures incorporated into the proposals. 
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Design  

4.53 The Revised Scheme has been informed by a detailed design process including 

analysis of the site constraints and opportunities, as well as the character and 

appearance of the surrounding area.   The proposals result in an extremely high 

quality, sensitively designed scheme, as set out in the accompanying Design and 

Access Statement.  

4.54 The Revised Scheme has been designed to the highest architectural and 

sustainability standards.  Following a seven month international competition, 

the architects were selected from over 50 entries from around the world, 

including Sweden, Germany, France, Britain and the United States.  

4.55 The proposed Stadium will provide a landmark building for the site in terms of 

both its overall form and innovative implementation of eco sensitive materials 

and technologies.  The new stadium aims to be carbon neutral, and the proposal 

is to be constructed utilising sustainable construction techniques.  

4.56 The stadium proposed is almost entirely made of wood; the first time that this 

will have been done anywhere in the world.  

4.57 The NPPF recognises at paragraph 63 that great weight should be given to 

outstanding or innovative designs which help raise the standard of design more 

generally in the area.  It goes on to state that LPAs should not refuse planning 

permission for buildings or infrastructure which promote high levels of 

sustainability because of concerns about incompatibility with an existing 

townscape, if those concerns have been mitigated by good design.   

4.58 The Revised Scheme has been landscape-led and seeks to create an attractive 

parkland setting for the stadium and facilities.  The proposals are for innovative, 

sustainable and outstanding design in an attractive setting.  This should be given 

significant weight in line with the NPPF.  The proposals are also fully consistent 

with Policy ES1 and ES12 of the adopted Local Plan, EP4 of the Neighbourhood 

Plan, and Chapter 7 of the NPPF which seeks to improve the standard of design 

generally. 
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The Natural Environment 

Landscape Impact and Biodiversity 

4.59 In respect of landscape impact, a Landscape Sensitivity Assessment was 

commissioned to support the 2017 SALA, and forms part of the evidence base for 

the Local Plan.  The site (identified as ST05) has the lowest landscape sensitivity 

of all land around Stonehouse (as well comprising one of the least sensitive land 

parcels across the Stroud District as a whole).  The report states that ‘the 

sensitivity of the area lies in its role as a buffer between Stonehouse which is 

expanding with the M5 and vale to the west, its contribution to the setting of the 

traditional, rural linear settlement of Westend including listed buildings, and the 

trees within the area. The value of the area lies in the PROWs and the listed 

buildings in Westend adjacent.’  It assesses the potential of the land to 

accommodate housing or employment use and concludes that development 

‘would definitely extend the current development corridor towards the vale and 

M5. This may be acceptable providing development provides a suitable high quality 

gateway to Stonehouse with substantial landscape treatment and considered in the 

context of the overall road corridor through to, and including, Stroud. Also, a buffer 

would be needed with more sensitive buildings in Westend including the orchard 

with smaller scale development on this boundary.’ When discussing the 

preferred direction for growth in the wider Stonehouse area the report notes 

that this should be to the west of Stonehouse along the A419 corridor and that 

the Site (ST05) should be considered as part of an overall strategy for 

development. 

4.60 The proposals seek to create an attractive parkland setting for the stadium and 

facilities.  Mitigation and enhancement measures are proposed to avoid or 

minimise potential adverse landscape and visual effects on local residents and 

visitors to the Site and surrounding area. 

4.61 The Revised Scheme has been landscape-led and the landscape strategy which 

accompanies the application illustrates how key landscape features will be 

retained and integrated with the proposals.  The landscape strategy seeks to 

create an attractive ‘parkland’ setting for the landmark stadium, one which will 

both enhance the landscape and visual amenity of the Site itself and preserve the 
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character of the surrounding area.  The Site layout, stadium design and choice of 

materials have been informed by the character of the locality as reflected in the 

landscape strategy which includes generous setbacks and landscape buffers 

adjacent to neighbouring settlements and properties.  Of particular import is the 

use of natural materials (timber) in the stadium building, with non-reflective, 

recessive and muted colours and textures. 

4.62 The ES concludes that whilst significant adverse effects are anticipated on a 

small area of landscape and a limited number of visual receptors located on and 

immediately surrounding the Site, no significant landscape effects (including 

cumulative effects) are predicted to arise beyond 500m of the boundary, 

including on the character and special qualities of the Cotswolds AONB and its 

prominent escarpment.  

4.63 In respect of biodiversity, the effect of the Revised Scheme on biodiversity has 

been considered within the ES.   The site has been subject to a range of ecological 

surveys.   A Green Infrastructure Strategy has been integral to the proposals and 

outlines the enhancements for biodiversity, mitigation for climate change, 

ecosystem services, landscape improvements as well as potential social and 

well-being benefits which will result in a net gain in biodiversity.   

4.64 The ES concludes that following mitigation and enhancements, no significant 

effects are anticipated by the Revised Scheme.  

4.65 In light of this, the proposals are fully consistent with Delivery Policy ES6, ES7, 

ES8 of the Local Plan, EP2 and EP4 of the Neighbourhood Plan, and Chapter 11 of 

the NPPF. 

