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Dear Sirs,

On behalf of our client, Avant Homes, we enclose representations and appendices to the Issues and Options
consultation in respect of our client’s site off Uley Road, Dursley. Please do not hesitate to contact the writer if you
have any queries.

Yours faithfully

BELL CORNWELL LLP

Senior Principal Planner

| bell-cornwell.co.uk

Bell Cornwell LLP, Oakview House, Station Road, Hook, Hampshire, RG27 9TP Also at Amersham, Exeter and London
A full list of partners can be found on our website: www.bell-cornwell.co.uk
Bell Cornwell LLP registered in England & Wales number: OC340551



  

  

Local Plan Review 

The Planning Strategy Team 

Stroud District Council 

Ebley Mill 

Stroud GL5 4UB 

 

Our ref: 5192/LA 

05 December 2017  

Dear Sirs 

Stroud District Council: Local Plan Review, Issues and Options Consultation 

 

Stroud District Council is in the early stages of producing a Local Plan Review to guide development 

across the District. The District Council is consulting on an Issues and Options paper which seeks to 

highlight some of the main issues which are to be addressed as part of the Local Plan. We support the 

Council’s approach of pro-actively seeking to review the Local Plan in a timely way in order to meet the 

development needs of the District.  

Background 

This response is submitted on behalf of Avant Homes and we wish to promote a site (land at Uley, 

Dursley), which is suitable for development. We have previously submitted representations to the 

Strategic Assessment of Land Availability 2017, and the site was reviewed favourably.  

We now enclose, as Appendix 1, a set of landscape plans, which include a site analysis, showing the site 

within its landscape context; a map which shows the wider setting and key views into the site, a set of 

photographs towards the site, a plan showing constraints and opportunities and two illustrative 

masterplans to demonstrate how the site could be delivered. We are happy to deliver either, depending 

on the Council’s requirements moving forward. We also enclose a short statement providing a rationale 

for the designs.  



 

 

In summary, the site is located on the eastern edge of the settlement of Dursley and is very well-located 

to the surrounding residential area. There are no physical constraints that would prevent the 

development of this site. The site is available for development, and is being actively promoted by a 

willing developer. It will therefore be able to contribute to the Council’s housing land supply in the short 

to medium term.  

The site is suitable and appropriate for allocation for residential development. In summary, the 

masterplan (option 1) shows an overall site area of 10.97 hectares, of which 2.92 hectares has been 

assessed as suitable for residential development. This results in a scheme of approximately 88 dwellings 

at a density of 30 dwellings per hectare. The relatively low density reflects the site’s location which is in 

proximity (whilst outside) the Cotswold Area of Outstanding Natural Beauty (AONB).  

The masterplan (option 2) includes a small additional small parcel to the north of the site off Uley Road 

(0.15 hectares) which would be suitable either for a small amount of additional residential development 

(4-6 dwellings) or for low level residential scale business development.  

Two accesses are proposed from the existing highways network at Shakespeare Road and Uley Road and 

the masterplan shows linkages into existing footpaths and cycleways.   

The proposal is landscape-led, and the areas proposed for residential development have been chosen to 

minimise any potential impact on the landscape. We note that the Cotswold AONB Conservation Board 

has not previously objected to development in this location.  

The masterplan also shows significant areas that are proposed for public open space and ecological 

enhancements. The scheme has been designed to maintain and enhance the existing vegetation.   

Given that the site abuts Dursley primary school, there may be scope to provide improvements such as 

drop off points to improve the parking situation at the school.  

Key Issues 

Whilst the key issues set out in the Issues and Options paper are generic, they are generally reasonable, 

and our site could actively assist in addressing those on housing matters.  

Housing Requirement 

Question 2.3a of the Issues and Options paper asks about housing needs and opportunities. These 

questions are generic and it is unlikely that they will result in tangible evidence coming forward. The 

starting point is that the Council has a high housing requirement and should aim to address this in 



 

 

accordance with its own evidence base and Government policy as set out in the National Planning Policy 

Framework and the Planning Practice Guidance.  

Question 2.3c asks about suitable land for development to meet housing needs. We have set out above 

how our client’s site is available and suitable to meet this development.  

Question 2.4a asks about community facilities and open space. The Masterplans (both option 1 and 

Option 2) include areas for both public open space and to provide play areas. These would have the 

effect of increasing the amount of open space and play facilities in the area.  

Section 3.1 of the Issues and Options Paper does not quantify a housing requirement for the Local Plan 

Review. The Government’s proposed formula for assessing housing need does show a considerable rise 

for Stroud District, with an increase from 448 dwellings per annum to 635 dwellings per annum. The final 

requirement will be advised through additional work including working with neighbouring authorities 

through the Duty to Cooperate. The signs are, however, that the District will need to find a higher 

amount of housing.  

Section 3.4 of the paper sets out that Cam and Dursley are included at the top of the proposed 

settlement hierarchy, to be the primary focus for growth of homes and jobs. The evidence for the 

hierarchy is set out within a Settlement Role and Function Study that compares each town and village 

against a range of sustainability criteria on a consistent basis. This forms a robust, evidence based 

starting point for evaluating the spatial strategy.  