Noise 

4.66 A baseline noise survey has been undertaken to identify appropriate noise 

criteria and to compare with potential future noise levels as a result of the 

development proposals.  Noise and vibration from the construction phase has 

been predicted and assessed, as have absolute noise levels and changes to the 

baseline noise from construction and operation of the development. 
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4.67 Noise generated by the operation of the Revised Scheme has been calculated at 

nearby receptor locations.  Consideration has been given to noise generated 

during a football match with 5,000 spectators, training sessions, the use of the 

car park and changes in noise from vehicles using the local road network. 

4.68 The maximum noise level events from the stadium are most likely to occur when 

goals are scored during matches. Therefore, the duration and frequency of these 

events is very limited – during the past season there have been an average of 3 

home games per month and four goals per game. Although not found to be 

significant it is important to recognise that these effects are predicted to only 

occur on average for approximately 2 minutes per game (30 seconds per goal) 

around 3 times per month.  

4.69 The ES concludes that there are no significant environmental effects arise from 

the Revised Scheme. 

4.70 The proposals are therefore consistent with Delivery Policy ES3 of the Local Plan 

and Chapter 11 of the NPPF.   

Air Quality 

4.71 An air quality assessment has been undertaken as part of the ES.  The Revised 

Scheme will not exceed the relevant air quality objectives, and the ES concludes 

that no significant effects arise from the proposals.  The proposals are therefore 

consistent with Delivery Policy ES5 of the Local Plan.  

The Historic Environment 

4.72 An archaeological and heritage assessment has been undertaken as part of the 

ES, which has assessed the impact of the proposals on heritage assets. 

4.73 The SALA Heritage Impact Appraisals (May 2017) which accompanies the 2017 

SALA highlights that ‘the land north of the A419 has no significant heritage 

constraints, although the Grade II Listed House known as Mulgrove lies 

immediately over the road from the sites northern boundary on Grove Lane.  Part 

of the listed building’s character derives from its rural setting; however, 

development south of Grove Lane would not materially harm its significance, 

subject to scale and design.’ 
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4.74 The development has been set back from the Listed Buildings along Grove Lane, 

and farm buildings within the site retained.  Significant areas of landscaping 

have been proposed, which will minimise the visibility of the Revised Scheme, 

including in winter, and be historically appropriate to the vicinity of the 

designated heritage assets. 

4.75 The ES concludes that no significant effects are anticipated by the Revised 

Scheme. 

4.76 The Revised Scheme therefore protects the setting of the Listed Buildings in the 

vicinity of the site, in line with Delivery Policy ES10 of the Local Plan and 

Chapter 12 of the NPPF. 

Flood Risk and Drainage 

4.77 The application is accompanied by a Flood Risk Assessment and Drainage 

Strategy, and the ES also assesses the environmental effects in respect of 

hydrology. 

4.78 The site is situated in Flood Zone 1 which is at lowest risk of flooding.   The 

proposal includes the use of Sustainable Drainage Systems (SuDS).  

4.79 The Flood Risk Assessment concludes that the development of this site would 

not create or increase the risk of flooding from all potential sources, nor would it 

increase the risk of flooding to any offsite parties and land for the lifetime of the 

development. 

4.80 The ES concludes that embedded mitigation incorporated through the use of 

Sustainable Drainage Systems within the drainage design may give rise to 

positive biodiversity and water quality effects during the operation of the 

Revised Scheme.   

4.81 The FRA concludes that the development should not be precluded on flood risk 

grounds.  It is therefore considered that the Revised Scheme is consistent with 

Delivery Policy ES4 of the Local Plan and Chapter 10 of the NPPF. 
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Sustainability 

3.54 Core Policy CP14 looks for high quality sustainable development, and states 

that high quality development, which protects, conserves and enhances the built 

and natural environment, will be supported. A number of criteria are set out, as 

set out in the above section.  The proposals are considered to meet all of the 

criteria of this policy, as follows: 

1. As set out above and in the Design and Access Statement, the proposal 

aims to be carbon neutral, with sustainable construction methods 

engaged. 

2. The accompanying technical reports and ES conclude that through 

mitigation, the proposal will not result in unacceptable levels of air, 

noise, water, light or soil pollution. 

3. The accompanying utilities report and drainage strategy highlights that 

satisfactory provision of services, transport and community 

infrastructure can be achieved. 

4. The accompanying FRA demonstrates that there will be no increase in 

flooding as a result of the proposals. 

5. The proposal has been sensitively designed and is respectful of the 

surroundings, including the local topography, built environment and 

heritage. 

6. N/A 

7. The ES and technical reports demonstrate that there will not be an 

unacceptable adverse effect on the amenities of neighbouring occupants.  

8. The proposals retain the important landscape and ecological features on 

site, and provide a net gain in respect of biodiversity.  

9. As demonstrated by the Design and Access Statement, the proposals 

contribute towards a sense of place both in the buildings and spaces 
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themselves and in the way in which they integrate with their 

surroundings. 

10. The Design and Access Statement highlights that the proposals assist in 

crime prevention and community safety. 

11. N/A 

12. The Revised Scheme is not prejudicial to the development of a larger 

area in a comprehensive manner. 

13. The development will be readily accessible via public transport, cycling 

and walking, and the existing walking and cycling routes in the vicinity of 

the site have been incorporated into the proposal, and improved where 

necessary. 

14.  The Revised Scheme is in an accessible location, just off the M5 and close 

to Stonehouse.  It is near to essential services and good transport links to 

services by means other than the motor car.  The development proposes 

improvements to existing transport modes and encourage sustainable 

means of transport. 

4.82 In the context of the above, the Revised Scheme is fully consistent with Policy 

CP14 which looks for high quality sustainable development. 

4.83 At the heart of the NPPF is a presumption in favour of sustainable development 

(set out at paragraph 14), which should be seen as a golden thread running 

through both plan-making and decision-taking. This is also reiterated at Core 

Policy CP1 of the Local Plan. 

4.84 Within the Local Plan, Stonehouse is identified as a First Tier settlement, which is 

one of the main towns within the District, and is a primary focus for growth and 

development to safeguard its strategic role as an employment and service centre. 

Whilst outside the settlement, the site is within the Stonehouse Cluster, and is 

situated in close proximity to the boundary of the West of Stonehouse urban 

extension. 
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4.85  The site is therefore in a sustainable location for development. However, 

accessibility is only one facet of sustainable development and it is necessary to 

assess the proposals it against the three dimensions of sustainability set out at 

paragraph 7 of the NPPF:  

 Economic –The NPPF highlights that sufficient land of the right type 

should be available in the right places and at the right time to support 

growth and innovation.  It is clear that there is a pressing need for this 

development.  The proposals support the growth of FGR, which is a club 

currently constrained in terms of location, access, parking restrictions 

and capacity (which is the case with the existing stadium).  The Revised 

Scheme will enable FGR to operate sustainably (in a financial sense) and 

will enable additional local supporters to attend home matches.  Coupled 

with this, FGR is also a significant employer and therefore many people 

are dependent on the Club for their livelihoods.   

 Social – The proposals reflect the community’s needs and support its 

health, social and cultural well-being. The Revised Scheme is of 

extremely high-quality design within close proximity to local services 

and facilities.  FGR is a focal point for community activities and provides 

a focus for sport and entertainment, which is engrained within the 

locality.   

 Environmental – The Revised Scheme contributes towards the aim of 

protecting and enhancing the natural, built and historic environment. 

The proposed development has been designed to the highest 

architectural and sustainability standards, including the use of 

innovative technologies and eco sensitive materials.  Furthermore, the 

proposal will retain all important landscape features of the site and will 

result in net gain in biodiversity.  The Revised Scheme also encourages 

the use of sustainable modes of transport, which are readily accessible 

from the site. 

4.86 As such, it is considered that the Revised Scheme represents sustainable 

development in accordance with the three dimensions set out in the NPPF. 
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5.0 Conclusion on the Planning Balance 

5.1 As set out above, planning law dictates that planning applications should be 

determined in accordance with the Development Plan unless material 

considerations indicate otherwise.   

5.2 The key policies relating to the principle of development within the adopted 

Development Plan are Core Policy 15 and Delivery Policy EI11.  There are no 

policies relating to sports provision within the Neighbourhood Plan.   

5.3 Core Policy CP15 generally seeks to restrict all new developments outside of 

identified settlement boundaries. Two exceptions to this restriction are uses 

which are compatible with the countryside, where it is recognised that sport and 

leisure can fulfil this purpose and where it involves essential community 

facilities.  It is considered that the application proposal is consistent with these 

two criteria and all other qualifying criteria of the Policy. Therefore, whilst the 

development falls outside of an identified settlement boundary, it is considered 

to be consistent with the Policy when read as a whole. The development does not 

conflict with the purposes of the policy which is designed at protecting the 

separate identity of settlements, avoiding coalescence and ensuring that new 

development is located sustainably.   

5.4 Despite this minor conflict (being outside of a settlement boundary), there is a 

significant need for FGR to improve its facilities to enable it to continue to 

develop and there are no alternative sites available within the District where this 

can be achieved; as such there is a need to look for alternative locations for this 

development.   

5.5 Policy EI11 supports the provision of sports facilities and it is clear from the 

above assessment that the proposal is fully compliant with all aspects of this 

policy. 

5.6 Overall, the Revised Scheme will provide facilities for FGR which will allow the 

club to continue to develop which is now becoming urgent as a result of its 

promotion into League 2.  The existing stadium is constrained and the proposals 

reflect FGR aspirations for long-term, sustainable growth to provide a hub, 



 Planning Statement   Land at M5 Junction 13, West of Stonehouse  

   

 Page 41  
For Ecotricity Group Ltd 

 

combining the new stadium with a range of training facilities for the first team.   

The site is in an accessible and sustainable location for both players and fans of 

FGR and the proposal is essential for FGRs continued development. This is a 

material consideration which should be given significant weight in the 

determination of the application. 

5.7 An assessment has been undertaken in order to see if there are any alternative 

sites which could deliver the scale of development required by FGR.  From this 

assessment, it was apparent that the application site was the only suitable site 

available within the District. 

5.8 The application package as a whole robustly assesses the proposals against all 

relevant technical and detailed planning policies and it is considered that the 

proposals fully accord with all relevant policies. 