Dursley Neighbourhood Plan 

The Dursley Neighbourhood Plan has been published for its pre-submission (Regulation 14) consultation, 

with a consultation running between 10 November 2017 and 12 January 2018.  We are concerned that 

the Neighbourhood Plan is likely to be out of step with the emerging Local Plan, and that it does not 

sufficiently grapple with the need to make deliverable allocations. The Plan sets out, as its development 

strategy that any site located outside the settlement boundary ‘is neither required nor supported at the 

current time’.  

The fact that the Neighbourhood Plan does not seek to make allocations for development is a wasted 

opportunity in terms of positive planning for the area. It also increases the probability of the emerging 

Neighbourhood Plan and the emerging Local Plan not being in conformity with each other, which could 

cause issues in meeting the basic conditions at the Regulation 16 stage.  



 

 

The Neighbourhood Plan needs to clarify how it will take into account the emerging Local Plan and the 

housing needs within it. Given the timings, it may be necessary for the Neighbourhood Plan to commit to 

a timetable for reviewing the position with regard to its review.  

We have previously met with the Neighbourhood Planning Group who agreed that they would 

reconsider our client’s site if the housing requirement for Dursley increases in the future. We would be 

happy to discuss our proposed allocation with the Neighbourhood Planning Team on an ongoing basis, 

to ensure that the detailed design of the proposals properly reflects the aims and objectives of the 

Neighbourhood Plan and helps to deliver it. The Masterplan does reflect comments made by the 

Neighbourhood Plan Steering Group in June 2017, including a link through to the Uley Road, to increase 

permeability.  

Response to Questions 

Question 3.1: How should we meet future development needs? 

We support option 2 which would allocate some medium sized housing and employment sites on the 

edge of the larger villages as well as towns.  

This strategy would focus development in the most sustainable towns and villages, which benefit from 

shops and services and better transport facilities. This strategy would therefore be in accordance with 

Government policy which confirms that the purpose of planning is to achieve sustainable development.  

Medium sized development is easier to assimilate into existing communities and requires less 

infrastructure than larger sites. Given the strategy of the existing Local Plan which focuses growth in a 

limited number of locations, it would be helpful to delivery rates to broaden the numbers of locations 

which will deliver development. Medium sized sites can provide housing more quickly, which is 

beneficial to the District’s housing land supply.  

When sites are in a variety of locations, there are less issues with market saturation and delivery can be 

speeded up.  

The Government’s housing white paper of 2017 (Fixing our broken housing market) sets out support for 

smaller and medium sized sites with the aim of assisting in making more land available for homes in the 

right places.  This sets out in para 1.29 that “policies in plans should allow a god mix of sites to come 

forward for development so that there is a choice for consumers, places can grow in ways that are 

sustainable, and there are opportunities for a diverse construction sector….” 



 

 

Question 3.4 

In terms of the settlement hierarchy, we agree that this is a useful way of identifying settlements 

suitable for different levels of development. We agree that Cam and Dursley are, based on the evidence, 

highly sustainable areas for future development and are rightly identified as being in the top tier of the 

hierarchy.  

Question 3.5a 

This question asks how development proposals on the edges of towns and villages be managed, setting 

out 4 options. We agree that Option 1 (defining settlement limits) provide a useful and consistent 

starting point for the determination of planning applications if correctly defined.  

The planning system is clearly plan-led and the role of the Local Plan is to allocate sufficient land in 

suitable locations to meet the housing requirement and to amend the settlement limits in accordance 

with this. In terms of paragraph 49 of the NPPF, the settlement limits would not be considered up to 

date if the Council could not, at any point, demonstrate a 5-year housing land supply.  

Question 3.5b 

We strongly suggest that the settlement development limit of Dursley should be extended to include our 

client’s site.  

Our site is identified in the broad locations and potential site allocations section as a broad location for 

future growth. The map on page 50 of the Issues and Options document shows that the preferred option 

is very clearly to the south east of Dursley. This is based on landscape sensitivity analysis, taking into 

account the Cotswold AONB. Sites which are being promoted in other parts of Dursley have been 

considered unsuitable or are not available. 

Conclusion 

We have set out above representations in support of our client’s site (land at Uley, Durlsey), which is 

identified in the Plan as a broad location for the future growth of Dursley, based on landscape evidence 

that shows that the preferred direction for housing growth in landscape terms is to the southeast of 

Dursley. This site has previously been promoted to the Council, however, we now provide additional 

information in the form of illustrative masterplans showing two potential options for developing the site. 

We have also provided a landscape site analysis and some supporting analysis.  

 



 

 

We are happy to discuss this further or to provide any relevant additional details.  

Please do not hesitate to contact the writer if you need further information.  

Yours faithfully,  

BELL CORNWELL LLP 

 

Senior Principal Planner 

 

 

 


