5.9 The ES concludes that significant adverse effects from the Revised Scheme are 

limited: 

 Archaeology and Cultural Heritage: No significant effects 

 Ecology and Nature Conservation: No significant effects 

 Flood Risk, Hydrology and Drainage: Significant positive effects 

associated with biodiversity and conservation. 

 Landscape and Visual: Significant adverse effects are anticipated on a 

small area of landscape and a limited number of visual receptors located 

on and/ or immediately surrounding the Site within approximately 

0.5km of the boundary. However, due to the embedded mitigation 

proposed (including the design specifications, set back distances, 

planting, 2m earth bund) none of these effects have been found to be 

overbearing or unacceptable in terms of the public interest test and 

would not dominate the outlook from any property. 

 Socio-economics: No significant effects 

 Transport and Access: Significant adverse effects are anticipated in terms 

of severance, amenity, delay and fear and intimidation to users of 
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Footpaths 37 and 38 during weekdays and Saturday mornings. 

Significant adverse effects are also anticipated in terms of severance, 

amenity, delay and fear and intimidation to users of National Cycle Route 

45 in the vicinity of Chipmans Platt roundabout, along with driver delay 

at key junctions operating within capacity along the A419 corridor 

before and after a match, albeit this effect will be infrequent.  Positive 

effects for drivers are identified when no FGR match is in progress. 

 Air Quality and Dust: No significant effects 

 Lighting: Significant adverse effects are anticipated from sky glow 

associated with when the stadium lighting is in operation, albeit this 

effect will be infrequent (only during evening matches). 

 Noise and Vibration: No significant effects 

 Climate change: No significant effects 

 Major Accidents and Disasters: No significant effects 

5.10 The development proposed is of outstanding, innovative and sustainable design 

which respects its surroundings, including the local topography, built 

environment, heritage and landscape. 

5.11 It has also been demonstrated that the Revised Scheme constitutes sustainable 

development, providing net gains across all three dimensions set out within the 

NPPF. 

5.12 At the heart of the NPPF is a presumption in favour of sustainable development.  

For decision-taking this means approving development proposals that accord 

with the development plan without delay.  Whilst there is some minor conflict 

with CP15, the Revised Scheme is consistent with the purpose of this policy and 

is supported by the Local Plan objectives in general and particularly EI11.   

5.13 It is considered that the Revised Scheme is consistent with the Development Plan 

when read as a whole.  Furthermore, the proposal is fully consistent with the 

NPPF and Sport England’s guidance.   
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5.14 The Revised Scheme will lead to significant benefits for FGR and these material 

considerations outweigh the limited conflict with CP15 identified above. 

5.15 It is considered that the Revised Scheme is acceptable in planning policy terms 

and should be approved without delay. 
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1 Introduction 

1.1 Scope and Purpose 

1.1.1 The purpose of this report is to provide supporting information related to the football 
pitch facilities to be delivered as part of the proposed Forest Green Rovers Football 
Club (FGRFC) stadium, to be located at Junction 13 of the M5 in Gloucestershire.   

1.1.2 The training facilities will support the first and reserve teams of FGRFC. The need 
for the facilities has become more pressing since May 2017, when FGRFC was, for 
the first time, promoted to the English Football League. 

1.2 Relevant Experience 

1.2.1 This report has been prepared by Consult QRD Ltd Director, Richard Grady. I have 
over 17 years’ experience in the sports sector including roles in the local authority 
and charitable sectors. I have over 11 years’ consultancy experience and, prior to 
establishing Consult QRD in 2015, worked for Capita Symonds, Sports Solutions 
and in a freelance capacity.  

1.2.2 A copy of my CV is included as Appendix 1. Examples of relevant experience are 
summarised below:  

• Deepdale PNE Holdings Ltd – Ingol Village Golf Club Mixed-Use 
Development. Services in support of training ground development for 
Preston North End FC and enabling residential development on golf club 
site, including detailed golf needs assessment to support case for closure. 

• Cambridgeshire County Council – Littleport Sports and Leisure Study. 
Sports facilities needs analysis and options appraisal linked to 3,300+ home 
development 

• Exminster Parish Council – Matford Sports and Community Facility. Needs 
analysis and options appraisal linked to 2,000+ home South West Exeter 
development 

• Gleeson Strategic Land and Rydon Homes – Burgess Hill Northern Arc 
Developments. Needs assessment, spatial planning and design guidance 
for sports hub to support combined 3,500 home developments 

• Persimmon Homes and Wates Developments – Harebeating Farm 
Development. Sports hub proposals to serve combined developments in the 
Hailsham area 

• Skanska Construction UK – Princess Royal Barracks redevelopment. 
Development of Sports Hub design, specification and management 
arrangements to serve 1,200+ home development 

• University of South Wales – Caerleon Campus Redevelopment. Services in 
support of residential development including playing field needs assessment 
and mitigation proposals. 
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1.3 Report Structure 

1.3.1 The remainder of this report is structured as follows:  

• Section 2 – Proposed Sports Facilities 
• Section 3 – Conclusion 
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2 Proposed Sports Facilities 

2.1 Overview 

2.1.1 The proposals reflect FGRFC’s aspirations to put in place facilities that will provide 
the foundations for long-term, sustainable growth on and off the pitch. 

2.1.2 The stadium location was selected following an exhaustive of search of potential 
sites. A key consideration was the topography of the Stroud district as there are 
very few sites of sufficient size that are both relatively flat and outside of the Area of 
Outstanding Natural Beauty. 

2.1.3 The proposals will result in an overall net increase in sports pitches when compared 
to the existing situation. 

2.1.4 The FGRFC main stadium, currently located at the New Lawn in Nailsworth, will be 
provided to a far higher standard than the existing, with an exemplar design that 
will have environmentally sustainable features throughout. In addition to the 
stadium pitch, there will also be new natural turf training pitches.  

2.1.5 The proposals therefore remain consistent with bullet point 2 of Paragraph 74 of the 
National Planning Policy Framework, as the existing facilities (i.e. the stadium) will 
be “...replaced by equivalent or better provision in terms of quantity and quality in a 
suitable location”.1 

2.1.6 In addition, the proposals meet Sport England’s planning policy exception E42 as 
they will “replace the existing facilities with one of an equivalent or better quality…in 
a suitable location and subject to equivalent or better management arrangements”. 

2.1.7 The facility mix is considered in more detail below. 

2.2 Facility Mix 

2.2.1 In addition to the stadium, the following new facilities (illustrated in Figure 1) will be 
provided: 

• 2 full-size natural turf surfaced training pitches
• 1 natural turf surfaced goalkeeping training area.

2.2.2 The stadium and training pitches will be the same size and consistent with the 
relevant dimension standards set by the Football Association and English Football 
League. 

1 Department for Communities and Local Government. (2012). National Planning Policy Framework. London: HM 
Government, p. 20 
2 Sport England. (1997). A Sporting Future for the Playing Fields of England. London: Sport England. p. 5 
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2.2.3 The training pitches will not be floodlit. Changing and other ancillary 
accommodation will be located in the stadium. 

2.2.4 The training pitches and stadium will provide a hub for FGRFC activity. They will be 
used by the FGRFC first team and reserves that currently train at Stanley Park 
(Chippenham) approximately 18 miles from the New Lawn. The pitches at Stanley 
Park will remain in-situ following the stadium development and will be used by other 
organisations. 

2.2.5 Younger age group teams are located at the following venues: 

• Nailsworth Primary School used by the FGRFC Academy/Under-18 team 
• Royal Agricultural University (Cirencester) used by the FGRFC Youth 

Programme (Under-8 to Under-16) teams3. 

2.2.6 These age-group facilities will be unaffected by the stadium development proposals. 

Figure 1 – FGR FC Proposed Site Plan  

  

                                                           
 

 

3 Used for 38 weeks per annum. Two nights per week for training and home fixtures (Saturdays). 
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2.2.7 The playing facilities will be maintained by the FGRFC grounds maintenance staff, 
winners of the 2012 Institute of Groundsmanship award for Environmental 
Project/Innovation of the Year. This was awarded following FGR FC becoming the 
first football Club in the world to be accredited under the Eco-Management and 
Audit Scheme for its efforts towards becoming 100% sustainable and efficient in the 
way it managed and implements operations. 

2.2.8 The pitches will not be available for use by the wider community. This is a practical 
consideration, based on the lack of floodlights and, more importantly, a need to 
ensure that they are of an excellent condition and available for use as required for 
club needs (typical training requirement of 5 days per week, for around 3 hours). 
Typically grass pitches can support between 2 and 6 hours per week. 

2.2.9 Further detail on the carrying capacity of natural turf pitches (i.e. the level of use 
that can be supported) is included in Appendix 24. 

  

                                                           
 

 

4 Extract from Sport England Design Guidance Note – Natural Turf for Sport (Updated Guidance for 2011). 
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3 Conclusion  

3.1 Summary 

3.2 The new stadium development will provide: 

• A main pitch within a stadium that will incorporate environmentally 
sustainable features throughout 

• 2 full-size natural turf surfaced training pitches 
• 1 natural turf surfaced goalkeeping training area. 

3.2.1 The proposed pitches, serviced by changing rooms within the stadium, will provide 
a high-quality match-day and training facility that will support the continued growth 
and development of FGRFC.  

3.2.2 There will be no net loss of facilities, with the existing provision replaced, enhanced 
and increased. Consequently, the proposals are consistent with NPPF requirements 
and Sport England Policy relating to development on sports pitches (i.e. the existing 
New Lawn Stadium in Nailsworth). 
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Richard Grady 
Director 
BA (Hons) Politics, University of Wales 
Swansea 
 
Profile 

Richard is an experienced professional, with 
expertise in the development and delivery of multi-
disciplinary projects including community sports 
programmes, venues, professional sports facilities 
and major events. 

Richard has over seventeen years’ experience in the 
sports sector, including 11 years’ in consultancy, 
taking a leading role in the delivery of high-profile 
multi-disciplinary sports projects in his own right as 
well as with Capita Symonds Ltd and Sports 
Solutions Ltd. 

He has also worked in the Local Authority and 
Charitable sectors for London Borough of Ealing and 
the Football Foundation (the leading sports funding 
charity), and has a strong track record of bringing 
together stakeholders to deliver shared targets and 
aspirations. 

Richard volunteers as a Trustee and Director of the 
Faversham Swimming Pools Management 
Committee, supporting their business planning and 
facility development plans. 
 
Key Skills 
• business case development 
• capital project development and delivery 
• community use agreements 
• design team coordination & management 
• event & venue feasibility studies 
• facility spatial planning 
• funding applications and evaluation 
• project management 
• options appraisals 
• stakeholder engagement 
• strategic planning 
• town planning support. 

Project Experience 
Strategy, Feasibility & Operational Support 

Abingdon School – Tilsley Sports Park 
Led the development of a successful proposal to the 
owner, Vale of White Horse District Council for a 
long-term lease of the sports facilities at Tilsley Park. 

The work included a supply and demand analysis, 
income and expenditure forecasts, condition 
surveys, capital investment proposals and funding 
options appraisal. 

Subsequently developed the detailed operating 
model, following extensive options appraisal and 
business case business case work. 

Also, supported a successful planning application for 
a new 3G ATP, MUGA and the recruitment of a new 
Commercial Director to manage the facilities.  

Currently delivering a masterplanning exercise that 
will shape the sustainable development of Tilsley 
Park to serve school and wider community needs. 

Thinking Schools Academy Trust – Sports Facility 
Project Support 
Providing ongoing project support for of sports 
facilities across three campuses, with a focus on 
providing enhanced facilities for the benefit of the 
pupils and the wider community. 

The work has encompassed site planning, needs 
assessment, planning pre-application advice, 
business planning and operational advice, design 
advice, recruitment and procurement support.  

Mendip District Council – Leisure Portfolio Support 
Led the preparation of a leisure strategy that sets the 
long-term framework for facility investment.  

Following this exercise, he completed two Feasibility 
Studies considering options for the replacement of 
Frome Leisure Centre. 

Most recently, supported the Council’s leisure 
operator procurement exercise. Commencing with a 
Soft Market Testing exercise, the commission 
concluded with the procurement of an operator under 
an innovative long-term FRI lease agreement. 
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Cambridgeshire County Council – Littleport Leisure 
Study 
Appointed by Cambridgeshire County Council (in 
partnership with East Cambridgeshire District 
Council) to consider the future sport and leisure 
needs of the community of Littleport linked to the 
development of a new secondary Academy. 

Underpinned by a comprehensive review, 
stakeholder consultation exercise, needs 
assessment, business planning, management 
options and operational planning, the Study 
evaluated the viability of a range of future scenarios 
serving both education and community needs. 

Crouch End Vampires – Muswell Hill Playing Fields 
Redevelopment 
Led the development of an options appraisal and 
feasibility study considering the capital and revenue 
implications of proposals to redevelop and enhance 
facilities at Muswell Hill Playing Fields, Haringey.  

The project aims to secure the long-term future of an 
amateur sports club through targeted investment to 
increase income, reduce costs and provide a more 
sustainable operating position. 

Currently supporting work to broaden the existing 
facility lease (covering the club house) to include the 
pitches under a licence and/or lease arrangement. 

Chelsea FC – Academy Satellite Training Facility 
Responsible for the completion of an options 
appraisal and feasibility study on behalf of Chelsea 
FC Youth Academy. 

Broadwater School – 3G ATP Initial Feasibility 
High-level consideration of the design cost and 
planning implications associated with construction of 
a new 3G ATP on a school site. The project also 
encompasses a review of the revenue implications 
for the existing facilities funding appraisal and NGB 
consultation. 

Yateley United FC – Sean Devereux Park Feasibility 
Comprehensive feasibility study support, 
encompassing development of facility investment 
options, cost planning, revenue forecasts and 
funding options appraisal. 

 

 

Homewood School – ATP Feasibility Study 
Providing ongoing support. The commission 
commenced with a detailed feasibility study 
considering the design, capital, revenue and 
planning implications associated with a new 3G ATP.  

Subsequently undertook consultation with Sport 
England and other stakeholders and project 
managed design development and sought planning 
pre-application advice. Currently refining the 
business plan and funding package. 

Royal Borough of Greenwich Council – 
Redevelopment of Hervey Road Sports Field 
The Hervey Road Sports Field has been closed to 
formal community use since 2002. Richard led the 
development of a study to determine the most viable 
means of reopening the facility 

The exercise focused on facility need and identified 
the best means by which to operate the facility taking 
in to account issues of financial sustainability, capital 
costs and affordability.  

The Football Association Model Sports Village – 
Feasibility & Business Case 
Led work on behalf of the Football Association to 
refresh plans for its Sports Village concept. This work 
included the development of generic designs and 
high-level income and expenditure forecasting. 

Development and Planning 

Skanska Construction UK – Redevelopment of 
Princess Royal Barracks 
Leading the masterplanning exercise for a new 
sports hub to serve a 1,200-home development on 
MOD land. The will result in the delivery of a 7-
hectare multi-sport hub supporting cricket, football 
and tennis, as well as informal sports opportunities. 

Work has encompassed extensive stakeholder 
consultation, specification preparation and 
development of the operating model 

Deepdale PNE Holdings Ltd – Ingol Village Golf 
Course Redevelopment 
Led the development of supporting information for a 
successful planning application for a new training 
ground for Preston North End FC to be funded by 
residential development. Including needs analysis, 
stakeholder consultation and spatial planning. 
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Gleeson Strategic Land and Rydon Homes – 
Burgess Hill Northern Arc Development 
Planning application support to the consortium 
developing the urban expansion proposals for the 
Burgess Hill Northern Arc. Including needs 
assessment, spatial and NGB design requirements. 

University of South Wales –Caerleon Campus Re-
development 
Advice in support of a Planning and Disposals 
exercise. The commission included planning policy 
review, open space needs assessment, demand 
modelling and viability appraisal for continued 
operation of existing facilities. 

Fairfax Properties – Former St Aubyns School 
Redevelopment 
Supporting a planning application for partial 
residential redevelopment of a disused playing field 
site and associated mitigation strategy. The exercise 
includes playing field supply and demand analysis, 
operational planning and consultation with Sport 
England, National Governing Bodies and Local 
Planning Authority. 

Dunmoore Developments –Pewsey Sports Hub  
Planning application for a sports hub to meet an 
identified shortfall in the Wiltshire village and 
surrounding area,  

The proposed facilities will serve existing sports 
teams and provide high-quality venues for football 
and cricket. The work has encompassed needs 
assessment, design advice, business planning and 
stakeholder engagement.  

Forest Green Rovers FC – Stadium Development 
Design, operational and planning advice in support 
for the proposed new stadium and training ground for 
Forest Green Rovers FC. 

Wates Developments Ltd and Persimmon Homes 
South East Ltd – Harebeating Farm Development, 
Hailsham 
As part of the planning application, developed 
assessment of playing field provision requirements to 
meet the needs of a significant residential  
development. The commission included a review of 
local strategic documentation, significant stakeholder 
engagement an assessment of existing and required 
playing field provision and the development of 
realistic alternative solutions. 

Persimmon Homes West Midlands – Martineau 
Centre Planning Inquiry 
Appointed by the client in advance of the Inquiry, 
(including the submission of Proofs of Evidence). 
The project comprised the construction of a 
residential development on a former education 
playing field site and associated off-site provision. 

Cantay Estates Limited – William Morris Close  
Planning appeal support in relation to proposals for a 
residential development on the site of a disused 
private sports club in Oxford. The commission 
includes detailed needs analysis, business planning 
and operational advice.   

Bloor Homes – Greenacre Leisure Redevelopment 
Led the development of a Sports Facility Supply and 
Demand analysis in support of a planning application 
for a residential development and proposed 
relocation of an existing sports club. 

Wates Developments – Proposed Limes Land 
Development  
Planning policy review, spatial planning, business 
plan and cost advice for sports facilities proposed as 
part of a 250 home development.  

Dooba Developments – Worksop Vesuvius Site 
Development 
As part of a planning application, led the 
development of Community Sports Facilities Options 
Appraisal linked to a commercial development. The 
study considered the strategic and spatial 
requirements for a variety of facility options as well 
as the likely capital costs and funding gap.  

Stax Developments Ltd – Newbury Health Club 
Provided planning application support for a major 
health club development in Newbury, Berkshire. The 
exercise included detailed modelling and 
consultation with relevant NGBs and Sport England 

The new club is located on the Newbury RFC site 
greatly enhancing the quality of the Club’s facilities 
and contributing to on-going sustainability. 

Oxford City Council – Barton Park Project 
Provision of operational and design advice to 
maximise community use of facilities to be provided 
as part of the Barton Park development. 
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Funding Assessment and Applications 

The Victory Academy – 3G ATP Funding Application 
and Operational Support 
Provided support for a successful funding application 
to the Football Foundation for a new 3G ATP. The 
exercise included revenue forecasting, operational 
planning and programming.  

Shepway District Council – 3G ATP Funding 
Application  
Provided comprehensive support to the Council in 
the preparation of the Business and Football 
Development Plans for the District’s first 3G ATP to 
be located at the Three Hills Sports Park. 

The successful application formed part of the 
Football Foundation and FA’s targeted investment in 
areas high in the Indices of Multiple Deprivation, 

Ethelbert Road Primary School – MUGA Funding 
Application 
Design and funding advice in support of a successful 
application to the Sport England Primary Spaces 
funding stream for a new Multi-Use Games Area. 

States of Jersey – Springfield Stadium ATP Funding 
Application 
Successfully supported the States of Jersey and 
Jersey FA in an application to the Football 
Foundation for the Island’s first full-size 3G ATP. 

Football Foundation and FSIF 
In his role at the Football Foundation and Football 
Stadia Improvement Fund Richard worked with 
community organisations, local authorities and 
football clubs on community and stadia projects. 

Responsible for both pre-application advice and 
grant funding assessment with regard to costs 
(capital and revenue) and development plans. 

Design & Project Management 

Abu Dhabi National Exhibitions Company– ADNEC 
Grandstand Redevelopment 
As Project Manager and Design Team Coordinator, 
responsible for coordinating both the UK and Abu 
Dhabi based teams to ensure that the project was 
delivered on time and on budget. 

 

 

Thomas Vale Construction – Birmingham Aquatic & 
Leisure Centre 
Following completion of the Business Case for the 
Birmingham Aquatic and Leisure Centre, appointed 
as the Design Team Coordinator for the £60 million 
project up to RIBA Stage E. 

The role encompassed the management and 
coordination of the various elements of the design 
team and also providing design and operational 
guidance to the contractor. 

Ealing Council – Replacement of Northolt 
Swimarama 
Worked closely with the client to appoint the design 
team for this £15 million project incorporating sports, 
library and cultural facilities. Subsequently, he 
developed the design brief and specifications 
oversaw the achievement of planning. 

Prior to this, he developed the overall strategy, 
including site options appraisal, the initial project 
feasibility and business case. 

Scarborough Group International – Ferencváros FC 
New Stadium 
Provided expert advice on the design and 
specification matters necessary to comply with the 
requirements of the relevant national and 
international governing bodies for a new stadium in 
the Hungarian capital, Budapest. 
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Natural Turf for Sport Design
Guidance Note

May Revision 002                                                                                                                                         © Sport England 2011 

Pitch type Adult 
weekly 
use 11 
(hours)

Comparative capital and maintenance costs for different pitch 
types based on a senior football pitch (£) (Ex. VAT)

Maintenance Advantages Disadvantages

Construction and / or Improvement works12 
(including 12 months maintenance)

Ongoing annual 
maintenance costs13

1 Undrained Under 
2

15,000      
up to
45,000    (Regrading)

5,000 – 10,500 Aeration and sand dressing when 
conditions allow.

Low capital cost. Likely to be suitable only in 
naturally well-drained soils.

2 Pipe drained 2 - 3 40,000    (Drainage)
up to
70,000    (Drainage + regrading)

5,000 – 10,500 Aeration and sand dressing when 
conditions allow.

Low capital cost. Drainage 
intensity can be increased later. 
Can be very effective in controlling 
shallow or rising groundwater.

Susceptible to cancellations in wet 
weather. Suitable only as a ‘dry 
weather pitch.’

3 Pipe drained  
with mole 
drains

2 - 4 42,500    (Drainage + mole drains)
up to
72,500    (Drainage + mole drains + regrading)

6,000 – 11,000 Aeration when conditions allow.  
Sand dressing not essential, but 
beneficial. Re-moling every 3 - 5 
years.

Low capital and ongoing 
maintenance cost.

In dry weather, surface cracks can 
render pitches unplayable

4 Pipe drained 
with sand 
grooves

3 - 6 72,500    (Drainage + sand grooves)
up to
102,500  (Drainage + sand grooves + regrading)

7,500 – 12,500 Aeration and regular sand top 
dressing (approx 60 - 80 tonnes 
per annum). Higher drainage rates 
mean that some irrigation may be 
necessary during dry periods.

Cost-effective way of improving 
drainage thereby allowing increased 
use without damage to the playing 
surface. Can be used to reinstate 
slit systems capped with topsoil. 
Lower cost and less susceptible to 
soil shrinkage problems. 

Bands may be capped with topsoil 
more easily.
Depth of bands limited and may 
not connect with drain trench 
backfill.

5 Pipe drained 
with slit 
drains

3 - 6 70,000    (Drainage + slit drains)
up to
100,000  (Drainage + slit drains + regrading)

7,500 – 12,500 Aeration and regular sand top 
dressing (approx 60 - 80 tonnes 
per annum). Higher drainage rates 
mean that some irrigation may be 
necessary during dry periods.

Cost-effective way of improving 
drainage thereby allowing 
increased use without damage to 
the playing surface.

Slits can be capped and sealed 
with topsoil significantly reducing 
drainage rates. Surface may be 
uneven in the first season. Slits 
may open up during the summer 
due to soil shrinkage.

614 Pipe drained 
with top soil 
and 
drainage 
layer

3 - 6 145,000  (Drainage + reuse of topsoil from site)
up to
240,000  (Drainage + importation of topsoil)

5,000 – 10,500 Some increase in maintenance 
required. Aeration and sand 
dressing essential. Increased 
requirement for irrigation.

Increased drainage rates and wear 
tolerance. Can be constructed over 
poor subsoil material. With proper 
maintenance a hard wearing 
surface can be achieved.  

Higher level maintenance required. 
Pop-up irrigation may be required.

7 Pipe drained 
with 
suspended 
water table

4 - 6 380,000 – 510,000 10,500 – 20,000 Higher levels of fertilizer and 
irrigation to maintain hard-wearing 
turf. Top dressing with rootzone-
compliant material. Surface 
aeration work. Artificial upper 
rootzone reinforcement can be 
installed for greater durability.

Increased wear tolerance and the 
performance of play. Very high 
drainage rates achieveable. With 
proper maintenance a very high 
standard of playing surface can 
result.

Regular high level of maintenance 
required. 
Pop-up irrigation system essential.

These figures are a general guide.The playability of pitches depends upon a combination of prevailing weather conditions, physical characteristics of the soil profile and the standard of management provided. 
The usage levels shown will increase by approximately 50% for players 15 years of age and under.
Estimated at 2011 rates including an allowance for professional fees and contingency. They exclude associated external works and site abnormals which are site specific and subject to site survey.
Estimated at 2011 rates for situations ranging from where volunteer help is available (e.g. for mowing, fertilizer application, spiking and line marking) to all maintenance operations being contracted out.
Preferred option for school development projects where new buildings are constructed on existing playing fields, and new pitches are constructed where buildings have been demolished.

Table 1  Summary of pitch drainage types
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